
30 December 2019 

Chairman: Councillor J Craig 

Vice Chairman: Councillor O Gawith 

Aldermen: J Dillon MBE JP, Alderman D Drysdale, Alderman A Grehan 

Councillors: M Gregg, U Mackin, J McCarthy, C McCready, John Palmer, 
A Swan 

The Monthly Meeting of the Planning Committee will be held in the Council Chamber, 
Island Civic Centre, The Island, Lisburn, on Monday 6 January 2020 at 10.30 am, for 
the transaction of business on the undernoted Agenda. 

Please note that catering will be available in the Members Suite as follows:  breakfast 
baps at 10.00 am; lunch at 1.00 pm; and tea/coffee and shortbread at 3.00 pm 

You are requested to attend. 

DAVID BURNS 
Chief Executive 



 
 

Agenda 
 

1. Apologies 
 
2. Declarations of Interest 
 
3. Minutes of the Planning Committee Meeting held on 2 December 2019  

 
4.     Report from the Director of Service Transformation 
 

4.1  Chief Planner’s update 4 
 

5.     Report from the Head of Planning and Capital Development 
 

5.1   Schedule of Applications to be Determined: 
 

(1) LA05/2016/0985/F – Erection of 7 no detached dwellings, with car-parking, 
landscaping, associated site works and access arrangements from Millmount 
Road, Dundonald on lands approximatey 75m south-east of 1 Millmount 
Chase, Dundonald 

 
(2) Proposed mixed use development comprising housing (119 units) and 18 no 

industrial units (class B1b/B1c and B2 employment uses) with associated 
public open space, related access improvements, parking and ancillary site 
works on lands at Comber Road, Dundonald (north of Comber Road, east of 
Millmount Road and south of the Comber Greenway). 

 
(3) LA05/2018/0512/F – Erection of 49 apartments and 244 dwellings, 

realignment of Spine Road granted approval under Y/2009/0303/RM, access 
arrangements, signalisation of Newtownards Road / Old Mill Meadows and 
Comber Road / Millmount Road junctions car parking, landscaping and 
associated site works (293 residential units in total) on lands surrounding 9 
Millmount Road, comprising lands northeast of Comber Greenway east of 
Millmount Road and 150 metres west and southwest of 60 Greengraves Road 
Dundonald. 

 
(4) LA05/2018/1265/F – Residential development of 79 units comprising 42 

apartments, 3 detached and 34 semi-detached dwellings including parking, 
landscaping, public open space and associated site works by amendment of 
planning permission S/2008/0192/F (proposed development of 371 dwellings 
comprising of detached, semi-detached, town houses, apartments and 
duplex’s) on lands north and west of 19 and 23 Brokerstown Road, Lisburn. 

 
(5) LA05/2018/0307/F – Replacement dwelling with retention and conversion of 

existing stone built, vernacular building (former dwelling) to 
stables/outbuildings on lands 130m north of 4 Ballymullan Road, Lisburn. 

 



(6) LA05/2019/0674/F – Proposed infill dwelling and garage on lands 40m SE of 
93 Fort Road, Ballylesson, Belfast. 

 
(7) LA05/2019/0198/O – Proposed dwelling and garage on lands immediately 

NW of 126 Ballinderry Road, Ballinderry Upper, Lisburn. 
 

 
5.2  Statutory Performance Indicators – November 2019 

     
5.3    Planning Statistics for Quarter 2 (July – September 2019) 
 
5.4 Appeal Decision in respect of planning application LA05/2017/1297/O 
 
5.5 Submission of Pre-application Notices (PAN) in respect of 

LA05/2019/1203/PAN – Full planning application for the redevelopment of 
Millennium Integrated Primary School with a new primary school and 
nursery unit with hard and soft play areas, landscaping car parking 
amended access arrangements off the Belfast Road and associated site 
works at Millennium Integrated Primary School, 139 Belfast Road, Saintfield. 

 
5.6 Notification of the intention to install electronic communications apparatus 

on land at Sprucefield 02 site, Lagan Valley Hospital, Hillsborough Road, 
Lisburn. 

 
6.      Any other business       
 
 
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 2 December 2019 at 12.30 pm 

 

 

PRESENT: 
 
 
 
 
 
 

 

Councillor J Craig (Chairman) 
 
Councillor O Gawith  (Vice-Chairman) 
 
Aldermen  J Dillon MBE JP,  A Grehan 
Councillors  M Gregg, U Mackin, J McCarthy, C McCready, 
John Palmer, A Swan 

IN ATTENDANCE: Director of Service Transformation 
Head of Service – Planning and Capital Development 
Principal Planning Officer (RH) 
Senior Planning Officers (RT and MB) 
Committee Secretary  
Attendance Clerk 

 
Cleaver Fulton & Rankin 
Brendan Martyn (Legal Advisor) 
Department for Infrastructure (Roads) 
Mr B Finlay 

 
The Chairman, Councillor J Craig, welcomed everyone to the meeting.   
 
Introductions were made by the Chairman and housekeeping and evacuation 
announcements were made by the Director of Service Transformation who also 
highlighted to those in the public gallery that information on the procedures of the 
Committee was available at the rear of the Council Chamber. 
 
1.     Apologies 

 
It was agreed that apologies be recorded on behalf of Alderman D Drysdale and it 
was noted that Councillor C McCready had advised that he would be 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 following Declarations of Interest were made: 
 

• Councillor U Mackin referred to LA05/2019/0226/F and stated that whilst he 
had been approached by the land owner and objectors but had not 
provided any advice on the planning process.  He further confirmed that  
whilst he was recently appointed as a member of the Board of the Lagan 
Valley Regional Park, he had not attended any meetings at which this 
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matter may have been discussed.  He had not formed an opinion on the 
merits of the application. 

• Councillor U Mackin referred to LA05/2018/1100/O stating that whilst he 
had not attended the site meeting he felt he had sufficient information to be 
able to make a decision. 

• Councillor U Mackin referred to LA05/2018/0887/F and stated that whilst he 
had met the applicant and had called the application in at his request, he 
had not formed an opinion on its merits.  He said that he had not attended 
the site meeting but felt he had enough information to be able to make a 
decision. 

• Alderman J Dillon, Councillor A Swan, Councillor J Palmer, Councillor J 
Craig and Councillor J McCarthy referred to LA05/2019/0226/F and advised 
that they had been approached by the land owner but had not formed an 
opinion on the merits of the application. 

• Councillor J McCarthy referred to LA05/2018/1100/O and stated that his 
employer had previously made representations in respect of this application 
and therefore he would be withdrawing from the meeting during its 
determination. 

• During the course of the meeting Councillor J Craig referred to 
LA05/2019/0226/F stating that whilst he had been a former member of the 
Board of the Lagan Valley Regional Park he had not formed an opinion on 
the merits of this application. 
 

The Chairman, Councillor J Craig, then advised that Members of the Planning 
Committee (by virtue of being Members of the Council) had significant private or 
personal non-pecuniary interest in Planning Application LA05/2017/1009/F.  
However, the dispensation under paragraph 6.6 of the Code of Conduct applied 
and therefore Members might speak and vote on this application.  He advised 
that, as all Members had the same interest in this case, it was not considered 
necessary for each Member to individually declare their interest. 

 
3. Minutes 
 
 It was proposed by Councillor M Gregg, seconded by Councillor A Grehan and 
 agreed that the following Minutes be confirmed and signed. 
 

• Minutes of the Meeting of Planning Committee held on 4 November 2019. 
 

 4.  Report from the Head of Planning and Capital Development  
 
   4.1 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. 
 
He also advised that application LA05/2019/0595/0 had been removed from the  
Schedule of Applications. 
The Legal Adviser highlighted paragraphs 43 - 46 of the Protocol for the 
Operation of the Lisburn & Castlereagh City Council Planning Committee which, 
he advised, needed to be borne in mind when determinations were being made. 
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 The Chairman advised that there were a number of speakers in attendance 
 making representation on some of the applications and therefore the Schedule of 
 Applications would be taken out of order to enable these applications to be taken 
 first. 

   
(1) LA05/2017/1009/F – Full application for a park including pathways, 

boardwalks, car park play area, art features, mounding, gates, outdoor gym 
equipment and planting at Duncan's Glen open space north of Duncan Park 
between Stockdam Road – BT28 3SD, Magherlave Road – BT28 3BE, 
Duncan’s Road – BT28 3PL and Derriaghy Road 

 
The Senior Planning Officer (MB) presented this application as outlined within the 
circulated report. 
 
The Committee received Ms Mary-Alice Phoenix who wished to speak in 
opposition to the application and whose comments included the following: 
 

• She acknowledged the work done by the Council for the community 
• She was supportive of the park overall however she and other residents 

had issue with the pedestrian access 
• Residents were dismayed at the amount of neighbour notification which 

had taken place and were concerned that anti-social behaviour could take 
place at the park as there was no indication that it would be gated. 

• She also outlined residents’ concerns regarding parking 
• She outlined an alternative access point which, she stated, would be more 

acceptable to residents 
 
  This was followed by a question and answer session during which Ms Phoenix 
  was asked to elaborate on the alternative access arrangements alluded to above 
  and was asked to indicate this on the drawings projected onto the overhead 
  screens. 
 

The Committee received Mr Chris McNabb who wished to speak in support of the 
application and whose comments included the following: 
 

• He referred to the location of the pedestrian access and clarified that this 
was further north than was indicated previously 

• Regarding the alternative proposed by residents, he outlined why this 
would not be appropriate 

• He advised that there would be a kissing gate to restrict access at the 
entrance but that this would be unlocked 

• He stated that the possibility of anti-social behaviour should not be used to 
hinder the development of parks as it can be demonstrated that the 
provision of parks can help reduce instances of anti-social behaviour and 
that one of the aims of the development was to promote a sense of 
ownership of the park 

• He advised that both community consultation and statutory consultation 
had been positive 

• Regarding conservation, he stated that there would be a robust 
compensation process regarding any trees removed and that there would 
be a management plan in place to oversee this 

• He stated that leaving the area as it was would result in deterioration 
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• There was a lack of open space in the area 
 
  The Committee then explored the comments made previously by Ms Phoenix 
  with Mr McNabb who advised that in regards to safety and security, the  
  developers would work with PSNI to ensure as much security was in place as 
  possible to minimise the risk of anti-social behaviour and to encourage a sense 
  of ownership. 
 
  The Director of Service Transformation outlined the history to this portion of land 
  and advised that design standards would be explored during the Capital  
  Development process. 
 
  The Head of Planning and Capital Development referred to paragraph 54 of the 
  Protocol for the Operation of the Planning Committee and clarified the three 
  reasons for deferring applications. 
 
  At this juncture, the Chairman advised the Committee that he had been made 
  aware that there were issues around the amount of appropriate public  
  consultation outside of the planning process which had taken place in respect of 
  this application and it was proposed by the Chairman, Councillor J Craig,  
  seconded by Councillor A Swan and unanimously agreed that the determination 
  of the application be deferred pending receipt of further information. 

 
  (2) LA05/2019/0226/F – Erection of social housing development consisting of 62 

no. residential units (47 townhouses and 15 apartments) associated access, 
internal roads, car parking, traffic calming measures, open space, hard and 
soft landscaping, bin stores, drainage, foul pumping station and other 
associated site works on lands east of 71-99 Meeting House Lane, north of 
41a, 43 and 45 Meeting House Lane and south of Church Lane. 

 
 The Principal Planning Officer (RH) presented this application as outlined within 
the circulated report. 
 
The Committee received Mr G Sleator who wished to speak in opposition to the 
application and whose comments included the following: 
 

• He was speaking on behalf of residents 
• He welcomed the recommendation of the planning officers 
• The application was contrary to SPPS, PPS21 and did not represent an 

exception to the policy and would encroach into Lagan Valley Regional 
Park 

• The application was suburban in style and would result in urban sprawl 
• The application would adversely impact the area 
• There was information outstanding in respect of parking and turning and it 

has not been proven that there would be no impact on road safety 
• A social housing need has not been demonstrated 
• An application on this scale would prejudice the Local Development Plan 
• Residents were not against social housing but this site does not meet 

exception standards 
• He considered that the recommendation should be upheld 
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The Committee received Mr Ryan McBirney and Mr James Wright who wished to 
speak in support of the application and whose comments included the following: 
 

• The chronology of the application was outlined and the timing of requests 
for information and related meetings which had taken place with planning 
officers 

• Mr McBirney advised that there were issues which they would like to 
address before the application would be refused and he requested the 
application be deferred for the consideration of further information. 

• He referred to the need for social housing stating that the Northern Ireland 
Housing Executive were supportive of housing on this site and provided 
the Committee with statistics to support this 

• He advised that alternative sites had been assessed but none had been 
identified 

 
  This was followed by a question and answer session which focused on the 
  reasons why further information had not been submitted and why e-mails seeking 
  a deferral had been circulated to members of the Committee.  Alderman J Dillon 
  stated that he felt there was an issue around the principle of development rather 
  than design. 
 
  Mr McBirney then outlined the series of events which had taken place and which 
  had resulted in the information not being submitted and stated that he believed 
  that there were reasons to make this an exception and therefore the principle of 
  development could be demonstrated. 
 
  (During the above discussion Councillor C McCready arrived at 1.45 pm). 
 
  Councillor U Mackin then addressed Mr McBirney requesting his comments on 
  the issue of the Lagan Valley Regional Park and drainage. 
 
  Mr McBirney responded advising that a drainage assessment had been  
  submitted and discharge applied for but no response had yet been received, he 
  advised that this information would be submitted once received but assured that 
  there would be no net impact. 
 
  Regarding the Lagan Valley Regional Park he advised that he had submitted a 
  case setting out the exceptional circumstances regarding the weighting of this 
  which was focused around the issue of social housing need.  He felt that this 
  application was a logical extension to the settlement as it was   
  surrounded on three sides by development.  He felt that the exceptional  
  circumstances i.e. the issue of need, provided the Committee with material 
  considerations to take into account. 
 
  Clarification was sought by Councillor U Mackin on the green space provided for 
  in the proposals and Mr McBirney advised that the percentage was in line with 
  policy requirement of 10%.  The roadside verge had been bolstered and there 
  was synergy  with the play park and the tow path to the Lagan Valley Regional 
  Park.  It was felt therefore that this would be the green space.  He advised that 
  further open space would be provided along Church Lane and that this would be 
  outlined should a deferral be acceded to. 
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  Alderman A Grehan asked whether any other sites had been considered and Mr 
  McBirney advised that an alternative site assessment had been carried out and 
  that 41 sites were considered in the area but none found to be suitable. 
 
  The Chairman, Councillor J Craig then referred to the request for a deferral and 
  asked the Head of Planning and Capital Development to comment. 
 
  The Head of Planning and Capital Development outlined a meeting which had 
  taken place on 9 October 2019 and outlined that the principle of development 
  had been discussed in the context of the location of the development in the 
  Lagan Valley Regional Park.  The layout was also discussed and issues  
  highlighted and confirmed that there was no agreement to hold the application to 
  allow for the design to be amended.   He also advised that a meeting had taken 
  place with the Housing Executive to discuss the need in the area and to ascertain 
  how housing  was allocated and that this information had been included in the 
  Planning Officers’ report. 
 
  The Chairman then sought comments regarding the granting of a deferral in 
  respect of this application however no proposal in this respect was put forward 
  by the Committee. 
 
  Councillor J Palmer stated that it was clear to him that this application was 
  contrary to planning policy. 
 
  Councillor M Gregg stated that there was no doubt that there was a housing 
  shortage but there were too many issues stacked against this application for it to 
  be approved. 
 
  Councillor U Mackin stated that in normal circumstances he was favourably 
  disposed to granting a deferral but in this case, after hearing all of the comments 
  made by those making representations, he had not heard anything to make him 
  wish to change the recommendation. 
 
  Councillor A Swan stated that it was his opinion that houses could not be built in 
  an Area of Natural Beauty and stated that he would not be content about  
  extending the settlement limits. 
 
  The Chairman, Councillor J Craig advised that he was a long time supporter of 
  the erection of social housing but always in an appropriate location.  The issue 
  here was that there was no overwhelming evidence to support this application 
  and he would therefore be supporting the recommendation.   

 
The Committee, having considered the information provided within the Report of 
the Planning Unit and by those making representations, agreed by a majority of 
9:0 with 0 abstentions to refuse the application for the reasons outlined in the 
Officer’s report. 
 
(Councillor C McCready was unable to vote as he was not in attendance for the 
entire discussion on the application under consideration). 
 
Adjournment of Meeting 
The Chairman, Councillor J Craig declared the meeting adjourned at 2.10 pm 
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Resumption of Meeting 
The Chairman, Councillor J Craig declared the meeting resumed at 2.25 pm 

 
 (Alderman A Grehan did not return to the meeting) 
 (Councillor J McCarthy did not return to the meeting at this stage having declared 
 an interest in the next application under consideration).      

 
      (3) LA05/2018/1100/O – Proposed infill dwelling and garage on lands between 

nos 124 and 126 Moira Road, Hillsborough (Previously deferred). 
  

 The Principal Planning Officer (RH) presented this application as outlined within 
the circulated report. 
 
The Committee received Mr Andy Stephens who wished to speak in support of 
the application and whose comments included the following: 
 

• Initially there had been a recommendation to approve this application 
• The issue in this instance was the size of the gap and a small gap is not 

defined in the policy 
• He outlined the orientation of the housing and the gap size  
• He stated that no appeal had been upheld due to a gap being too small 
• He outlined how the gap had been measured by planners which he stated 

was incorrect 
• He referred to similar instances which had gone to appeal and had been 

allowed 
• He urged members to exercise their own judgement stating that there was 

a lack of objections, the gap size was undefined in policy, the gap had 
always been there, this would not create a ribbon of development and 
there was no demonstrable harm 

• He emphasised that the presumption in such circumstances was in favour 
of development 

 
  Alderman J Dillon clarified the reasons Mr Stephens considered that this  
  application met the gap site policy and at the request of the Chairman, Councillor 
  J Craig, the speaker outlined the gap sizes again emphasising the importance of 
  the gap between the buildings. 
 
  Councillor J Palmer sought clarification on the access point which was provided 
  by Mr Stephens. 
 
  Councillor O Gawith referred to the comment that ‘there were no over-riding 
  reasons why this is necessary’ and sought comment from Mr Stephens who 
  stated that, if the policy test was met, there was no need for reasons as the 
  principle of development would have been met, he emphasised that there would 
  be no demonstrable harm in this instance. 
 
  The Chairman then sought any questions which the Committee wished to ask of 
  the Planning Officers and Alderman J Dillon asked the Head of Planning and 
  Capital Development to comment on the Planning Unit’s recommendation. 
 
  The Head of Planning and Capital Development outlined that side gardens had 
  been considered before and have gone to appeal, as has been referred to.  He 



  PC   02 12 2019 

760 
 

  clarified the plot sizes and read from the appeal wording which, he considered, 
  would indicate that 126 retains adequate amenity space but the plot next door 
  was considered by the Planning Unit not to have a plot size reflective of the 
  surrounding area.  He stated that he felt that the Planning Unit had been  
  consistent with policy in their recommendation in that the application needed to 
  respect the plot sizes surrounding it. 
 
  Councillor U Mackin requested that the sizes of the plots be clarified and  
  was advised that this was 1460 metres squared and 1876 metres squared which 
  when divided by two resulted in one plot of 980 metres squared and one plot of 
  952 metres squared. 
 
  In response to a question from Councillor O Gawith, the Head of Planning and 
  Capital Development advised that the garage was not considered as a separate 
  plot to be measured with its own frontage. 
 
  Debate then ensued during which Alderman J Dillon stated that this was a finely 
  balanced decision which in his opinion should be approved. 
 
  Councillor U Mackin concurred stating that he did not feel there was a very 
  significant difference in area plot sizes and that there should be a presumption in 
  favour of approval in such finely balanced circumstances. 
 
  Councillor A Swan stated that he considered that this was a gap site and met 
  policy. 
 
  Councillor M Gregg said he considered that this did create a variance in plot 
  sizes and illustrated this using frontage sizes as an example. 
 
  Councillor J Palmer said that, in his opinion, this was a gap site but this would be 
  dependent on the size of the dwelling. 
 
  Councillor O Gawith stated that he felt conflicted and for that reason would be 
  abstaining from the vote. 
 
  The Chairman, Councillor J Craig stated that for him the use of area sizes had 
  re-enforced the recommendation of the Planning Officers and he found himself in 
  support of that.  He then addressed those finding themselves in favour of voting 
  for an  approval to put forward their reasons for doing so in planning terms. 
 
  Alderman J Dillon stated that this was a finely balanced decision and he was of 
  the opinion that policy stated that presumption should be in favour of approval. 
 
  The Head of Planning and Capital Development was asked to comment that in 
  relation to a contrary recommendation coming forward that the members of the 
  Committee engage with the policy and the reasons for refusal detailed in the 
  report by the Planning Unit. 
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 ‘In Committee’ 
 
 It was proposed by Councillor U Mackin, seconded by Councillor C McCready, 

and agreed to go ‘In Committee’ to obtain legal advice in the absence of press 
and public being present. 

 
   Legal Matters 

 
          The Legal Advisor provided the Committee with legal advice as requested. 
 

 Resumption of Normal Business 
 

 It was proposed by Councillor A Swan, seconded by Alderman J Dillon, and 
 agreed to come out of committee and normal business was resumed. 
 
 The debate continued with Councillor C McCready asking if there had been any 
 objections to the application and he was advised that there had not. 
  

 Councillor A Swan then addressed the three reasons set out for refusal in the 
 report stating that he considered that it was his opinion that the plot size was 
 consistent and regarding the third reason he did not consider that this 
 development would  result in suburban style development. 
 
 Councillor U Mackin acknowledged that this was a finely balanced decision 
 stating that it was a matter of judgement. 
 
 Regarding comments made in the report in respect of CTY1 of PPS 21 which 
 outlined that the planning officers considered that there were no over-riding 
 reasons for this development he stated that he did not concur with these 
 comments. 
 
 Regarding the SPPS he stated that it was his understanding that where there is 
 no demonstrable harm there should be a presumption in favour of development. 
 
 He stated that when the area of the plot size was used as the measure he 
 considered that there was not a considerable difference in size and he also 
 referred to the fact that that the plot sizes at the site in question were replicated 
 in plot sizes further along the road. 
 
 Regarding the issue of suburban build up he stated that he did not feel that one 
 additional dwelling would have a significant impact as per CTY14. 
 
 Councillor M Gregg stated that he could understand the difficulty with this 
 application however, after consideration of the plot sizes and frontage sizes, he 
 felt that he did not feel the policy requirements were met and that a precedent 
 could be set.  
 
 Alderman J Dillon stated that he did not consider that a precedent would be set 
 as he felt the application was policy compliant. 
 
 Councillor J Palmer stated that he also felt the application was policy compliant 
 and that any issues could be dealt with under Reserved Matters. 



  PC   02 12 2019 

762 
 

 Councillor McCready acknowledged this to be a finely balanced decision but 
 stated that he could not see any reason why the application could not be 
 approved. 
 
 The Head of Planning and Capital Development was asked to comment on 
 whether the policy was engaged.  He confirmed that the officers had accepted 
 there was a gap and that the members had engaged with the part of the policy in 
 respect of pattern of development and provided reasons why they disagreed with 
 the officer’s interpretation of the policy. 
 

  At the culmination of further discussion and ensuing debate, the decision was put 
  to a vote and by a majority of 5:2 with 1 abstention, it was agreed that the  
  recommendation of the Planning Officer would not be upheld. 

 
  The Chairman stated that the Professional Officer's recommendation to refuse 
  planning permission had fallen and that a new motion was now under  
  consideration.   

 
  It was then proposed by Alderman J Dillon, seconded by Councillor U Mackin 
  and by a majority of 5:1 with 2 abstentions it was agreed that the reasons cited 
  for the approval of the application would be: 

 
• That the Committee consider that this application complies with 

PPS21 as far as plot size is concerned and that it does respect the 
existing pattern of development.  It is considered that from any angle 
there was a gap large enough to accommodate a dwelling the detail of 
which could be dealt with under Reserved Matters.  

 
   The Chairman declared the application approved for the reasons stated above. 

 
 The Chairman then highlighted that because the application had been 
 recommended for refusal, no conditions had been drafted.  It was agreed by the 
 Committee that the drafting of Conditions be delegated to the Planning Unit. 
 
  The Committee further agreed that conditions be drafted which ensured that the 
 dwelling be consistent in height and footprint with those dwellings on either side 
 and that it should be generally in accordance with what was submitted. 
 
  There was some discussion on the need for a Section 76 Agreement to limit 
 Permitted Development on 124 Moira Road but after consideration it was agreed 
 by the  Committee that this would not be necessary. 
 

Adjournment of Meeting 
The Chairman, Councillor J Craig declared the meeting adjourned at 3.50 pm 
 
Resumption of Meeting 
The Chairman, Councillor J Craig declared the meeting resumed at 4.15 pm 

 
 (Councillor J McCarthy returned to the meeting at 4.15 pm) 
 (Councillor U Mackin did not return at this stage) 
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       (4) LA05/2018/0887/F – Replacement dwelling in conjunction with detached 
garage/wood store at 60 Ballynhinch Road, Dromara (previously deferred) 

 
 The Principal Planning Officer (RH) presented this application as outlined within 
the circulated report. 
 
The Committee received Mr Jonathan Wilson who wished to speak in opposition 
to the application and whose comments included the following: 
 

• He stated that he had been dismayed at the last meeting and intended to 
take matters further, he went on to outline issues he had with the 
documentation circulated 

• He questioned a number of comments and procedural matters made at 
the last meeting 

• He felt this application should be deferred pending clarification on a 
number of issues 

 
  There were no questions from the Committee for Mr Wilson. 
 
  The Committee then asked the Planning Officer for clarification on the bat  
  surveys submitted, the installation of foam at the dwelling and the replacement of 
  roof tiles on the dwelling. 
 
  The Principal Planning Officer explained that a further consultation took place 
  with the consultee in respect of this matter and that no objection was raised. 
 
  Councillor A Swan sought comments from DfI (Roads), who were represented at 
  the meeting, and was advised that this proposal would be viewed by them as 
  betterment. 
 
  The Chairman, Councillor J Craig asked whether the new visibility splays met the 
  minimum requirements required by DfI (Roads) and was advised by the DfI 
  (Roads) representative that whilst they would not meet the requirements of a 
  greenfield site they were an improvement on the status quo and that the  
  Department would not require the same standards to be met in these  
  circumstances as it would expect from a greenfield site. 
 
  During the ensuing debate Councillor M Gregg stated that during the site meeting 
  there was evidence on site of a vehicular access.  He outlined the evidence and 
  concurred that this entrance would provide an improved scenario and that he 
  would therefore agree with the recommendation. 

 
The Committee, having considered the information provided within the Report of 
the Planning Unit and by those making representations, agreed by a majority of 
8:0 with 0 abstentions to approve the application as outlined in the Officers’ 
report and subject to the conditions stated therein. 
 
(During the above discussion Councillor U Mackin returned to the meeting at 
4.32pm but, as he was not present for the entire discussion, was unable to vote). 

 
       (5) LA05/2018/1137/F – Proposed dwelling (amended address) on lands 24 

metres west of 21 Belmont Grove, Lisburn 
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 The Senior Planning Officer (RT) presented this application as outlined within the 
circulated report. 
 
The Committee received Mr Patrick Johnston who wished to speak in support of 
the application and whose comments included the following: 
 

• This application met the requirements of PPS7 
• The application would not be overlooked 
• Neighbouring properties will retain privacy 
• He outlined the development and access 
• The proposal respects the pattern of development in the area 
• He outlined a similar proposal which had been approved 
• He stated that the rear garden would not be over-looked due to planting 
• He stated that this would be a large rear garden which met the 

requirements of Creating Places 
• He outlined the separation distances and how orientation prevented 

overlooking 
• He compared the development to Belmont Grove and stated that this 

would have larger gardens and more privacy 
• He outlined a similar development on vacant land which had been allowed 

on appeal 
• He outlined two other properties which were approved in close proximity to 

this 
• He stated that there were no objections 
• He stated that it was policy compliant and should be approved 

 
 
  This was followed by a question and answer session during which the site  
  dimensions were clarified as were the details of the two dwellings referred to by 
  Mr Johnston in the immediate vicinity.  There was also discussion on another 
  application in the immediate vicinity of the site which was currently in the  
  planning system and to be discussed as the next item on the Schedule. 
 
  The Committee then posed questions to the Planning Officer which focused on 
  details of the two houses referred to by Mr Johnston and the differences between 
  them and this proposal.   
 
  Clarification was sought by Councillor O Gawith on any side access to the rear of 
  the property from the front of the property during which it was confirmed that this 
  was very narrow.  The Head of Planning and Capital Development asked for the 
  actual dimensions of the dwelling and site to be provided to the members. 
 
  In response to a question from Councillor J Palmer it was confirmed that there 
  were no Tree Preservation Orders on the site. 
   

The Committee, having considered the information provided within the Report of 
the Planning Unit and by those making representations, agreed by a majority of 
9:0 with 0 abstentions to refuse the application for the reasons outlined in the 
Officer’s report. 
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       (6) LA05/2019/0147/F – Proposed erection of 1 no detached dwelling, proposed 
retaining walls and all associated landscaping and site works on lands 
approximately 28m to the north of Pond Park Care Home, 2 Derriaghy Road, 
Lisburn. 

 
 The Senior Planning Officer (RT) presented this application as outlined within the 
circulated report. 
 
 There were no speakers for or against the proposal. 
 

  During questions to officers Councillor C McCready sought information on the 
  land-ownership in this instance and the previous application and how this would 
  affect any recommendation.  It was confirmed that the two applications had 
  different land owners and that each application should be considered on its own 
  merit. 

 
The Committee, having considered the information provided within the Report of 
the Planning Unit, agreed by a majority of 9:0 with 0 abstentions to refuse the 
application for the reasons outlined in the Officer’s report. 

 
   (7) LA05/2019/0595/O – Proposed infill dwelling and garage on lands 75m south 

of 157 Old Ballynahinch Road, Lisburn. 
 

 The Committee noted that the above application had been removed from the 
schedule. 

 
      (8) LA05/2019/0565/F – Glamping site associated with existing open farm 

comprising 20 no luxury glamping pods, 1 no reception pod, gravel access 
lane and car parking, landscaping and associated site works on lands at 
Streamvale Open Farm, 250m eas of 38 Ballyhanwood Road, Belfast. 

 
 The Principal Planning Officer (RH) presented this application as outlined within 
the circulated report. 
There were no speakers for or against the proposal.  There were no questions for 
the officers. 
 
The Committee, having considered the information provided within the Report of 
the Planning Unit, agreed by a majority of 9:0 with 0 abstentions to approve the 
application for the reasons as outlined in the Officer’s report. 
 
(9) LA05/2019/0894/F – Proposed single storey rear and side extension to 
 provide a single bedroom with en-suite shower room and storage for a 
 person with a disability.  Ramped access to the front and rear with new 
 hard car standing to the front at 89 Killultagh Avenue, Glenavy. 
 
The Senior Planning Officer (MB) presented this application as outlined within the 
circulated report. 
 
There were no speakers for or against the proposal.  There were no questions for 
the officers. 
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The Committee, having considered the information provided within the Report of 
the Planning Unit, agreed by a majority of 9:0 with 0 abstentions to approve the 
application for the reasons as outlined in the Officer’s report. 
 

  4.2. Statutory Performance Indicators – October 2019 
 
 Members had been provided with information on Statutory Performance 
 Indicators for October 2019 and it was proposed by Councillor A Swan, 
 seconded by  Councillor J McCarthy and agreed that this information be noted. 

 
 4.3     Appeal Decision in respect of Planning Application LA05/2016/0973/A 
 
 Members had been provided with information on the above appeal decision 
 which advised that the appeal had been dismissed. 
 
 It was proposed by Councillor M Gregg, seconded by Alderman J Dillon and 
 agreed that the above information be noted. 
 
 4.4 Letter from the Royal Society of Ulster Architects. 
 
 Members had been provided with a copy of correspondence from the Royal 
 Society of Ulster Architects in relation to the use of the title ‘architect’. 
 
 It was proposed by Alderman J Dillon, seconded by Councillor A Swan and 
 agreed that the information circulated be noted. 
 
 4.5 Notification of the intention to install electronic communications apparatus 
  on land to the rear of 33 Glenavy Road, Lisburn 
 
 The Committee had been provided with information from Telefonica UK Limited 
 in respect of the intention to install electronic communications apparatus on land 
 to the rear of 33 Glenavy Road, Lisburn and it was proposed by Councillor M 
 Gregg, seconded by Councillor J McCarthy and agreed that the information be 
 noted. 
 
 Councillor U Mackin wished to highlight that, whilst this was an item for noting 
 rather than for decision, there was a concern within the community at the health 
 risks associated with 5G.  
 
 The Head of Planning and Capital Development advised the members that the 
 correspondence was only advisory and that no application for a Certificate of 
 Lawful is made on behalf of the company to ask if the works are lawful.  
 
 Councillor M Gregg suggested that the Council write to Ofcom to seek 
 assurance on the safety of 5G.  In response to this the Director of Service 
 Transformation advised the Committee that work was ongoing within the Council 
 to obtain statutory advice in this regard. 
 

5.    Report from the Director of Service Transformation 
 
 It was agreed that the reports and recommendations of the Director of Service 
Transformation be adopted, subject to any decisions recorded below.  
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5.1 Direction from DfI in respect of planning application LA05/2015/0342/O 

  comprising of an extension of existing established industrial estate at 
  Lurgan Road, Moira 
 
Members had been provided with copies of correspondence dated 31 October 
2019 from the Department for Infrastructure in respect of the above and it was 
proposed by Councillor A Swan seconded by Councillor M Gregg and agreed 
that the information be noted and that it also be noted that a further Report may 
be required should the applicant and the Council invoke the right to be heard at  

  Public Inquiry. 
 
6.  Confidential Report of the Director of Service Transformation 
 

  It was agreed that the Confidential Reports and recommendations of the Director 
of Service Transformation be adopted, subject to any decisions recorded below. 
The Chairman advised that the item(s) would be discussed ‘in Committee’ for 
 the following reason:   

   
    It related to information in relation to which a claim to legal professional privilege 

 could be maintained in legal proceedings. 
 

 ‘In Committee’ 
 
 It was proposed by Councillor J McCarthy, seconded by Councillor J Palmer, and 

agreed that the items in the Confidential Report be considered ‘In Committee’, in 
the absence of press and public being present. 

 
  6.1 Update on Legal Matters 

 
          Members were provided with an update on ongoing legal issues by the Director 
 of Service Transformation and the Legal Advisor after which it was proposed by 
          Alderman J Dillon, seconded by Councillor J McCarthy and agreed that the  
         information be noted. 
 

 Resumption of Normal Business 
 

 It was proposed by Councillor C McCready, seconded by Councillor M Gregg 
 and agreed to come out of committee and normal business was resumed.  

 
6.  Any Other Business 

 
  There being no further business, the meeting concluded at 5.52 pm with the 

 Chairman wishing everyone the compliments of the season and advising that the 
 January 2020 meeting of the Committee would begin at 10.30 am. 

 
 

       ____________________________________    
      CHAIRMAN / MAYOR    



 

Planning Committee 
 

6 January 2020 
 

   Report from: 

Director of Service Transformation 

 
Item for Noting 

TITLE: 4.1 Chief Planners Update 4 
 

Background and Key Issues: 

Background 
 
The Chief Planner has indicated their intention to update Councils on key planning issues.  In a 
letter dated 25 November 2019, a summary of the main areas of interest is provided. 
 
Key Issues 
 
The letter provides an update on the following key planning issues; 
 
 Northern Ireland Planning Monitoring Framework 
 Continuous improvement 
 Local Development Plans 
 LDP timetables 
 Draft BMAP 
 Refresh of housing growth indicators 
 Environmental governance 
 Planning guidance 
 Extant planning guidance 
 The Northern Ireland (Executive Formation and Exercise of Functions) Act 2018 
 New Northern Ireland regional planning IT system 



 British Irish Council (BIC) 20-year anniversary symposium: creating an inclusive future 
vision for our aging population 

 Case Law 
 Northern Ireland Audit Office (NIAO) – Review of Planning 
 

Recommendation: 

It is recommendation that Members note the detail of the Chief Planners Update 4. 

Finance and Resource Implications: 

None 

Screening: 
Equality and  
Good Relations Not 

Applicable  
 Environmental 

Impact 
Assessment 

Not 
Applicable 

 Rural 
Impact 
Assessment 

Not 
Applicable 

 

SUBJECT TO PLANNING APPROVAL: Not 
Applicable 

 

If Yes, “This is a decision of this Committee only. Members of the Planning Committee are not bound by the 
decision of this Committee. Members of the Planning Committee shall consider any related planning application in 
accordance with the applicable legislation and with an open mind, taking into account all relevant matters and 
leaving out irrelevant consideration”. 

 

APPENDICES: APPENDIX 4.1 – Letter from the Department for Infrastructure (DFI) 
Chief Planner dated 25 November 2019.   

 
 

 



 
 

Planning Committee 
 

6 January 2020 
 

 

   Report from: 

Head of Planning and Capital Development  

 
 

Item for Decision 

TITLE: 5.1 Schedule of Planning Applications to be determined 

Background and Key Issues: 

Background  
 
The following applications have been made to the Council as the Local Planning Authority for 
determination.  
 
In arriving at a decision (for each application) the Committee should have regard to the guiding 
principle in the SPPS (paragraph 3.8) 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. 
 
Members are also reminded about Part 9 of the Northern Ireland Local Government Code of 
Conduct and the advice contained therein in respect of the development management process 
with particular reference to conflicts of interest, lobbying and expressing views for or against 
proposals in advance of the meeting.  
 
Key Issues 
 
The applications are presented in accordance with the current scheme of delegation. There are 
Three Major applications and Four local applications, of the Local applications, one exceptions 
apply and three have been called in.   



 
The applications will be decided having regard to paragraphs 42 to 53 of the Protocol of the 
Operation of the Planning Committee. 
 
1. LA05/2016/0985/F – Erection of 7 no. detached dwellings, with car-parking, landscaping, 

associated site works and access arrangements from Millmount Road, Dundonald on 
Lands approximately 75m south-east of 1 Millmount Chase, Dundonald. 
Recommendation: Approval 

 
2. LA05/2017/1153/F – Proposed mixed use development comprising housing (119 units) and 

18 no. industrial units (Class B1b/B1c and B2 employment uses) with associated public 
open space, related access improvements, parking and ancillary site works on lands at 
Comber Road, Dundonald (north of Comber Road, east of Millmount Road and south of the 
Comber Greenway) 
Recommendation: Approval 
 

3. LA05/2018/0512/F – Erection of 49 apartments and 244 dwellings, realignment of Spine 
Road granted approval under Y/2009/0303/RM, access arrangements, signalisation of 
Newtownards Road / Old Mill Meadows and Comber Road / Millmount Road junctions car 
parking, landscaping and associated site works (293 residential units in total) on lands 
surrounding 9 Millmount Road, comprising lands northeast of Comber Greenway 

 east of Millmount Road and 150 metres west and southwest of 60 Greengraves Road 
 Dundonald. 

 Recommendation: Approval  
 
4. LA05/2018/1265/F - Residential development of 79 units comprising 42 apartments, 3 

detached & 34 semi-detached dwellings including parking, landscaping, public open space 
and associated site works by amendment of planning permission S/2008/0192/F (proposed 
development of 371 dwellings comprising of detached, semi-detached, town houses, 
apartments and duplex's) on Lands north and west of 19 & 23 Brokerstown Road, Lisburn. 

         Recommendation: Approval 
 
5. LA05/2018/0307/F - Replacement dwelling with retention & conversion of existing stone 

built, vernacular building (former dwelling) to stables/ outbuildings on lands 130m north of 
47 Ballymullan Road, Lisburn 

         Recommendation: Refusal 
 
6. LA05/2019/0674/F – Proposed infill dwelling and garage on Lands 40m SE of 93 Fort 

Road, Ballylesson, Belfast. 
         Recommendation: Refusal 
 
7. LA05/2019/0198/O – Proposed dwelling and garage on lands immediately NW of 126 

Ballinderry Road, Ballinderry Upper, Lisburn. 
         Recommendation: Refusal 
 
 
 
 
 



Recommendation: 

For each application the Members are asked to make a decision having considered the detail of 
the Planning Officer’s report, listen to any third party representations, ask questions of the 
officers, take legal advice (if required) and engage in a debate of the issues. 
 

Finance and Resource Implications: 

Decisions may be subject to: 
 
1. Planning Appeal (where the recommendation is to refuse) 
2. Judicial Review  
 
Applicants have the right to appeal against a decision to refuse planning permission. Where the 
Council has been deemed to have acted unreasonably the applicant may apply for an award of 
costs against the Council. This must be made at the time of the appeal.  The Protocol for the 
Operation of the Planning Committee provides options for how appeals should be resourced.    
 
In all decisions there is the right for applicants and third parties to seek leave for Judicial Review. 
The Council will review on an on-going basis the financial and resource implications of 
processing applications.    
 
 

Screening: 
Equality and  
Good Relations Not 

Applicable  
 Environmental 

Impact 
Assessment 

Not 
Applicable 

 Rural 
Impact 
Assessment 

Not 
Applicable  

 

SUBJECT TO PLANNING APPROVAL: As per 
Schedule 

 

If Yes, “This is a decision of this Committee only. Members of the Planning Committee are not bound by the 
decision of this Committee. Members of the Planning Committee shall consider any related planning application in 
accordance with the applicable legislation and with an open mind, taking into account all relevant matters and 
leaving out irrelevant consideration”. 

 

APPENDICES: APPENDIX 5.1(a)HoS - Planning Report - LA05/2016/0895/F 
APPENDIX 5.1(b)HoS - Planning Report - LA05/2017/1153/F 
APPENDIX 5.1(c)HoS - Planning Report - LA05/2018/0512/F 
APPENDIX 5.1(d)HoS - Planning Report - LA05/2018/1265/F 
APPENDIX 5.1(e)HoS - Planning Report - LA05/2018/0307/F 
APPENDIX 5.1(f)HoS - Planning Report - LA05/2019/0674/F 
APPENDIX 5.1(g)HoS - Planning Report - LA05/2019/0198/O 

 



 

Planning Committee 
 

6 January 2020 
 

   Report from: 

Head of Planning and Capital Development  

 
Item for Noting 

TITLE: 5.2 Statutory Performance Indicators – November 2019 

Background and Key Issues: 

Background 
 
The Planning Act (Northern Ireland) 2011 sets out the legislative framework for development 
management in NI and provides that, from 1 April 2015, Councils now largely have 
responsibility for this planning functions. 
 
The Department continues to have responsibility for the provision and publication of official 
statistics relating to the overall development management function, including enforcement.  The 
quarterly and annual reports provide the NI headline results split by District Council.  This data 
provides Councils with information on their own performance in order to meet their own 
reporting obligations under the Local Government Act (Northern Ireland) 2014. 

 
 

Key Issues 
 
The Department for Infrastructure has provided the Council with monthly monitoring information 
against the three statutory indicators.  They have also provided a sheet summarising the 
monthly position for each indicator for the month of November 2019.   
 
This data is invalidated management information. The data has been provided for internal 
monitoring purposes only – they are not Official Statistics and should not be publically quoted 



as such. The Quarterly 2 (July - September) Statistical Bulletin is due to be published in 
December 2019. 

Recommendation: 

It is recommended that the Committee notes the information. 

Finance and Resource Implications: 

None 

Screening: 
Equality and  
Good Relations Not 

Applicable  
 Environmental 

Impact 
Assessment 

Not 
Applicable 

 Rural 
Impact 
Assessment 

Not 
Applicable 

 

SUBJECT TO PLANNING APPROVAL: Not 
Applicable 

 

If Yes, “This is a decision of this Committee only. Members of the Planning Committee are not bound by the 
decision of this Committee. Members of the Planning Committee shall consider any related planning application in 
accordance with the applicable legislation and with an open mind, taking into account all relevant matters and 
leaving out irrelevant consideration”. 

 

APPENDICES: APPENDIX 5.2HoS –  Statutory Performance Indicators – November 
2019 
 
 

 
 

 



 

Planning Committee 
6 January 2020 

 
   Report from: 

Head of Planning and Capital Development  

 
Item for Noting 

TITLE: 5.3 Planning Statistics for Quarter 2  (July – September 2019) 

Background and Key Issues: 

Background 
 
The Planning Act (Northern Ireland) 2011 sets out the legislative framework for development 
management in NI and provides that, from 1 April 2015, Councils now largely have responsibility 
for this planning functions. 
 
The Department continues to have responsibility for the provision and publication of official 
statistics relating to the overall development management function, including enforcement.  The 
quarterly and annual reports provide the NI headline results split by District Council.  This data 
provides Councils with information on their own performance in order to meet their own reporting 
obligations under the Local Government Act (Northern Ireland) 2014. 
 
 
Key Issues 
 
The DfI Northern Ireland Planning Statistics covering the second quarter of 2019/20 were 
published on Thursday 19 December 2019. 
 
The Bulletin provides an overview of planning activity across NI.  It provides summary statistical 
information on Council progress across the three statutory targets for major development 
applications, local development applications and enforcement cases as laid out in the Local 
Government (Performance Indicators and Standards) Order (Northern Ireland) 2015.   
 



A copy of the documents can be accessed via the link: 
 
https://www.infrastructure-ni.gov.uk/publications/northern-ireland-planning-statistics-july-
september-2019 

 

Recommendation: 

It is recommended that the Committee notes the information. 

Finance and Resource Implications: 

None 

Screening: 
Equality and  
Good Relations Not 

Applicable  
 Environmental 

Impact 
Assessment 

Not 
Applicable 

 Rural 
Impact 
Assessment 

Not 
Applicable 

 

SUBJECT TO PLANNING APPROVAL: Not 
Applicable 

 

If Yes, “This is a decision of this Committee only. Members of the Planning Committee are not bound by the 
decision of this Committee. Members of the Planning Committee shall consider any related planning application in 
accordance with the applicable legislation and with an open mind, taking into account all relevant matters and 
leaving out irrelevant consideration”. 

 

APPENDICES: APPENDIX 5.3HoS –  Planning Statistics for Quarter 2  (July – 
September 2019) 
 

 
 

 

https://www.infrastructure-ni.gov.uk/publications/northern-ireland-planning-statistics-july-september-2019
https://www.infrastructure-ni.gov.uk/publications/northern-ireland-planning-statistics-july-september-2019


 

 

Planning Committee 
 

6 January 2020 
 

   Report from: 

Head of Planning and Capital Development  

 
Item for Noting 

TITLE: 5.4 Appeal Decision in respect of planning application LA05/2017/1297/O 

Background and Key Issues: 

Background 
 
Planning permission in respect of planning application LA05/2017/1297/O was refused in 
January 2019. The application was for a Proposed infill dwelling, new access and all associated 
site works on land adjacent and to the south east of 27 Moira Road, Hillsborough. 
 
An appeal was lodged with the Planning Appeals Commission against the Council’s decision to 
refuse planning permission.  A site visit took place on 17th September 2019. 
 
Key Issues 
 
The decision issued by the PAC on 22nd November 2019 confirmed that the appeal was  
dismissed. 
 
 

Recommendation: 

It is recommended that the Committee notes the Commission’s decision.  
 
 



Finance and Resource Implications: 

No application for costs was submitted by the appellant or the Council. 
 
 

Screening: 
Equality and  
Good Relations Not 

Applicable 
 Environmental 

Impact 
Assessment 

Not 
Applicable 

 Rural 
Impact 
Assessment 

Not 
Applicable 

 

SUBJECT TO PLANNING APPROVAL: Not 
Applicable 

 

If Yes, “This is a decision of this Committee only. Members of the Planning Committee are not bound by the 
decision of this Committee. Members of the Planning Committee shall consider any related planning application in 
accordance with the applicable legislation and with an open mind, taking into account all relevant matters and 
leaving out irrelevant consideration”. 

 

APPENDICES: Appendix 5.4HoS – Appeal Decision – LA05/2017/1297/O 

 
 

 
 



 

 

Planning Committee 
 

6 January 2020 
 

   Report from: 

Head of Planning and Capital Development  

 

Item for Noting 

TITLE: 5.5 Submission of Pre-application Notices (PAN)  
 
 

Background and Key Issues: 

Background  
Section 27 of the Planning Act (Northern Ireland) 2011 requires that a prospective applicant, prior 
to submitting a major application, must give notice to the appropriate Council that an application 
for planning permission for the development is to be submitted.   
 
Key Issues 
Section 27 (4) of the Planning Act (Northern Ireland) 2011 stipulates what information a PAN 
must contain.   The attached reports set out how the requirement of the legislation and 
associated guidance has been considered. 
 

Recommendation: 

It is recommended that the Members note the information on the content of the Pre-application 
Notice attached in the appendices. 
 

Finance and Resource Implications: 

None  
 



Screening: 
Equality and  
Good Relations Not 

Applicable  
 Environmental 

Impact 
Assessment 

Not 
Applicable 

 Rural 
Impact 
Assessment 

Not 
Applicable  

 

SUBJECT TO PLANNING APPROVAL: Not Applicable  

If Yes, “This is a decision of this Committee only. Members of the Planning Committee are not bound by the 
decision of this Committee. Members of the Planning Committee shall consider any related planning application in 
accordance with the applicable legislation and with an open mind, taking into account all relevant matters and 
leaving out irrelevant consideration”. 

 

APPENDICES Appendix 5.5(a)HoS - Report in relation to LA05/2019/1203/PAN - Full 
planning application for the redevelopment of Millennium Integrated Primary 
School with a new primary school and nursery unit with hard and soft play 
areas, landscaping, car parking, amended access arrangements off the Belfast 
Road and associated site works at Millennium Integrated Primary School 
 No. 139 Belfast Road, Saintfield. 
 
Appendix 5.5(b)HoS – LA05/2019/1203/PAN – Form and Site Location Plan 
 

 



 

Planning Committee 
 

6 January 2020 
 

   Report from: 

Head of Planning and Capital Development  

 
Item for Noting 

TITLE: 5.6 Notification of the intention to install electronic communications apparatus 
on land at Sprucefield 02 site, Lagan Valley Hospital, Hillsborough Road, 
Lisburn 
 

Background and Key Issues: 

Background 
 
Telefonica UK Limited has entered into an agreement with Vodafone Limited pursuant to which 
the two companies plan to jointly operate and manage a single network grid across the UK.  
These arrangements will be overseen by Cornerstone Telecommunications Infrastructure Ltd 
(CTIL) which is a joint venture company owned by Telefonica UK Limited and Vodafone 
Limited. 
 
Key Issues 
 
The letter provides notification of the intention to install electronic communications apparatus on 
land at the Sprucefield 02 site, Lagan Valley Hospital, Hillsborough Road, Lisburn. 
 
It advises that CTIL and Telefonica UK Ltd intend to utilise permitted development rights as set 
out in Part 18 (Development by Electronic Communications Code Operators) of Article 3 of 
Schedule 1 to the Planning (General Permitted Development) Order (Northern Ireland) 2015. 
 
 



Recommendation: 

It is recommendation that Members note the detail of the notification. 

Finance and Resource Implications: 

None 

Screening: 
Equality and  
Good Relations Not 

Applicable  
 Environmental 

Impact 
Assessment 

Not 
Applicable 

 Rural 
Impact 
Assessment 

Not 
Applicable 

 

SUBJECT TO PLANNING APPROVAL: Not 
Applicable 

 

If Yes, “This is a decision of this Committee only. Members of the Planning Committee are not bound by the 
decision of this Committee. Members of the Planning Committee shall consider any related planning application in 
accordance with the applicable legislation and with an open mind, taking into account all relevant matters and 
leaving out irrelevant consideration”. 

 

APPENDICES: APPENDIX 5.6HoS – Letter from Taylor Patterson dated 3 December 
2019 providing notification of intention to install electronic 
communications apparatus on land at Sprucefield 02 Site, Lagan Valley 
Hospital, Hillsborough Road, Lisburn. 
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Lisburn & Castlereagh City Council 

Council/Committee Planning Committee 

Date of Committee 
Meeting 

6 January 2020 

Committee Interest Local Application (Exceptions apply) 

Application Reference LA05/2016/0985/F 

Date of Application 20 September 2016 

District Electoral Area Castlereagh East 

Proposal Description Erection of seven detached dwellings, with car-
parking, landscaping, associated site works and 
access arrangements from Millmount Road, 
Dundonald  

Location Lands approximately 75m south-east of 1 Millmount 
Chase, Dundonald 

Representations Eighteen 

Case Officer Rachel Taylor 

Recommendation APPROVAL 

 

Summary of Recommendation 

 
1. This application is categorised as a local application and it is referred to the 

planning committee for determination by the Head of Planning in accordance 
with the Scheme of Delegation as the site is adjacent to land associated with 
planning application LA05/2017/1153/F.   Wider issues in respect of general 
conformity with the local development plan arise that should also be considered 
by the planning committee.     

 
2. The application is presented to the planning committee with a recommendation 

to approve based on careful consideration of the local development plan 
context, prevailing planning policy and all other material considerations.  

 
3. Significant material weight is attached to the location of the land within the 

development limit of Urban Castlereagh and that 70% of the site is between the 
new upgraded Millmount Road and land reserved for employment use in the 
Plan.   

 

APPENDIX 5.1(a)HoS 
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4. Little or no determining weight is afforded to the protection of the road line as 
the road is constructed to a standard suitable as a non-strategic road link and 
DfI Roads have not objected to the proposal.   They have also clarified that the 
land is not necessary for any future upgrade to this infrastructure.   

 
5. It is acknowledged that part of the proposal is to develop land zoned for 

employment.   While contrary to the local development plan and prevailing 
policies tests set out in the SPPS and PPS4 which seek to secure the retention 
of zoned land and economic development uses the area of land is too small to 
accommodate any feasible proposal and is used to create a buffer between the 
potentially competing land uses.    

 
6. The development of the wider employment zoning is not prejudiced by the 

proposed use of the land for housing.    Acoustic fencing and landscaping is 
located on the common boundary to address any local amenity impacts and 
access is provided to the boundary of the site as the Comber Road is a 
protected route and it was envisaged in the Plan that access would be from 
Millmount Road.     

 
7. The proposed housing in is accordance with the  requirements of the SPPS and 

policy QD 1 of PPS 7 as the detail of the proposed layout and design of the 
buildings creates a quality residential environment and when constructed would 
not adversely impact on the character of the area or have a detrimental impact 
on the amenity of existing residents.   

 
8. The use of the land for housing provides a sense of arrival and an 

understanding that the land beyond is primarily residential in character.  It is a 
counterfoil to the housing located on the opposite side of Millmount Road.    

 
9. It also has the potential to create a soft edge and buffer to the use of the land 

behind for employment use.    
 

10. The scheme is also in accordance with the requirements of PPS3 in that the 
proposed development will not compromise traffic progression in the immediate 
area nor will it create any road safety concerns.  The detail submitted also 
demonstrates that in curtilage parking is to be provided to each dwelling and to 
the required standard for this form and scale of development. 

 

Description of Site and Surroundings 

 

11. The proposed site is located to the southern edge of Dundonald on lands to the 
north of the A22 Comber Road, south of the Comber Greenway, and adjacent 
to and east of the Millmount Road. 
 

12. The site is rectangular in shape and has nil use as it is segregated from a larger 
parcel of land by the recently redeveloped Millmount Road.  It is grassed over 
with patches of scrubland and trees.    There is no evidence to suggest the land 
is or has been used for in the past for agricultural use.       
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13. The south eastern boundary is undefined and leads into the remainder of the 

parcel of land. The north eastern boundary has some semi mature vegetation 
and leads onto the roundabout on Millmount Road.  The south western 
boundary is undefined as it is along the Comber Road.   

 
14. The land to the west and north east is primarily residential in use and to the 

south and west is mainly in agricultural use or as open space and playing fields.    
 

Proposed Development 

 

15. The application is for the erection of seven detached dwellings, with car-
parking, landscaping, associated site works and access arrangements from 
Millmount Road, Dundonald.  

 

Relevant Planning History 

 
16. The relevant planning history associated with the application site is as follows:  

 

Application 
Reference 

Description of Proposal Decision 

Y/2002/0297/O Site for residential development and 
ancillary works 

Application 
withdrawn 28 
May 2004 

Y/2010/0081/O Proposed key local employment site 
comprising light industry, 
storage/distribution call centre and 
research/development uses, formation of 
two new access points from Comber 
Road. 

Deemed 
refusal EIA 24 
July 2014 

Y/2010/0504/F Access arrangements to proposed 
employment site 

Application 
withdrawn 23 
October 2012 

Y/2014/0326/F 10  detached dwellings and 14  semi-
detached dwellings with garages and 
associated siteworks (Flood Risk 
Assessment) 

Approved 
06.07.2015 

LA05/2016/0002/O Development of site for residential 
purposes (housing), public open space, 
street network to include pedestrian and 
cycle provision and access to Comber 
greenway and Billy Neill Soccer Centre, 
vehicular access onto Comber Road, 
landscaping and any other necessary 
works.  

Application 
withdrawn 11 
July 2017 
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Application 
Reference 

Description of Proposal Decision 

LA05/2017/1153/F Proposed mixed use development 
comprising housing (119 units) and 18 
no. industrial units (Class B1b/B1c and 
B2 employment uses) with associated 
public open space, related access 
improvements, parking and ancillary site 
works.  
 

Pending 

LA05/2016/0450/A Retrospective application for Advertising 
Hoarding. 
 

Approved 
03.10.2016 

LA05/2016/0155/F Development of a three bay Insignia type 
bus shelter with 2 half end panels, non 
advertising 
 

Approved 
01.07.2016 

 

17. There are a number of other histories relating to the lands to the north east of 
the roundabout for the existing access road link known as Millmount Road 
which are included within the red line boundary for the site but not of particular 
relevance to this application. 
 

Planning Policy Context 

 

18. The relevant planning policy and associated guidance relevant to the 
application is as follows:  

 
 Regional Development Strategy (RDS) 2035 
 Belfast Urban Area Plan (BUAP) 2001 
 Draft Belfast Metropolitan Area Plan (BMAP) 2015; 
 Strategic Planning Policy Statement for Northern Ireland (SPPS)  
 Planning Policy Statement 2 - Natural Heritage (PPS2).  
 Planning Policy Statement 3 - Access, Movement and Parking (PPS3) 
 Planning Policy Statement 4 – Planning  Economic Development (PPS4) 
 Planning Policy Statement 7 - Quality Residential Environments (PPS7) 
 Planning Policy Statement 15 15 – Planning and Flood Risk (PPS15) 
 Creating Places  
 DCAN 8 

 
Consultations 

 

19. The following consultations were carried out 
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Consultee Response 
Environmental Health No objection subject to condition 

Historic Environment 
Division 

No objection subject to licensing 

NIEA – Water Management 
Unit 

No objection 

Rivers Agency No objection 
NIEA – Land, Soil and Air 
 

No objection 

NIEA – Natural Heritage No objection 
NI Water Pending 
Shared Environmental 
Services 

No objection 

Invest NI Object to the loss of employment land 
DfI Roads No objection 

 

Representations 

 
20. Eighteen letters of objection have been submitted in respect of the proposal.  

The following general comments and related issues are raised:  
 
 This site should be designed for employment land as per the zoning and 

in conjunction with the adjacent application; 
 

 An application for housing should not in effect change the zoning of the 
area from employment; 

 
 The earlier designs for the adjoining application site were accessed off 

Comber Road only and did not include the secondary access through this 
site ono Millmount Road; 

 
 Precedent for remainder of zoning; 

 
 Required road into MCMP (Millmount Concept Master Plan) has been 

provided, the land set aside for the Park & Ride site will never be used as 
a park and ride as this facility has been provided at Dunlady Road as a 
terminus for the Rapid transport System and the site is now in the Enlar 
Valley Flood map and will never be built upon; 

 
 Formerly green belt and should be returned to greenbelt to blend with Billy 

Neill Soccer Centre of Excellence; 
 
 DFI Roads prefer a link through this site to the industrial lands to the east, 

this is inappropriate to give a strip off as housing and then access industry 
through housing and is an obvious conflict; 
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 Contrary to BMAP and the emerging LDP; 
 
 There is already too much housing already zoned in Castlereagh and 

approval of this would aggravate the inner city decline in Belfast; 
 
 Because the land has not been taken up for an employment use it  does 

not mean that it won’t be needed as the population in the increases in the 
future; 

 
 No EIA has been requested. 

 

Consideration and Assessment 

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

are:  
 
 Local Development Plan 
 Principle of Development 
 Quality Residential Environments: 

- Impact on Character of the Area 
- Layout/Design/Materials and Impact on Residential Amenity 
- Provision of Open Space / Landscaping 

 Safeguarding the Character of Established Residential Area 
- Protecting the Local Character, Environment Quality and Residential 
Amenity 

 Economic Development 
 Access, Movement and Parking 
 Archaeology and Built Heritage 
 Natural Heritage 
 Flooding and Drainage 
 Contaminated land 

 

Local Development Plan 

22. Section 6(4) of the Planning Act (NI) 2011 requires that in making a 
determination on planning applications regard must be had to the requirements 
of the local development plan and that determination of applications must be in 
accordance with the plan unless material considerations indicate otherwise.   
 

23. On 18 May 2017, the Court of Appeal ruled that the purportedly adopted Belfast 
Metropolitan Area Plan (BMAP) 2015 had in its entirety not been lawfully 
adopted. 

 
24. As a consequence of this decision, the Belfast Urban Area Plan (BUAP) 2001 is 

the statutory development plan for the area, however, draft BMAP remains a 
material consideration.   
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25. The BUAP identifies the application site as being located outside the settlement 
limit and in the open countryside 

 
26. In draft BMAP the site is identified within the settlement limit and proposed to 

be zoned for employment use (designation MCH 08).   It is also shown with a  
proposed link road running through it from the north to the south west of this 
site.  

 
27. The  following draft key site requirements apply the draft MCH08 designation: 

 
- development only for light industrial uses and storage & distribution uses (as 

associated with relevant legislation at that time); 
- development only permitted in accordance with a masterplan; 
- access shall be from the proposed Millmount Link Road; 
- a transport Assessment will be required as well as detailed consultation with 

Roads service in the north west corner as affected by the protection line 
corridor for the Quarry Corner – East link Road (Ref:MCH16) 

- buildings shall exhibit variety in elevation treatment and heights, with 
particular consideration being given to views into the site; and 

- a comprehensive landscaping scheme and long term landscape 
management proposals. 

 
28. Drat policy MCH16 indicates a protection line corridor for the Quarry 

Corner/East link Road.  
 

29. It states that the Quarry Corner/East Link Road would be provided in 
conjunction with the EWAY Rapid Transit scheme and that it will facilitate traffic 
relief to immediate areas and an alternative to the existing A20 through 
Dundonald. It was envisaged that the Quarry Corner/East Link Road would 
provide access to the Park and Ride at Millmount as well. 

 
30. During the course of the Public Inquiry into BMAP, the Department amended 

the zoning for MCH08 from 9.24 hectares to 8.4 hectares to take account of the 
road amendments to the transport corridor.  

 
31. This effectively removed the majority of the site from the draft employment 

designation but still proposed to retain the land for the link road.  
 

32. As a consequence it was proposed to retain policy MCH16 remained 
applicable.  Approximately 70% of the site was excluded from the draft 
employment zoning MCH 08. 

 
33. The published BMAP (post adoption) BMAP renamed the employment policy as 

MCH05 for the employment zoning with a similarly worded set of key site 
requirements as above, and MCH14/02 under roads schemes for Castlereagh.  

 
34. In the plan the Quarry Corner to Comber Road non-strategic road scheme was 

designated to provide access from the A22 Comber Road to the A20 Upper 
Newtownards Road transport corridor and the EWAY Rapid Transit Scheme 
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(now proposed to be road-based). It was indicated that developers will be 
responsible for funding the MCH 14/02 either in full or in a substantial part.  

 
35. Given that draft BMAP and its formal amendment which takes account of the 

recommendations of the PAC Public Inquiry report, significant material weight is 
given to the site being within the development limits, the amendment to draft 
BMAP which removed 70% of the site from the employment zoning. 

 
36. In a recent publication the Chief Planner for Northern Ireland advised that for 

those planning authorities subject to draft BMAP, that the draft plan along with 
representations received to the draft plan and the PAC inquiry report remains 
as material considerations to be weighed by the decision-maker. 

 
37. Significant material weight is afforded to the draft plan and PAC inquiry report 

and the principle of the development of this land is weighed primarily against 
the designation on the land for the protected road line (70% of the land) and the 
balance for employment.     

 
38. In respect of the plan designation little or no determining weight is afforded to 

the protection of the road line as the road is now constructed to a standard 
suitable as a non-strategic road link and DfI Roads have not objected in 
principle to the proposal.   They have also clarified that the land is not 
necessary for any future upgrade to this infrastructure.    

 
39. The balance of the transport and traffic constraints are dealt with under the next 

section of this report.    
 

Principle of Development 
 
40. The Strategic Planning Policy Statement (SPPS) published in September 2015 

states that until the Council adopts the Plan Strategy for its new Local 
Development Plan there will be a transitional period in operation.   

 
41. 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.   

 
42. The SPPS states that planning authorities should be guided by the principle 

that sustainable development should be permitted, having regard to the local 
development plan and all other material considerations, unless the proposed 
development will cause demonstrable harm to interests of acknowledged 
importance.  

 
43. The SPPS recognises that a key dimension of sustainable development for 

Northern Ireland is economic growth and that planning authorities should 
therefore take a positive approach to appropriate economic development 
proposals, and proactively support and enable growth generating activities. 

 



9 
 

44. Strategic policy advises at paragraph 6.89 that planning permission should not 
normally be granted for proposals that would result in the loss of land zoned for 
economic development uses.  It also advises that any decision to reallocate 
such zoned land to other uses ought to be made through the LDP process. 

 
45. With regard to housing, the SPPS states that the policy approach must be to 

facilitate and promote more sustainable housing development within existing 
urban area and the provision of mixed housing development with homes in a 
range of sizes and tenures.   
 

46. It also states that good design identifies and makes positive uses of the assets 
of a site and the characteristics of its surroundings to determine the most 
appropriate form of development.   

 
47. Strategic policy states that the key to successful place-making is the 

relationship between different buildings, the relationship between buildings and 
streets etc. and that the compatibility of a development with its immediate and 
wider context, and the settlement pattern of a particular area are important 
considerations.   

 
48. Having considered the content of both the SPPS and the retained policies at, 

QD1 of PPS 7 and LC1 of the second addendum to PPS 7, PPS 4 policy PED7 
and PPS3 no distinguishable differences are found that should be reconciled in 
favour of the SPPS.  

 
49. Where the non-strategic road link is already provided (on approximately 70% of 

the land) and little or no determining weight is afforded to the designation for 
the protected road the principle of developing this land (in so far as it relates to 
this designation) is acceptable in principle for housing.  
 

50. The detail of the housing scheme and compliance with prevailing regional 
policy is dealt later in the report.  

 
51. The land remains inside the settlement limit, despite representation to public 

enquiry. Given that housing already frames one side of the Millmount Road this 
development would act as a counterfoil and provide context for the setting for a 
much larger residential neighbourhood beyond to the northeast of the site. 

 
52. The appropriateness of the development of the balance of the lands zoned for 

employment for housing is discussed in the next section.    
 
 
Economic Development 

 
53. Paragraph 4.18 of the SPPS recognises that a modern, efficient and effective 

planning system is essential to supporting wider government policy, in its efforts 
to promote long term economic growth. 
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54. Strategic policy directs that planning authorities should take a positive approach 
to appropriate economic development proposals, and proactively support and 
enable growth generating activities. 
 

55. 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. 
 

56. PED 7 – Retention of Zoned Land and Economic Development Uses states that 
development that would result in the loss of land or buildings zoned for 
economic development uses in a development plan (either existing areas or 
new allocations) to other uses will not be permitted, unless zoned land has 
been substantially developed for alternative uses. 

 
57. The application site remains undeveloped and as such, it cannot be treated as 

an exception to PED 7 in its own right.    The reasons for accepting the principle 
of developing the larger part of the land for housing is already set out above.    

 
58. The majority of the portion of the site which is within the draft economic zoning 

is comprised of buffer planting area and part of the curtilage of the proposed 
dwellings.  The area of land is too small to accommodate any feasible proposal 
and is used to create a buffer between the potentially competing land uses.    
 

59. It is long and narrow and the total area equates only to approximately 2.8% of 
the entire zoning.  It is not weighed as significant in the context of the wider 
land use zoning not will it prejudice the development of the land for employment 
use. 

 
60. Acoustic fencing and landscaping is located on the common boundary to 

address any local amenity impacts and access is provided to the boundary of 
the site as the Comber Road is a protected route and it was envisaged in the 
Plan that access would be from Millmount Road.    

 
61. The agent has further requested that a number of other material considerations 

be weighed in the assessment of this application including the fact that the 
development facilitates access to the remainder of the draft MCH 08 zoning, 
that the relocation of the Park and Ride and the delivery of the BRT now 
focuses on the strategic and primary movement corridor of the Upper 
Newtownards Road and that the requirement for the link road which has 
subsequently been realised.   
 

62. These considerations are discussed in more detail later in report.   
 
Quality Residential Environments 
 

63. PPS 7 - Quality Residential Environments sets out planning policies for 
achieving quality in new residential developments. 
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64. Policy QD1 – Quality in New Residential Development is a key policy test.  It 
states that planning permission will only be granted for new residential 
development where it is demonstrated it will create a quality and sustainable 
residential environment.   

 
65. Policy QD1 also directs that the design and layout of residential development 

should be based on an overall design concept that draws upon the positive 
aspects of the character and appearance of the surrounding area. 

 
Impact on Character of Area 
 

66. In reference to the supplementary guidance contained in DCAN 8 the pattern of 
streets and spaces, the building materials used, and the landscaping all help to 
determine the character and identity of an area.  
 

67. Developers can help to build on this character, by responding to and reinforcing 
locally distinctive patterns of development and culture.  It is essential that 
proposals demonstrate that they have considered the local context, in relation 
to both positive and negative characteristics, the aim being to build on local 
character.  

 
68. Any proposal, which departs significantly from the local context, must 

demonstrate that it does so for good design reasons. 
 

69. It is considered that the proposed development, having been reduced from ten 
dwellings to seven is reflective, of the existing form and pattern of development 
at Millmount Chase and Millmount Road immediately to the north west of the 
site.  

 
70. The proposed development have average plot sizes of 300 square metres 

which is broadly consistent with the plot sizes associated with Millmount Chase. 
at 270 square metres and it is considered that the proposed development is in 
keeping with the character of the area and that the buildings are appropriate to 
the surrounding context in terms of scale, massing and appearance.  

 
71. The use of the land for housing provides a sense of arrival and an 

understanding that the land beyond is primarily residential in character.  It is a 
counterfoil to the housing located on the opposite side of Millmount Road.    

 
72. It also has the potential to create a soft edge and buffer to the use of the land 

behind which is zoned for employment use.    
 

Layout/Design/Materials 
 

73. The proposed house types are made from a palette of materials which are 
typical of the area and will complement the development at Millmount Chase. 
 

74. There are landscaped areas proposed which will soften its appearance and 
help integrate the development into the streetscape.  A mixture of semi mature 
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native species heavy standard trees planted along the link road and the south 
western boundary between this and the adjoining proposed development will 
act as a buffer between the link road and the proposed employment land to the 
rear. 
 

Residential Amenity 
 

75. It is considered that the design and layout of the proposed scheme will not have 
any unacceptable or adverse impact on existing neighbouring properties.  
 

76. The closest properties are all located approximately 00 metres from Millmount 
Road, and Millmount Chase to the north west, the roundabout to the north 
leading onto further Millmount development and the land to the south east and 
south west being undeveloped. 
 

77. With respect to the adjoining land, there is a 5 metre maintenance strip to the 
south east of the site.  This will act as buffer between the development and the 
neighbouring lands zoned for employment.   

 
78. Each of the gardens are a full 10 metres to the common boundary. There is an 

access which leads into this site and can connect into the adjoining site. 
 
79. The dwellings have been designed to avoid any potential overlooking between 

the properties. 
 
80. A 2.4 metre ship-lapped timber acoustic fence is proposed on the south eastern 

boundary between the site and the adjoining lands.  
 
81. The acoustic fencing has been designed to ensure control of noise levels are 

minimised within the private garden areas irrespective of the proposed land 
use.  

 
82. Where appropriate there is screen walling for privacy in gardens is provided 

where they adjoin an access or road.  The screen walls are 2.25 metres in 
height and of brick construction.  

 

Landscaping/ Amenity Space 
 

83. An adequate level of private amenity space is achieved with the smallest 
garden approximately 65 square metres in size and up to 200 square metres on 
larger sites. 
 

84. The provision of private amenity space is in general keeping with guidance 
provided within Creating Places which outlines that for any individual house an 
area less than around 40 metres squared will generally be unacceptable.   

 
85. Given the dwellings are designed as family accommodation it is suggested in 

the guidance that approximately 70 square metres of amenity space is 
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achieved.   This requirement is achieved with the exception of one dwelling and 
is acceptable as an average for the site.    

 
86. There is no requirement for public open space for this scale of development but 

regard is had to the wider concept master plan for Millmount and the site is in 
close proximity to accessible public open space, the Comber Greenway and the 
Billy Neill playing fields.   

 

Parking and Access 
 

87. The scheme makes provision for at least two in curtilage parking spaces per 
dwelling.  Each dwelling has a single storey garage provided. 
 

88. Access is taken directly from the existing link road which has been constructed 
and is up to adopted private streets standards. 

 
89. DFI Roads have been consulted and are content with the detailed access and 

parking arrangements. 
 
Access, Movement and Parking 

 
90. PPS 3 – Access, Movement and Parking sets out the policies for vehicular 

access and pedestrian access, transport assessments, 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 commitment 
to the provision of a modern, safe, sustainable transport system. 
 

91. Policy AMP1 – Creating an Accessible Environment aims to create an 
accessible environment for everyone. DFI Roads have been consulted and 
offered no objection to the application.  

 
92. Detail submitted with the application demonstrates how the proposal provides 

for full footpath links and vehicular accesses to the development and each 
property.  This detail is considered to be acceptable. 
 

93. Policy AMP4 – Protection of New Transport Schemes states that planning 
permission will not be granted for development that would prejudice the 
implementation of a transport scheme identified in a development plan. 

 
94. The part of the non-strategic road link known as Millmount Road required to 

service the wider housing designation and including the strategic road line 
identified in the local development plan has been delivered on the ground and it 
is considered that a refusal of permission on the grounds of protecting the road 
line cannot be sustained particularly in the absence of any objection form DfI 
Roads.  The e road was designed to serve a proposed park and ride facility 
which are immediately north of the site.  In reality and through the passage of 
time, an alternative park and ride site was developed at Dunlady Road/Upper 
Newtownards Road as part of the Belfast Rapid Transit (BRT) system.    
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95. While the strategic road line is maintained and can still provide relief at the 
Comber Road junction with the Upper Newtownards Road its function to 
service a rapid transit system is diminished and unlikely to be realised.   DfI 
Roads are satisfied that the standard of road design as constructed is 
appropriate and designed to adopted standards with adequate parking and 
turning.  
 

96. Full visibility splays are also provided at the entrance to the Millmount Link 
Road. 

 
97. The application is considered to be fully compliant with the relevant policies 

contained within PPS3.   That said there is a requirement for the neighbouring 
lands to be serviced through this site and the general thrust of the protected 
routes policy is to reduce the proliferation of accesses onto the protected routes 
network.   

 
98. The Comber Road is a protected route.  Access is shown up to the boundary 

with the neighbouring lands. To ensure the wider delivery of the neighbouring 
lands is not prejudiced this proposal should be the subject to a Section 76 legal 
agreement requiring the access road be delivered prior to the occupation of the 
first dwelling. 

 

Archaeology and Built Heritage 

99. PPS 6 - Planning, Archaeology and the Built Heritage sets out policies for the 
protection of our archaeology and built heritage. 

 
100. Policy BH 1– Preservation of Archaeological Remains of regional and local 

importance states that planning authorities Department will operate a 
presumption in favour of the physical preservation in situ of archaeological 
remains of regional importance/local and their settings. 

 
101. Policy BH 4 – Archaeological Mitigation states that where it is decided to grant 

planning permission for development which will affect sites known to contain 
archaeological remains, the Department will impose conditions to ensure that 
appropriate measures are taken for the identification and mitigation of the 
archaeological impacts of the development. 

 
102. An Archaeological Assessment carried out by Gahan and Long was submitted 

as part of the application process. The assessment presented the results of an 
archaeological desk top survey of the development area and its immediate 
environs.  The assessment sought to identify potential archaeological sites or 
monuments within the proposed development and the immediate vicinity, 
extending to a radius of 1 km. 

 
103. HED advised in a response dated 4 May 2017 that it was content that they had 

reviewed the submitted archaeological programme of works and were content 
for this to proceed to archaeological licensing subject to a contingency 
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mitigation strategy be outlined regarding the identification and recording of lithic 
materials from the topsoil.  

 
104. It was considered that any further archaeological works required can be 

secured by way of negative condition.  
 

Natural Heritage 
 

105. PPS 2 – Natural Heritage, sets out the planning polices for the conservation, 
protection and enhancement of our natural heritage. 
 

106. Policy NH2 provides policy for species that are protected by law. Planning 
permission will only be granted for a development proposal that is not likely to 
harm a European protected species.  
 

107. An ecological survey report was carried out by RPS consulting detailing a 
Phase 1 Habitat survey to identify habitats and protected or priority species that 
may use the site. Its findings concluded that populations of ground mammals 
such as badger and otter were not recorded nor were local bat populations 
recorded. Northern Ireland Priority Habitats were not recorded. The semi 
mature heavy standard planting would bring a degree of positive long term 
benefit for wildlife. 

 
108. NED advised in a response received on 2 February 2017 that they are content 

that the proposed development is unlikely to significantly impact natural 
heritage features.  

 
109. The response also confirmed that the site was unlikely to support roosting bats, 

and as such no bat survey was required for this application. 
 

110. It is therefore contented that the proposed development will not have a negative 
impact on any natural heritage features. 

 

Flooding and Drainage 
 

111. PPS 15 – Planning and Flood Risk sets out policy 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. 
 

112. The original submission was for 10 dwellings which would trigger the 
requirement for a drainage assessment under PPS15.  

 
113. Rivers Agency in a  consultation response dated 8 November 2016 confirmed 

that with respect to FLD1, Development in Fluvial and coastal Flood Plains - 
The Flood Hazard Map (NI) indicates that the development does not lie within 
the 1 in 100 year fluvial or 1 in 200 year coastal flood plain. 
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114. The response confirmed in respect of FLD2 - Protection of Flood Defence and 
Drainage Infrastructure - Under 6.32 of the policy it is essential that a working 
strip of minimum width of 5 metres is retained to enable Rivers Agency or the 
riparian landowners to fulfil their statutory obligations/responsibilities. 

 
115. With regards to policy FLD3 - Development and Surface Water - In accordance 

with revised PPS 15, Planning and Flood Risk, FLD 3, Development and 
Surface Water (Pluvial) Flood Risk outside Flood Plains, a Drainage 
Assessment is required due to “residential development of 10 dwellings unit or 
more & additional hard-surfacing exceeding 1000 square metres”. 

 
116. With regards to policy FLD4 - Artificial Modification of watercourses – Artificial 

modification of a watercourse is normally not permitted unless it is necessary to 
provide access to a development site or for engineering reasons. This is a 
matter for Planning NI. Any culverting approved by Planning Service will also 
be subject to approval from Rivers Agency under Schedule 6 of the Drainage 
Order 1973. 

 
117. FLD5 - Development in Proximity to Reservoirs.   This policy does not apply to 

this site. 
 
118. While the development as amended is now comprised of only seven dwellings 

a drainage assessment was submitted on1 February 2017.The report proposed 
a run off rate of 5.93lps into the Enler River in order to ensure that there is no 
risk to increasing pluvial flooding anywhere from development of the site. A 
Schedule 6 consent was subsequently submitted and agreed. 

 
119. Rivers Agency responded on 5 April 2017 with no further objections.  It is 

therefore considered that the development satisfies the policy tests set out in 
PPS15. 
 
Contaminated Land 

 
120. Paragraph 3.6 of the SPPS acknowledges that identifying previously developed 

land within settlements including sites which may have environmental 
constraints (e.g. land contamination), can assist with the return to productive 
use of vacant or underused land. This can help deliver more attractive 
environments, assist with economic regeneration and renewal, and reduce the 
need for green field development. 
 

121. It states at paragraph 6.321 that when decision-taking important considerations 
will include: the types of waste to be deposited or treated and the proposed 
method of disposal; impacts on human health and the environment (including 
environmental pollution). 

 
122. A consultation response with NIEA Land, Soil and Air dated 4 November 2016 

advised that former activities in the surrounding area (railway land, textile works 
and dye works and waste recycling, treatment and disposal sites) may have 
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caused the land to be affected by contamination. They advised that the 
outcome of required site specific risk assessments should be submitted. 

 
123. An Environmental Site Assessment and Generic Quantitative Risk Assessment 

by RSK was submitted in March 2017. 
 

124. NIEA responded on 31 March 2017 and confirmed that no unacceptable risks 
to environmental receptors have been identified. As such, Waste Management 
(WM) (Land and Groundwater Team) has no objections to the development 
provided subject to conditions and informatives.  

 
125. It is therefore considered that there should be no adverse risk to human health 

might be caused by the development of land potentially affected by below 
ground contamination.    

 
 
Consideration of Representations 

 
 

126. Eighteen letters of objection were received. The following issues were raised: 
 
This site should be designed for employment land as per the zoning and in 
conjunction with the adjacent application; 

 
127. As discussed above, the site was largely removed from the employment zoning 

when the site was reduced from 9.24 hectares to 8.4 hectares to allow for the 
road amendments to the transport corridor.  
 

128. This amendment effectively unzoned this site for employment but still afforded it 
protection for the link road.  

 
129. Whilst draft policy MCH16 might be a material consideration as removed 70% 

of the site from the MCH08 employment zoning little weight is attached to the 
requirement of the policy 

 
130. It is indicated that approximately 30% of this is still within the employment 

zoning and would be contrary to PPS 4 if looked at in isolation. Other material 
considerations have been weighed in the assessment of this application and it 
is not agreed that up to 30% of the wider designation is made up from this site 
for the reasons set out earlier in this report 

 
 
An application for housing should not in effect change the zoning of the area 
from employment; 
 

131. The KSR relating to the whole of the MCH08 zoning has a requirement that 
access shall be from the proposed Millmount Link Road. This application allows 
for a link to be made to the remainder of the zoning in order to fulfil this KSR.  
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132. Indeed the Comber Road is a Protected Route therefore access must be shown 

off a minor road as a preference.  This proposal does not prejudice the ability of 
the wider lands being serviced from the Millmount Road for the reasons set out 
in the report.    

 

Precedent for remainder of zoning 
 

133. This application is considered on its own merits. This is a small portion of the 
larger zoning and can create a gateway into the Millmount Road. This proposal 
will not adversely impact on the potential future development of the wider lands 
for the reasons set out above.    
 

Formerly green belt and should be returned to greenbelt to blend with Billy Niell 
Soccer Centre of Excellence 
 

134. This is an opinion however the draft BMAP which is still given significant 
material weight and the policy and other material considerations have to be 
weighed against the fact that the site is located within the settlement limit in a 
primarily residential neighbourhood.    
 

DFI Roads prefer a link through this site to the industrial lands to the east, this 
is inappropriate to give a strip off as housing and then access industry through 
housing and is an obvious conflict 
 

135. The development has been designed so as there is no conflict with the 
adjoining mixed use development which also contains an element of housing 
should it be approved. The proposed link to the remainder of the lands is as a 
result of a KSR and policy PPS3 regarding protected route’s and the use of an 
alternative minor road. 
 

Contrary to BMAP and the emerging LDP 
 

136. The application is contrary in part to draft BMAP for the 30% portion of the site 
which is still zoned for industry. These matters are dealt with in the main body 
of the report.   The emerging LDP is not at the stage were any significant 
material weight could attached to the emerging LDP.be.  
 

Housing already overzoned in Castlereagh and approval of this would 
aggravate the inner city decline in Belfast 
 

137. Each application is considered on its own merits against prevailing planning 
policy and all other material considerations. There is housing development on-
going within the area and there is no evidence to correlate the erection of 7 
detached dwellings with the depopulation of inner city East Belfast.  Draft 
BMAP always envisaged housing growth on the edge of metropolitan Belfast.    
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Because the land has not been taken up as employment yet does not mean 
that it won’t be needed as the population in the area rises 
 

138. A new LDP is under construction in which the future need for employment land 
will be set out. The fact that the land has not been developed and has 
technically been within the development limit with a portion of employment 
zoning for a considerable number of years is also a material consideration to be 
weighed and is considered in the detail of the report above  
 

No EIA has been requested 
 

139. An Environmental Impact Assessment (EIA) was carried out in accordance with 
legislative requirements as the case officer identified that the site fell within 
Schedule 2 of the Planning (Environmental Impact Assessment) Regulations 
(NI) 2015 and sought to establish if the development as presented would have 
significant environmental effects on the environment.  
 

140. A number of consultations were carried out in order to assist this determination 
and it was determined that any effects were ‘not significant’ and a negative 
determination was made. 
 

Conclusions 

 
141. Significant material weight is attached to the location of the land within the 

development limit of Urban Castlereagh and that 70% of the site is between the 
new upgraded Millmount Road and land reserved for employment use in the 
Plan.    

 
142. Little or no determining weight is afforded to the protection of the road line as 

the road is constructed to a standard suitable as a non-strategic road link and 
DfI Roads have not objected to the proposal.   They have also clarified that the 
land is not necessary for any future upgrade to this infrastructure.   

 
143. It is acknowledged that part of the proposal is to develop land zoned for 

employment.   While contrary to the local development plan and prevailing 
policy tests set out in the SPPS and PPS4 which seek to secure the retention of 
zoned land and economic development uses the area of land is too small to 
accommodate any feasible proposal and is used to create a buffer between the 
potentially competing land uses.    

 
144. The development of the wider employment zoning is not prejudiced by the 

proposed use of the land for housing.     
 

145. Acoustic fencing and landscaping is located on the common boundary to 
address any local amenity impacts and access is provided to the boundary of 
the site as the Comber Road is a protected route and it was envisaged in the 
Plan that access would be from Millmount Road.     
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146. The proposed housing in is accordance with the  requirements of the SPPS and 
policy QD 1 of PPS 7 as the detail of the proposed layout and design of the 
buildings create a quality residential environment and when constructed would 
not adversely impact on the character of the area or have a detrimental impact 
on the amenity of existing residents.   

 
147. The use of the land for housing provides a sense of arrival and an 

understanding that the land beyond is primarily residential in character.  It is a 
counterfoil to the housing located on the opposite side of Millmount Road.    

 
148. It also has the potential to create a soft edge and buffer to the use of the land 

behind for employment use.    
 

149. The scheme is also in accordance with the requirements of PPS3 in that the 
proposed development will not compromise traffic progression in the immediate 
area nor will it create any road safety concerns.  The detail submitted also 
demonstrates that in curtilage parking is to be provided to each dwelling and to 
the required standard for this form and scale of development. 

 

Recommendations 

 

150. On balance it is recommended that planning permission is approved. 

 

Conditions 

 

151. The following conditions are recommended: 
 
 The development hereby permitted shall be begun before the expiration of 

5 years from the date of this permission.  
 
Reason: As required by Section 61 of the Planning Act (Northern Ireland) 
2011. 

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

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

The Department hereby determines that the width, position and 
arrangement of the streets, and the land to be regarded as being 
comprised in the streets, shall be as indicated on Drawing No: P300/R01d 
bearing the Area Planning Office date stamp 12 March 2018 and the 
Departure for Infrastructure Determination date stamp of 13 April 2018. 
 
Reason:  To ensure there is a safe and convenient road system to comply 
with the provisions of the Private Streets (Northern Ireland) Order 1980.  
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 No dwelling shall be occupied until provision has been made and 
permanently retained within the curtilage of each dwelling for the parking 
of private cars in accordance with drawing No.  P300/R01d bearing the 
Area Planning Office date stamp of 12 March 2018 and the Department 
for Infrastructure Determination date stamp of 13 April 2018. 

 
Reason: To ensure adequate (in-curtilage) parking in the interests of road 
safety and the convenience of road users. 

 
 The vehicular accesses, including visibility splays and any forward sight 

distance, shall be provided in accordance with Drawing No P300/R01d 
bearing the Area Planning Office date stamp 12 March 2018 and the 
Department for Infrastructure Determination date stamp of 13 April 2018, 
prior to the (occupation ) 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 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. 

 
 No dwelling shall be occupied until hard surfaced areas have been 

constructed in accordance with approved drawing no P300/R01d Bearing 
the Area Planning Office date stamp 12 March 2018 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 access gradient(s) to the dwelling(s) 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. 

 
 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.  

 
 Prior to development commencing a report should be submitted to the 

Council Planning Unit detailing the preferred ground gas protection 
measures as outlined in section 3.2 of the Remediation Strategy. The 
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report should include the detailed design of the preferred ground gas 
protection measures supported by detailed drawings and specifications in 
accordance with BS8584:2015 Code of practice for the design of 
protective measures for methane and carbon dioxide ground gases for 
new buildings. 

 
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 

 
 The development should not be occupied until the preferred ground gas 

protection measures as detailed in the Remediation Strategy have been 
implemented. 

 
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 

 
 After completing the remediation works under conditions 9; and prior to 

occupancy of the development, the remediation measures shall be 
validated in order to ensure and verify that the remediation measures 
have been implemented in accordance with the remediation strategy and 
the objectives have been met. Substantiating information (in accordance 
with CLR 11) should be submitted to the Planning Service Unit (in 
consultation with the Environmental Health Service Unit) in the form of a 
written validation report 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  

 
 The applicant shall have full regard to all relevant and current guidance 

and standards during the remediation and validation processes and shall 
incorporate such detail within any report submissions required to be 
submitted for prior approval by the Planning Service Unit (in consultation 
with the Environmental Health Service Unit).   

 
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  

 
 In the event that previously unknown contamination is discovered, falling 

outside the scope of the remediation strategy, development on the site 
shall cease. Planning Service should be advised and a full written risk 
assessment in line with current government guidance (Model Procedures 
for the Management of Land Contamination – CLR11) that details the 
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nature of the risks and any necessary mitigation measures should be 
submitted for approval by Planning Service (in consultation with the 
Environmental Health). 

 
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 

 
 Connection to the main sewer with Northern Ireland Water approval 
 

Reason: To protect the amenity of neighbouring dwellings with respect to 
odour 

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

the approved details and the appropriate British Standard or other 
recognised Codes of Practise. The works shall be carried out prior to the 
occupation of any part of the development.   

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

 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 the Council. 
The programme should provide for the identification and evaluation of the 
archaeological remains within the site, for mitigation of the impacts of the 
development through excavation recording or by preservation of remains 
and for the preparation of an archaeological report. 

 
Reason: To ensure that archaeological remains within the application site 
are properly identified and protected or appropriately recorded. 
 

 No site works of any nature or development shall take place until 
arrangements have been made and agreed, in writing, with the 
Department, for archaeological surveillance of top soil stripping and site 
preparation and for the recording of any archaeological remains which 
may be identified. 

 
Reason: To ensure that archaeological remains, which may exist within 
the application site are properly identified and recorded. 
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Lisburn & Castlereagh City Council 

Council/Committee Planning Committee 

Date of Committee 
Meeting 

6 January 2020 

Committee Interest Major  

Application Reference LA05/2018/0512/F 

Date of Application 25 May 2018 

District Electoral Area Castlereagh East 

Proposal Description Erection of 49 apartments and 244 dwellings, 
realignment of spine road granted approval under 
Y/2009/0303/RM, access arrangements, 
signalisation of Newtowaards Road / Old Mill 
Meadows and Comber Road / Millmount Road 
junctions car parking, landscaping and associated 
site works 

Location Lands surrounding 9 Millmount Road  comprising 
lands northeast of Comber Greenway, east of 
Millmount Road and 150 metres west and 
southwest of 60 Greengraves Road Dundonald. 

Representations Two Hundred and Five 

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 development 
comprises 50 units or more.   

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

recommendation to approve as the requirements of the SPPS and policy QD 1 
of PPS 7 are met in full. The detailed layout and design of the proposal creates 
a quality residential environment and when the buildings are constructed will 
not adversely impact on the character of the area or have a detrimental impact 
on the amenity of existing residents in properties adjoining the site.   

 

APPENDIX 5.1(b)HoS 
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3. The access arrangements including the delivery of the final section of the spine 
road between the Upper Newtownards Road and Comber Road and part of the 
protected road line are in accordance with the requirements of draft BMAP and 
the regional policy requirements of PPS3.    

 
4. The uplift in density of development has been taken account of with the 

developer putting forward a proposal to signalise the two junctions where the 
spine road meets the Upper Newtownards Road and Comber Road.  DfI Roads 
are satisfied with the detail of the proposed works.     

 
5. The proposal is assessed against the requirements of the Article 40 agreement 

associated with the wider housing designation.  The general layout and 
arrangements of the buildings and roads are broadly in accordance with the 
concept master plan attached to the agreement.    

 
6. Confirmation has been provided that the applicant will meet their obligations to 

deliver neighbourhood facilities in accordance with the agreement.   
 

7. In a letter to the Council on 11 December 2019 the applicant confirmed that a 
payment had been made to the Northern Ireland Housing Executive. It is 
indicated by them that this fulfils their obligation under the agreement.          

 
 

Description of Site and Surroundings 

 

8. The site is located on lands northeast of Comber Greenway, east of Millmount 
Road and 150 metres west and southwest of Greengraves Road, Dundonald 
and is comprised of approximately 15 hectares of undeveloped land that would 
appear to have been previously used for agriculture 

 
9. The land is bounded to the north by Coopers Mill, a residential development of 

approximately 500 dwellings.   
 

10. To the east is the open countryside with land mainly used for agriculture and to 
the southeast is the Billy Neill playing fields. 

 
11. To the northwest beyond Millmount Road is the open space associated with 

Ballybeen Estate. 
 

12. The Comber Greenway, which provides pedestrian and cycle connection from 
Comber to Belfast City Centre, forms the southern boundary. 

 
13. The housing in the local context is mainly comprised of a mix of detached, 

semi-detached and terraced dwellings.   There are also two and three storey 
apartment blocks throughout the wider residential neighbourhood. 
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Proposed Development 

 

14. The application is for the erection of 49 apartments and 244 dwellings, 
realignment of the spine road, access arrangements, signalisation of 
Newtownards Road / Old Mill Meadows and Comber Road / Millmount Road 
junctions, car parking, landscaping and associated site works. 

 

Relevant Planning History 

 
15. The relevant planning history for the site and adjacent lands includes the 

following: 
 

Application 
Reference 

Description of Proposal and Address Decision 

Y/1996/0407/O Residential Development, Lands at Millmount 
Road / Greengraves Road, Dundonald. 
 

Approved 
September 
2002  

Y/2007/0285/F Development of retail unit and community 
building (Village Hall)  

Approved 
January 2012 
 

Y/2007/0527/F Residential Development (Phase one) 
comprising 95 detached, semi-detached and 
townhouse dwellings with garages, car ports 
and associated site works on  
Lands approximately 100 metres south of 
Millmount House, 9 Millmount Road, 
Ballylisbredan, Dundonald. 
 

Approved 
March 2010  

Y/2009/0454/F Access arrangements to land for housing 
development (Amendments to access 
arrangements proposed under 
Y/2007/0527/F & Y/2009/0303/RM to 
facilitate access to approved housing) to 
include realignment of Millmount Road 
including new junction with Comber Road, 
amended access arrangements for 2-6 
Millmount Road & Millmount Chase 
roundabout, toucan crossing, cycle 
connection to Comber Greenway internal 
housing road and ancillary works. 
 
Land South of 2, 4 & 6 Millmount Road, 
South & East of Millmount Chase and South 
& West of 9 Millmount Road, Dundonald. 
 

Approved 
January 2012 
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Y/2013/0146/F Erection of 18 dwellings (4 detached, 10 
semi-detached and 4 townhouses) with 
garages, car parking and associated site 
works – amendments to planning permission 
Y/2007/0527 comprising revised access 
arrangements from Comber Road as 
previously approved under permission 
Y/2009/0454/F  
 
Land south of 2, 4 & 6 Millmount Road south 
and east of Millmount Chase and south & 
west of 9 Millmount Road. 
 

Approved  
November 
2013 

Y/2013/0316/F Erection of 8 apartments, Change of house 
types of 49 dwellings to previous permission 
Y/2007/0527/F. Associated site works and 
access arrangements from Comber Road in 
accordance with previous permission 
Y/2013/0146/F  
 
Lands approximately 100 metres south of 
Millmount House, 9 Millmount Road, 
Ballylisbredan 
Dundonald. 
 

Approved  
October 2014 

Y/2013/0319/F Construction of 6 dwellings with garages, 
landscaping, private amenity space, car 
parking, associated site works and access 
arrangements from Comber Road in 
accordance with planning permission 
Y/2013/0146/F. 
 
Land approximately 35 metres south of 
Millmount House, 9 Millmount Road 
Ballylisbredan, Dundonald. 
 

Approved 
October 2014.  

Y/2014/0161/F Construction of 3 detached dwellings and 4 
semi-detached dwellings with garages (7 
units in total), landscaping, parking, 
associated site works and access 
arrangements from Comber Road in 
accordance with previous permission 
Y/2013/0146/F. 
 
Lands approximately 40 metres south of 
Millmount House, 9 Millmount Road, 
Ballylisbredan 
Dundonald. 
 

Approved 
December 
2014 
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Y/2014/0259/F Construction of 6 detached dwellings and 12 
semi-detached dwellings with single storey 
garages landscaping, parking, associated 
site works and access arrangements from 
Comber Road in accordance with planning 
permission Y/2013/0146/F (revised 
description). 
 
Lands approximately 240 metres south east 
of Millmount House, 9 Millmount Road, 
Ballylisbredan, Dundonald. 
 

Approved  
February 
2015 

Y/2014/0260/F Construction of 2 detached dwellings and 8 
no. semi-detached dwellings, single storey 
garages at sites 108,128, 135 and 136, 
landscaping, parking, associated site works 
to include 1.2m high retaining wall and 
access arrangements from Comber Road in 
accordance with planning permission 
Y/2013/0146/F (Amended Plans) 
 
Lands approximately 60 metres south east of 
Millmount House, 9 Millmount Road, 
Ballylisbredan, Dundonald. 
 

Approved July 
2015  

Y/2014/0326/F 10 detached dwellings and 14 semi-detached 
dwellings with garages and associated site 
works  
 
Lands approximately 120 metres south of 
Millmount House 9 Millmount Road, 
Ballylisbredan Dundonald, BT16 1UY. 
 

Approved July 
2015 

LA05/2019/0002/O Development of site for residential purposes 
(housing), public open space, street network 
to include pedestrian and cycle provision and 
access to Comber greenway and Billy Neill 
Soccer Centre, vehicular access onto 
Comber Road, landscaping and any other 
necessary works.  
 
Land at Comber Road, Dundonald north of 
Comber Road East of Millmount Road and 
south of the Comber Green. 
 

Pending 

LA05/2016/0985/F Erection of 10 detached dwellings, with car-
parking, landscaping, associated site works 
and access arrangements from Millmount 
Road, Dundonald. 
 

Pending 
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Lands approximately 75 metres south-east of 
1 Millmount Chase, Dundonald. 
 

 

16. As indicated above, the application exceeds the threshold for major 
developments as set out in the Planning (Development Management) 
Regulations (Northern Ireland) 2015. 

   
17. On this basis the Applicant was required to engage in pre-application 

community consultation (PACC).   
 

18. A Pre-Application Community Consultation report submitted in support of the 
application provides a record of the consultation that have taken place in order 
to inform interested parties of the application proposals.  

 
19. The format of the report is in accordance with the Practice Note and contains 

the relevant information required.   It advises that all feedback received during 
the consultation period has been recorded and considered as part of the 
evolution of the design process. 

 
20. The application was also supported with the following technical assessments 

and other reports: 
 
 Landscape Management Plan 
 Design & Access Statement 
 Ground Gas Risk Assessment 
 Drainage Assessment 
 Transport Assessment 
 Article 40 Agreement Compliance Statement 
 
 

Planning Policy Context 

 

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

 
 Regional Development Strategy (RDS) 2035 
 Belfast Urban Area Plan (BUAP) 2001 
 Draft Belfast Metropolitan Area Plan (BMAP) 2015; 
 Strategic Planning Policy Statement for Northern Ireland (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) 8 - Open Space, Sport and Outdoor 

Recreation 
 Planning Policy Statement 12 (PPS 12): Housing in Settlements 
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 Planning Policy Statement 15 (PPS) 15 – Planning and Flood Risk 
 Creating Places: Achieving quality in residential environments  
 DCAN 8 

 
Consultations 

 

22. The following consultations were carried out 

Consultee Response 
DfI Roads  No objection. Conditions and informatives 

provided.    
LCCC Environmental 
Health 

No Objections. 

NI Water Standard response, no objection.   
DAERA Water 
Management Unit 

Content with the proposal. 

DAERA Natural Heritage 
and Conservation 

Content with the proposal. 

Northern Ireland Housing 
Executive 

Supportive of the Proposal 

 

Representations 

 
23. Two hundred and five letters of objection have been submitted in respect of the 

proposal.  The following issues have been raised:  
 

 There should be no major development on site regardless of planning 
history 

 Future access may be through existing open space/loss of open space 
Billy Neill 

 Concern regarding archaeological interests; 
 Increase in traffic; 
 Spine road not required or wanted/spine road was never delivered; 
 Insufficient community consultation; 
 Pumping station not suitable; 
 Bats in area; 
 Insufficient local amenities; 
 Local Schools over-subscribed; 
 Contrary to PPS 15 
 Mammal survey not available to view 
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Consideration and Assessment 

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

are: The main issues to consider in the determination of this planning 
application are: 
 
 Local Development Plan 
 Principle of Development 
 Planning History 
 Quality Residential Environments: 

- Impact on Character of the Area 
- Layout/Design/Materials and Impact on Residential Amenity 
- Provision of Open Space / Landscaping 

 Design Concept Statements, Concept Master Plans and Comprehensive 
Planning 

 Safeguarding the Character of Established Residential Area 
 

 Public Open Space 
 Access, Movement and Parking 
 Archaeology and Built Heritage 
 Natural Heritage 
 Flooding and Drainage 
 Other Material Considerations 

 
Local Development Plan 

25. Section 6(4) of the Planning Act (NI) 2011 requires that in making a 
determination on planning applications regard must be had to the requirements 
of the local development plan and that determination of applications must be in 
accordance with the plan unless material considerations indicate otherwise.   
 

26. On 18 May 2017, the Court of Appeal ruled that the purportedly adopted Belfast 
Metropolitan Area Plan (BMAP) 2015 had in its entirety not been lawfully 
adopted. 

 
27. As a consequence of this decision, the Belfast Urban Area Plan (BUAP) 2001 is 

the statutory development plan for the area, however, draft BMAP remains a 
material consideration.   
 

28. Within the BUAP, part of the site is zoned for housing with the remainder of the 
site located on lands beyond the settlement limit. 
 

29. The application site is located within the Settlement Development Limit of 
Castlereagh and zoned for housing in the draft BMAP (designation MCH 
03/12).   

 
30. Draft policy SETT 2 Development within the Metropolitan Development Limit 

and Settlement Limits states that planning permission will be granted for 
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development proposals that accord with the specified use or ranges of uses 
and the key site requirements , where specified. 

 
31. Within draft BMAP the land is also zoned for housing within designation MC 

03/06 – Housing Land at Millmount, Quarry Corner and Carrowreagh Road.  
 
32. As the site was committed at the time of the publication of draft BMAP no key 

site requirements were attached to the zoning. 
 

33. In a recent publication the Chief Planner for Northern Ireland advised that for 
those planning authorities subject to draft BMAP, that the draft plan along with 
representations received to the draft plan and the PAC inquiry report remains 
as material considerations to be weighed by the decision-maker. 

 
34. Significant material weight is afforded to the draft plan and PAC inquiry report 

and the principle of the development of this land is weighed primarily against 
those policies associated with the draft housing zoning in draft BMAP.  
 
 
Principle of Development 
 

35. As the site lies inside the settlement limit and it is stated in draft BMAP that on 
lands zoned for housing, proposals for new housing development will be 
assessed against prevailing regional policy.     
 

36. The Strategic Planning Policy Statement (SPPS) published in September 2015 
states that until the Council adopts the Plan Strategy for its new Local 
Development Plan there will be a transitional period in operation.   

 
37. 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.   

 
38. The SPPS states that planning authorities should be guided by the principle 

that sustainable development should be permitted, having regard to the local 
development plan and all other material considerations, unless the proposed 
development will cause demonstrable harm to interests of acknowledged 
importance.     
 

39. The SPPS states that the policy approach must be to facilitate and promote 
more sustainable housing development within existing urban area and the 
provision of mixed housing development with homes in a range of sizes and 
tenures.   
 

40. It also states that good design identifies and makes positive uses of the assets 
of a site and the characteristics of its surroundings to determine the most 
appropriate form of development.   
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41. Strategic policy states that the key to successful place-making is the 
relationship between different buildings, the relationship between buildings and 
streets etc. and that the compatibility of a development with its immediate and 
wider context, and the settlement pattern of a particular area are important 
considerations.   
 

42. Having considered the content of both the SPPS and the retained policies at, 
QD1 of PPS 7 no distinguishable differences are found that should be 
reconciled in favour of the SPPS. 
 

43. As the application site is within lands zoned for housing use it is considered to 
meet the sustainable development needs of the local area as identified within 
the LDP and is therefore considered in principle to be acceptable. 
 

 
Planning History 

 
44. The site has an extensive planning history associated with these land dating as 

far back as the Belfast Urban Area Plan 2001 whitelands Inquiry.    
 

45. The Inquiry determined the extend of lands to be released in this part of 
Castlereagh, as well as providing the basis for the subsequent agreement of a 
Concept Master Plan (CMP) for the subject land and associated Article 40 
planning agreement. 

 
46. Following the Inquiry, outline planning permission was granted for the lower 

section of these lands now known as Millmount Village in September 2002.   
The specific lands were identified as Phase 2A and 2B in the associated 
concept master plan. 

 
47. An application for approval of reserved matters was agreed by the Council in 

July 2017.  Works were commenced on the site and the development was 
being built out in accordance with the approved plans.     

 
48. This application proposes an amended layout to the one previously approved 

on the lands currently not built out (in accordance with the approval of 
Reserved Matter).   The applicant has confirmed that the modified house types 
are more reflective of prevailing market conditions   

 
49. Significant weight is attached to the previous history of approval for housing on 

this land and as a valid fall-back position exists the general layout and 
arrangement of the proposed buildings is weighed in this context.     

 
50.  It is noted that the approval of reserved matters was conditioned to restrict no 

more than 400 dwellings being commenced on the site until the spine road 
through the development was completed to the satisfaction of DfI Roads. 
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Quality Residential Environments 
 

51. PPS 7 Quality Residential Environments sets out planning policies for achieving 
quality in new residential developments. 

 
52. Policy QD1 states that planning permission will only be granted for new 

residential development where it is demonstrated it will create a quality and 
sustainable residential environment 

 
53. Policy QD1 also directs that the design and layout of residential development 

should be based on an overall design concept that draws upon the positive 
aspects of the character and appearance of the surrounding area.  

 
Impact on the Character of Area 
 

54. The proposed site is located on land that is within the settlement limit of 
Castlereagh and zoned for housing in draft BMAP. 

 
55. The proposed development comprises amendment to the general layout and 

arrangement of the buildings and changes to house types approved under 
planning application Y/2009/0303/RM.   

 
56. The development as proposed is still generally in accordance with the approved 

Concept Master Plan (CMP) that was attached to the original grant of outline 
planning permission (Y/1996/0407/O).  

 
57. The immediate area is comprised predominantly of detached dwellings and 

semi-detached dwellings set in medium sized plots with in curtilage parking.   
 

58. The plot sizes and general layout proposed is consistent with and comparable 
with other built development located in the vicinity of the site.   
 

59. The character of the area would not be significantly changed by the proposed 
amendments to the scheme and it is considered that the proposal would not 
harm the established residential character of the area.  

 

Layout/Design/Material and Impact on Residential Amenity 

 
60. There are number of different house types proposed and all the dwellings are 

two storey. A sample description of the some of the dwelling is outlined below.  
  
61. House type SR 15.2 is a semi-detached dwelling.  This dwelling will have a 

ridge height of approximately 8.7 metres and include a single storey sunroom to 
the rear. The materials proposed for the dwelling include white render walls, 
blue/grey interlocking roof tiles, solid timber doors and UPVC windows and 
rainwater goods.  
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62. House type SR 3 is block of four terraced dwellings which have single storey 
sunrooms to the rear. These terraces will have ridge heights of approximately 
9.2 metres and the materials proposed include facing brick walls, blue grey 
interlocking roof tiles and solid timber doors, UPVC windows and rainwater 
goods.  

 
63. There are also 10 three storey apartment blocks proposed throughout the 

development.   Nine of these blocks (Block B) contain 5 units and 1 block 
(Block A) has 4 apartments.   

 
64. Block B is three storeys in height and a ridge height of approximately 12.2 

metres.  The materials proposed for Block B include facing brick with smooth 
coloured render, concrete interlocking roof tiles, solid and UPVC doors, 
windows, and rainwater goods.  

 
65. Block A is two storeys in height and will have a ridge height of approximately 

8.2 metres.   The materials proposed for Block A include facing brick with 
smooth coloured render, concrete interlocking roof tiles, solid and UPVC doors, 
windows, and rainwater goods. 

 
66. The finishes proposed to the dwellings and apartments are considered to be 

acceptable and in keeping with the established character of this area. 
 

67. Garages are proposed for most but not all of the sites.  The garages are 
subordinate in size to the dwelling and are positioned in an acceptable location 
within each plot.  The l finishes are designed to match the dwellings. 

 
68. The proposed layout is designed to ensure that there is appropriate separation 

distances between each plot.  The separation distances from the rear of the 
proposed dwellings to the common boundary is a minimum of approximately 9 
metres for the majority of all the plots ensuring there is a minimum of 18 metres 
back to back separation distance between each unit.  

 
69. On balance and having regard to the relationship between each plot to the 

adjacent housing it is considered that the guidance recommended in Creating 
Places is met.   

  
70. The layout of the rooms in each of the units, the position of the windows and 

separation distance also ensures that there is no overlooking into the private 
amenity space of neighbouring properties.  The buildings are not dominant or 
overbearing and no loss of light would be caused.  

 
Provision of Open Space / Landscaping 
 

71. The level of private amenity space varies from plot to plot throughout the 
development.  It ranges from a minimum of 60 square metres up to 332 square 
metres.   As an average this is 90 square metres which is consistent with the 
guidance in the Creating Places document.   

 



13 
 

72. A landscaping plan is submitted.  It demonstrates that the boundaries of the site 
would consist of native hedge planting and supplemented where necessary.   
Existing trees are to be retained along the boundaries as appropriate and that 
the proposed open spaces would be grassed with trees planted within.   

 
73. The eastern boundary of the site runs along the edge of the settlement 

development limit and buffer planting is proposed at a depth of not less than 10 
metres.  This is in accordance with policy.   

 
74. The landscaping proposals are accompanied by a written landscape 

management plan that details the maintenance programmes proposed to allow 
the proposal to visually integrate the development with its surroundings and 
develop a quality planting scheme that will reduce visual intrusion and enhance 
the development as a whole.  

 
75. It is contended this written management plan, in association with the detailed 

planting plan, is sufficient to ensure integration of the proposal to this location.  
 

 
Design Concept Statement, Concept Master Plans and Comprehensive 
Planning 
 

76. The SPPS states that a design concept sought from and agreed with the 
developer incorporating sustainable elements such as good linkage of housing 
with schools, community facilities and public transport; provision for cycling; 
adequate provision of open space and landscaping integrated with broader 
green and blue infrastructure systems; energy efficient design of housing units 
and use of sustainable drainage systems, where appropriate. 
 

77. Policy QD 2 - Design Concept Statement, Concept Master Plans and 
Comprehensive Planning states that planning authorities will require the 
submission of a Design Concept Statement, or where appropriate a Concept 
Master Plan, to accompany all planning applications for residential 
development. 

 
78. The Policy directs that a Concept Master Plan will be required for planning 

applications involving  
 

(a) 300 dwellings or more; or 
(b) The development, in part or full, of sites of 15 hectares or more zoned for 

housing in development plans; or  
(c) Housing development on any other site of 15 hectares or more. 

 
79. It advises that in the case of proposals for the partial development of a site 

zoned for housing the Concept Master Plan will be expected to demonstrate 
how the comprehensive planning of the entire zoned areas is to be undertaken. 
 

80. The Design and Access statement dated May 2018 explains at section 4 that 
the scheme has been designed to comply with the principles set out in the 
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Concept Master Plan which governs the development of the wider lands of 
Coopers Mill and Millmount through an Article 40 agreement. 

 
81. It advises that the design principles established through the Article 40 

agreement and worked up in the Reserved Matters approval have been 
respected in this amended proposal.  . 

 
82. It is accepted that the proposed development is in accordance with the broad 

principles set out in the original Concept Master Plan for Millmount and that the 
applicant has demonstrated how the proposal is in compliance with the terms of 
the agreement in so far as they relate to the delivery of the spine road and to 
their commitment to contribute to the delivery of neighbourhood/community 
facilities. 
 
Housing in Settlements 
 

83. Paragraph 6.133 of the SPPS states that good quality housing is a fundamental 
human need that plays a significant role in shaping our lives and our communities. A 
home is a vital part of people’s lives and contributes to creating a safe, healthy and 
prosperous society. The planning system can play a positive and supporting role in the 
delivery of homes to meet the full range of housing needs of society, within the wider 
framework of sustainable development 
 

84. Strategic Policy also advises that achieving balanced communities and strengthening 
community cohesion is one of the major themes underpinning the RDS and that the 
provision of good quality housing offering a variety of house types, sizes and tenures 
to meet different needs, and development that provides opportunities for the 
community to share in local employment, shopping, leisure and social facilities, is 
fundamental to the building of more balanced communities.  

 
85. In consultation with the Northern Ireland Housing Executive a need for social 

housing was identified that could be met on their own land consistent with an 
earlier grant of planning permission.   No additional units within the proposed 
site are necessary to meet any additional social housing requirement and the 
policy provisions of PPS 12 are met in full.   

 

Public Open Space 
 

86. PPS 8 – Open Space, Sport and Outdoor Recreation 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. 

 
87. Open space is essential in any community for both amenity and recreation 

purposes and often contributes positively to the character, attractiveness and 
vitality of our cities, towns and villages. 
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88. Policy OS2 – Public Open Space in New Residential Development directs that 
open space must form an integral part of the development where a proposal 
exceeds an area of one hectare and is for more than 25 dwellings.   
 

89. It advises that a normal expectation will be the provision of such space on at 
least 10% of the total site area. The agent has indicated that around 18% of the 
site will be open space/ 

 
90. Policy directs that for residential development of 100 units or more, or for 

development sites of 5 hectares or more, an equipped children’s play area will 
be required as an integral part of the development. 

 
91. The detail submitted with the application demonstrates that there are four areas 

of open space to be provided throughout the site.  These areas of open space 
had been positioned so that no one property is more than 200 metres form an 
area of public open space. The agent has also demonstrated than more than 
10% of the total site comprises open space.  

 
92. More than 100 dwellings are proposed as part of this development therefore an 

equipped children’s play park is also required in line with Policy OS2 of PPS8. 
 

93. Two equipped children’s play areas are proposed as part of the development. 
One is to be located in the northern portion of the site and one in the south 
western portion of the site.  
 

94. It is recommended that a condition is attached to any decision to ensure that 
the detail of the park equipment proposed is submitted and agreed in writing 
with the Council prior to the commencement of any works.    

 
95. The threshold for the construction of both play areas will also be set having 

regard to the requirements of the policy and the number of units already 
constructed in early phases of the Millmount development. 

  

Access, Movement and Parking  
 

96. PPS 3 – Access, Movement and Parking sets out the policies for vehicular 
access and pedestrian access, transport assessments, the protection of 
transport routes and parking.   
 

97. It forms an important element in the integration of transport and land use 
planning and it embodies the Government’s commitment to the provision of a 
modern, safe, sustainable transport system. 
 

98. Policy AMP1 – Creating an Accessible Environment aims to create an 
accessible environment for everyone.  
 

99. Policy AMP7 – Car Parking and Servicing Arrangements requires proposals to 
provide adequate provision for car parking and appropriate servicing 
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arrangements.  
 

100. Detail submitted with the application demonstrates how the internal layout of 
the proposed development will provide for a safe and convenient road system. 
The detail also demonstrates that in curtilage parking is to be provided to each 
dwelling.  DfI Roads has confirmed that it has no objection to the general layout 
and arrangement of the roads within the proposed development on the grounds 
of roads safety or traffic impact.   
 

101. The proposed parking provision has been assessed against the guidance set 
out in the Creating Places document and is assessed to be in general 
accordance with this.   The majority of parking is provided in curtilage for the 
dwellings and communally in parking courts for the apartments.    

 
102.  DfI Roads have not identified any concerns in relation to the detailed layout 

and arrangement of the parking.  
 

103. It is therefore accepted  that the proposal as presented is compliant with the 
key access, movement and parking policy tests and that the key site 
requirements which requires the access arrangement to be agreed with DfI 
Roads Service has been satisfied.  

 
104. The access arrangements including the delivery of the final section of the spine 

road between the Upper Newtownards Road and Comber Road and part of the 
protected road line are in accordance with the requirements of draft BMAP and 
the regional policy requirements of PPS3. 
 
Archaeology and Built Heritage 
 

105. PPS 6 - Planning, Archaeology and the Built Heritage sets out policies for the 
protection of our archaeology and built heritage.   

 
106. Policy BH1 and BH2– Preservation of Archaeological Remains of regional and 

local importance states that planning authorities Department will operate a 
presumption in favour of the physical preservation in situ of archaeological 
remains of regional importance/local and their settings.  

 
107. These comprise monuments in State Care, scheduled monuments and other 

important sites and monuments which would merit scheduling. Development 
which would adversely affect such sites of regional importance or the integrity 
of their settings will not be permitted unless there are exceptional 
circumstances. 

 
108. A site of this size would normally be considered by Historic Environment 

Division to contain some buried archaeology.  No archaeological or built 
heritage interests have been identified, therefore the proposal is not tested 
against the requirements of this policy.  
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Natural Heritage 
 

109. PPS 2 – Natural Heritage, sets out the planning polices for the conservation, 
protection and enhancement of our natural heritage.  

 
110. After initial concerns regarding the culverting of Millmount Stream, Natural 

Environment Division (NED) acknowledged that the area to be culverted was 
previously approved under Y/2009/0303/RM.  

 
111. They further stated that as planning approval has been previously granted, 

NED had no further comment to make regarding the culverting of the 
watercourse. 

 
112. With regards to badger activity within the site NED advised that two setts will 

require closure.  They advised that a condition should be attached to the 
decision notice to ensure that a Wildlife Licence is sought for the closure of 
these setts prior to any other works commencing on the site. 

 
113. Having considered the advice of NED and assessed this against the 

requirements of policies NH 2 and NH 5 of PPS 2 it is accepted that the 
proposed development will not have a negative impact on any protected 
species or natural heritage features within the site. 

 
 

Flooding and Drainage 
 

114. PPS 15 – Planning and Flood Risk sets out policy 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. 

 
115. Rivers Agency have confirmed that the extent of the floodplain impacted by the 

proposed spine road is largely unchanged to that approved under 
Y/2009/0303/RM.  

116. Rivers Agency are therefore satisfied that an objection on the grounds of policy 
FLD 1 cannot be sustained. 

 
117. Policy FLD 2 – Protection of Flood Defence and Drainage Infrastructure states 

that planning authority will not permit development that would impede the 
operational effectiveness of flood defence and drainage infrastructure or hinder 
access to enable their maintenance. They also require that a 5 metre working 
strip should be proved to aloe future maintenance.  

 
118. Rivers have confirmed that drawing number 2703-050-04-28-001 Rev M (Site 

Layout) date stamped 7 October 2019 indicates compliance with this part of the 
policy as a satisfactory sized working strip is protected on this drawing. 

 
119. Policy FLD 3 Development and Surface Water (Pluvial) Flood Risk outside 

Flood Plains - Rivers Agency have confirmed that the surface water discharge 
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from this relevant part of the site fits in with the overall drainage plan for the 
entire site.  

 
120. All surface water discharges are attenuated and limited to greenfield run-off 

rates in accordance to the previously agreed schedule 6 consent discharge 
points dated May 2014. The total entire site discharge at greenfield run-off rate 
of all phases of the site is 388.6 l/s. 

 

121. Evidence has been provided that the design demonstrates that it will not flood 
within Q100 design events and the drainage design is in accordance with 
Sewers for Adoption Northern Ireland.  DfI Rivers have no site specific 
objections under this section of the policy.  

 
122. Policy FLD 4 – Artificial Modification of Water Courses. Rivers Agency have 

confirmed that this section of the policy is not applicable as there is to be no 
new culverting of watercourses. 

 
123. Policy FLD 5 – Rivers Agency advise that it is not applicable to this site based 

on the information provided and the land is not within the inundation of any 
known reservoir.  

 

Other Material Considerations 
 
124. As indicated above, section 6(4) of the Planning Act (NI) 2011 requires that in 

making a determination on planning applications, regard must be had to the 
requirements of the local development plan and that determination of 
applications must be in accordance with the plan unless material considerations 
indicate otherwise. 
 

125. A statement of compliance in respect of the Article 40 agreement attached to 
these lands was requested from the applicant as part of the processing of this 
application.  The Agent in a response to the request confirmed the following.   
 
Spine Road/EWay and Associated Contributions 

 
126. That 50% of the spine road as detailed in the CMP has been completed from 

the Comber Road, through the Millmount roundabout to the first junction in 
accordance with the road layout approved under Y/2009/0303/RM. 
 

127. It also advises that the main road has also been completed by others from the 
Upper Newtownards Road, through Harberton Heights and Coopers Mill to the 
boundary with the NIHE lands. They indicate that no further development of the 
spine road may lawfully take place until planning permission is granted in 
respect of the current application. 

 
128. Amendments are however sought under the current application to the general 

arrangement of the spine road, including additional bus lay-bys and a revised 
junction arrangement where the new road crosses the Greengraves Road.   
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129. Once completed, the spine road (as revised) will connect Millmount Village to 
Coopers Mill and covenants contained in the Article 40 agreement will be met in 
full. 

 
130. It is further advised at paragraph 3.6 of the statement that the pedestrian facility 

at the Upper Newtownards Road has been completed and is operation (as per 
Clause 7.6 of the agreement) and that the grant of planning permission in 
respect of the proposed development will allow the applicant to fully comply 
with all the requirements of Clause 7.0 in so far as it relates to road 
construction and alterations. 

 
131. Whilst the tension between the legal agreement in respect of the delivery of the 

spine road is noted, it is accepted that the development of the remainder of the 
lands within the context of the current application will ensure the delivery of the 
remaining stretch of the spine road along with the connection as previously 
envisaged through the reserved matters approval to the existing Coopers Mill 
development.   

 
132. In order to ensure the timely delivery of the spine road, it is recommended that 

no more than 60 houses are built and occupied until the Spine Road is 
completed to the satisfaction of DfI Roads.  

 

Phasing & Community Facilities 

133. The statement makes reference to clause 8.1 – 8.3 of the agreement which 
states that no dwellings are permitted to be occupied within Phase 1C (Coopers 
Mill) or 2B (NIHE retained land) prior to the completion of Phase 1B including 
the Mixed Use Village Centre (Coopers Mill lands).   

 
134. It advises at paragraph 3.8, that an application for the Mixed Use Village Centre 

was required to be submitted at the same time as the application for Phase 1B 
and if such an approval has not been granted by the time that all other housing 
in Phase 1B is completed, then the restrictions on occupying dwellings in 
Phase 1C and 2B shall cease to exist. 

 
135. At paragraph 3.9, the agent advises that planning permission was granted for a 

retail unit and village hall in January 2012 within the context of planning 
application Y/2007/0285/F and that the lands required for the Mixed Use Village 
Centre have been reserved but that to date, no development has commenced. 

 
136. The land associated with the current application and in the control of Millmount 

Village LLP are designated as Phase 2a on the phasing plan associated with 
the Article 40 agreement and as such, are not subject to the restriction 
associated with Clauses 8.1 – 8.3. 

 
137. With regard to landscaping and maintenance clauses within the agreement, a 

number of applications were accompanied where appropriate with Landscape 
Management and Maintenance plans which provided detail of the Management 
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company and arrangements for the management and maintenance of 
landscaping and open spaces. 

 
138. Whilst the position outlined above in respect of the proposed site not being 

affected by clauses 8.1 – 8.3, is noted.   Without any prejudice to any separate 
process in relation to securing the delivery of neighbourhood facilities as part of 
the comprehensive development of these lands confirmation is provided by the 
applicant they will meet their obligations to deliver neighbourhood facilities in 
accordance with the agreement.   

 
139. In a letter to the Council on 11 December 2019 the applicant confirmed that a 

payment had been made to the Northern Ireland Housing Executive. It is 
indicated by them that this fulfils their obligation under the agreement.          
 
 
Voluntary Contributions 
 

140. The SPPS acknowledges Developer Contributors and Community Benefits 
stating that in some circumstances, community benefits may be offered 
voluntarily by developers to communities likely to be affected by a 
development.  Community benefits can take a variety of forms including 
payments to the community; in-kind benefits; and shared ownership 
arrangements.   
 

141. It states that while the Department is committed to ensuring that local 
communities benefit from development schemes in their areas, such 
community benefits cannot be considered material considerations in decision-
taking and are distinct from developer contributions and planning conditions.  

 
142. The uplift in density of development has been taken account of with the 

developer putting forward a proposal to signalise the two junctions where the 
spine road meets the Upper Newtownards Road and Comber Road.  DfI Roads 
are satisfied with the detail of the proposed works.     

 
143. While contributions of this type are normally protected through a Section 76 

legal agreement as the proposed works are all in the public road it is accepted 
that in this circumstance that the roadworks can be protected by the use of a 
suitably worded planning condition.    

 
 

Consideration of Representations 

 

144. Two Hundred and Six letters of objection were received. Consideration of the 
issues raised are set out below: 

 
There should be no major development on site regardless of planning history. 
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145. The site is zoned for housing under draft BMAP and therefore any application 
submitted has to be considered on its own merits taking into account prevailing 
planning policy and all other material considerations. 

 

Future access may be through existing open space / loss of open space Bill 
Neil 

 
146. An objector has commented that a future access may be through existing open 

space. Consideration can only be given to applications that have been 
submitted for determination. Should an application be submitted in the future on 
open space it would be determined applying the relevant policy. 
 

147. The application does not involve the loss of open space within the Billy Neill 
pitches 

 

Concern regarding archaeological Interests 
 
148. Historic Environment Division (HED) were consulted with the proposal and are 

content that the proposal satisfies PPS 6 policy requirements, subject to 
conditions for the agreement and implementation of a developer-funded 
programme of archaeological works. This is to identify and record any 
archaeological remains in advance of new construction, or to provide for their 
preservation in situ.  
 

149. Although there will not be an archaeologist on site permanently a condition will 
be attached if the application is approved stating that access shall be afforded 
to the site at all times to a nominated archaeologist to observe the operations 
and to monitor the implementation of archaeological requirements. 

 

Increase in traffic. 
 
150. An objection has been raised about the increase in traffic as a result of this 

proposal. There will be an increase in traffic as a result of the proposal however 
Dfi Roads have been consulted in relation to the proposal and they have no 
objection subject to conditions. 

 

Spine road not required or wanted / Spine road was never delivered 

151. The spine road was originally approved under a previous application and its 
delivery was secured through an Article 40 legal agreement, therefore it must 
be delivered.  
 

152. Approximately 50% of the road as detailed in the CMP has been completed 
from Comber Road through Millmount in accordance with the previous approval 
(Y/2009/0303/RM) Amendments are sought under the current application to the 
general arrangement of the spine including additional bus lay bys and revised 
junction arrangements.  
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153. The spine road has been constructed to the fullest extent possible under 
previous approvals and no further development may take place until planning 
permission is granted. 

 

Insufficient community consultation. 

154. A non-statutory community event took place on the 11 June 2017 prior to the 
approval of the reserved matters application Y/2009/0303/RM. A further public 
exhibition was held on November 2nd 2017 in Millmount Village heights.  
 

155. The event had been advertised in the Belfast Telegraph on 25 October 2017. 
Leaflets and letters were also issued to existing residents and surrounding 
properties.  

 
156. The applicant has therefore met the legislative requirements set out in section 

27 of the Planning Act 2011 and Regulation 5 of the Development Management 
Regulations. The applicant was not legislatively required to hold the additional 
community event on 11 June 2017. 

 

Pumping station not suitable. 

157. Northern Ireland Water and NIEA Water Management Unit were consulted with 
the proposal and both had no objection to the proposal subject to conditions 
and informatives being included on a decision notice should the application be 
approved. 

 
Bats in the area. 

158. HED were consulted with the proposal and had no objection subject to 
conditions. No building or structures are being demolished on the site which 
would impact on bat roosts and the existing boundary vegetation on the 
northern boundary adjacent to Coppers Mill and the eastern boundary adjacent 
to Billy Neill pitches will be retained and augmented with additional 
landscaping.  
 

159. With regards to badger activity NED has stated that a number of setts will 
require closure and that that a Wildlife Licence is sought for the closure of these 
setts prior to works commencing within the site. 
 

Spine road will be used as a through Road. 

160. It is likely that the spine road will be used as a through road from Comber Road 
to Upper Newtownards Road or vice versa, however this is the original intention 
of the Road so as to relieve pressure that is currently on the existing road 
network at this location. 
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Insufficient local amenities. 

161. The applicant has confirmed that they will meet their obligations in regards to 
delivering community facilities in compliance with the Article 40 agreement.  

 
Local schools over subscribed 

162. The provision of schools is an issue that needs to be dealt with through the 
local development plan in conjunction with the Education Authority. Although 
the provision of schools is a material planning consideration it is not given 
determining weight in the consideration of this application. 

 
Contrary to PPS 15 

163. Rivers Agency were consulted with the proposal and had no objection to the 
proposal. Evidence has been provided that the design demonstrates that it will 
not flood within floods up to Q100 design and the drainage design is in 
accordance with Sewers for Adaption Northern Ireland.  
 

164. Given this information DfI Rivers had no objection to the application.  
 

Mammal survey not on line to view 

165. The mammal survey was not uploaded to the portal as it is a criminal offence to 
disclose the location of badger setts and the mammal reports contains.  This is 
in accordance with established procedure. 
 

 
Conclusions 

 

166. This application is presented to the Planning Committee with a 
recommendation to approve as the requirements of the SPPS and policy QD 1 
of PPS 7 ae met in full. The detailed layout and design of the proposal creates 
a quality residential environment and when the buildings are constructed will 
not adversely impact on the character of the area or have a detrimental impact 
on the amenity of existing residents in properties adjoining the site.   

 
167. The access arrangements including the delivery of the final section of the spine 

road between the Upper Newtownards Road and Comber Road and part of the 
protected road line are in accordance with the requirements of draft BMAP and 
the regional policy requirements of PPS3.    

 
168. The uplift in density of development has been taken account of with the 

developer putting forward a proposal to signalise the two junctions where the 
spine road meets the Upper Newtownards Road and Comber Road.  DfI Roads 
are satisfied with the detail of the proposed works.     
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169. The proposal is assessed against the requirements of the Article 40 agreement 
associated with the wider housing designation.  The general layout and 
arrangements of the buildings and roads are broadly in accordance with the 
concept master plan attached to the agreement.    

 
170. Confirmation has been provided that the applicant will meet their obligations to 

deliver neighbourhood facilities in accordance with the agreement.   
 

171. In a letter to the Council on 11 December 2019 the applicant confirmed that a 
payment had been made to the Northern Ireland Housing Executive. It is 
indicated by them that this fulfils their obligation under the agreement.      

   
 

Recommendations 

 

172. It is recommended that planning permission is approved subject to conditions. 
 
 

Conditions 

 
173. The following conditions are recommended: 

 
1. The development hereby permitted shall be begun before the expiration of 

5 years from the date of this permission. 
Reason: As required by Section 61 of the Planning Act (Northern Ireland) 
2011. 
 

2. No more than 60 dwellings shall be occupied until the link road through 
the development (including the connection to Coopers Mill) hereby 
approved as generally indicated on drawing no IBH0483/2000 B bearing 
Lisburn and Castlereagh date stamp 20 March 2019 has been 
constructed and is fully operational, in accordance with the details 
submitted to and approved by the Council 
Reason: To ensure the delivery of the spine road in a timely manner. 

3. No more than 80 dwellings shall be occupied until the signalisation of the 
revised junction at Millmount Road and the Comber Road (A22) has been 
constructed generally in accordance with the agreed Drawing ‘Proposed 
Signalisation of Millmount Junction, IBH0483/SK03 Revision A’ and 
bearing Lisburn City and Castlereagh Council Planning Office date stamp 
28 October 2019 to the satisfaction of DfI Roads. All works shall comply 
with the requirements of the Design Manual for Roads and Bridges and all 
other relevant standards and technical guidance, including approval of the 
necessary Departures/ Relaxations from standard and Road Safety Audit. 
The Department hereby attaches to the determination a requirement 
under Article 3(4A) of the above Order that such works shall be carried 
out in accordance with an agreement under Article 3 (4C).  
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Reason: To ensure there is a satisfactory means of access in the 
interests of road safety and the improvement of the road network for the 
convenience of road users. 

 
4. No more than 80 dwellings shall be occupied until the signalisation of the 

revised junction at Upper Newtownards Road (A20) and Old Mill 
Meadows has been constructed generally in accordance with the agreed 
Drawing ‘Proposed Signalisation of the Upper Newtownards Road and 
Old Mill Meadows, IBH0483/SK04 Revision A’ and bearing Lisburn City 
and Castlereagh Council Planning Office date stamp 28 October 2019 to 
the satisfaction of DfI Roads. All works shall comply with the requirements 
of the Design Manual for Roads and Bridges and all other relevant 
standards and technical guidance, including approval of the necessary 
Departures/ Relaxations from standard and Road Safety Audit. The 
Department hereby attaches to the determination a requirement under 
Article 3(4A) of the above Order that such works shall be carried out in 
accordance with an agreement under Article 3 (4C).  
Reason: To ensure there is a satisfactory means of access in the 
interests of road safety and the improvement of the road network for the 
convenience of road users. 

 
5. The Private Streets (Northern Ireland) Order 1980.  
 

The Department 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’s 
 
i.  P185/R300-1g, ‘Proposed Road Layout App 3 Sheet 1 of 8’ and 

bearing Lisburn City and Castlereagh Council Planning Office date 
stamp 07 October 2019.  

ii.  P185/R300-2g, ‘Proposed Road Layout App 3 Sheet 2 of 8’ and 
bearing Lisburn City and Castlereagh Council Planning Office date 
stamp 07 October 2019.  

iii.  P185/R300-3g, ‘Proposed Road Layout App 3 Sheet 3 of 8’ and 
bearing Lisburn City and Castlereagh Council Planning Office date 
stamp 07 October 2019.  

iv.  P185/R300-4g, ‘Proposed Road Layout App 3 Sheet 4 of 8’ and 
bearing Lisburn City and Castlereagh Council Planning Office date 
stamp 07 October 2019.  

v.  P185/R300-5g, ‘Proposed Road Layout App 3 Sheet 5 of 8’ and 
bearing Lisburn City and Castlereagh Council Planning Office date 
stamp 07 October 2019.  

vi.  P185/R300-6g, ‘Proposed Road Layout App 3 Sheet 6 of 8’ and 
bearing Lisburn City and Castlereagh Council Planning Office date 
stamp 07 October 2019.  
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vii.  P185/R300-7g, ‘Proposed Road Layout App 3 Sheet 7 of 8’ and 
bearing Lisburn City and Castlereagh Council Planning Office date 
stamp 07 October 2019.  

viii.  P185/R300-9, ‘Proposed Road Layout App 3 Sheet 8 of 8’ and 
bearing Lisburn City and Castlereagh Council Planning Office date 
stamp 07 October 2019.  

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. 

 
6. No part of the development hereby permitted shall be occupied until the 

necessary vehicular accesses, including visibility splays and any forward 
sight distance, have been constructed in accordance with the approved 
layout Drawing No’s;  

 
i.  P185/R300-1g, ‘Proposed Road Layout App 3 Sheet 1 of 8’ and 

bearing Lisburn City and Castlereagh Council Planning Office date 
stamp 07 October 2019.  

ii.  P185/R300-2g, ‘Proposed Road Layout App 3 Sheet 2 of 8’ and 
bearing Lisburn City and Castlereagh Council Planning Office date 
stamp 07 October 2019.  

 
iii.  P185/R300-3g, ‘Proposed Road Layout App 3 Sheet 3 of 8’ and 

bearing Lisburn City and Castlereagh Council Planning Office date 
stamp 07 October 2019.  

iv.  P185/R300-4g, ‘Proposed Road Layout App 3 Sheet 4 of 8’ and 
bearing Lisburn City and Castlereagh Council Planning Office date 
stamp 07 October 2019.  

v.  P185/R300-5g, ‘Proposed Road Layout App 3 Sheet 5 of 8’ and 
bearing Lisburn City and Castlereagh Council Planning Office date 
stamp 07 October 2019.  

vi. P185/R300-6g, ‘Proposed Road Layout App 3 Sheet 6 of 8’ and 
bearing Lisburn City and Castlereagh Council Planning Office date 
stamp 07 October 2019.  

vii. P185/R300-7g, ‘Proposed Road Layout App 3 Sheet 7 of 8’ and 
bearing Lisburn City and Castlereagh Council Planning Office date 
stamp 07 October 2019.  

viii. P185/R300-9, ‘Proposed Road Layout App 3 Sheet 8 of 8’ and 
bearing Lisburn City and Castlereagh Council Planning Office date 
stamp 07 October 2019.  

 
7. 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 
interests of road safety and the convenience of road users. 
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8. No dwellings hereby permitted shall be occupied until the associated hard 

surfaced area have been constructed in accordance with the approved 
layout Drawing No’s; 

 
i.  P185/R300-1g, ‘Proposed Road Layout App 3 Sheet 1 of 8’ and 

bearing Lisburn City and Castlereagh Council Planning Office date 
stamp 07 October 2019.  

ii.  P185/R300-2g, ‘Proposed Road Layout App 3 Sheet 2 of 8’ and 
bearing Lisburn City and Castlereagh Council Planning Office date 
stamp 07 October 2019.  

iii.  P185/R300-3g, ‘Proposed Road Layout App 3 Sheet 3 of 8’ and 
bearing Lisburn City and Castlereagh Council Planning Office date 
stamp 07 October 2019.  

iv.  P185/R300-4g, ‘Proposed Road Layout App 3 Sheet 4 of 8’ and 
bearing Lisburn City and Castlereagh Council Planning Office date 
stamp 07 October 2019.  

v.  P185/R300-5g, ‘Proposed Road Layout App 3 Sheet 5 of 8’ and 
bearing Lisburn City and Castlereagh Council Planning Office date 
stamp 07 October 2019.  

vi.  P185/R300-6g, ‘Proposed Road Layout App 3 Sheet 6 of 8’ and 
bearing Lisburn City and Castlereagh Council Planning Office date 
stamp 07 October 2019.  

vii.  P185/R300-7g, ‘Proposed Road Layout App 3 Sheet 7 of 8’ and 
bearing Lisburn City and Castlereagh Council Planning Office date 
stamp 07 October 2019.  

viii.  P185/R300-9, ‘Proposed Road Layout App 3 Sheet 8 of 8’ and 
bearing Lisburn City and Castlereagh Council Planning Office date 
stamp 07 October 2019.  

 
9. The area 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. 

 
10. No dwellings shall be occupied until that part of the service road which 

provides access to it has been constructed to base course; the final 
wearing course shall be applied on the completion of the development  

 
Reason: To ensure the orderly development of the site and the road 
works necessary to provide satisfactory access to each dwelling  

 
11. The access gradients to the dwellings 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 
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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. 

 
12. Any existing street furniture or landscaping obscuring visibility or located 

within the proposed vehicular accesses shall, after obtaining permission 
from the appropriate authority, be removed, relocated or adjusted at the 
applicant’s expense.  
Reason: In the interests of road safety and the convenience of road 
users. 

 
13. 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 the 
Department. 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. 
Reason: to ensure that archaeological remains within the application site 
are properly identified, and protected or appropriately recorded. 

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

archaeologist nominated by the Department for Communities – Historic 
Environment Division 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. 

 
15. New native species hedging, planting and trees shall be planted along the 

western site boundary, prior to occupation of the proposed dwellings. 
Landscaping drawing to be submitted and agreed in writing by the Council 
in conjunction with HED:HB prior to commencement on site. 
Reason: To protect the setting of the adjacent listed building 

 
16. If during the development works, new contamination or risks are 

encountered which have not previously been identified, works should 
cease and the Planning Authority shall be notified immediately. This new 
contamination shall be fully investigated in accordance with the Model 
Procedures for the Management of Land Contamination (CLR11). In the 
event of unacceptable risks being identified, a remediation strategy shall 
be agreed with the Planning Authority in writing, and subsequently 
implemented and verified to its satisfaction. 
Reason: Protection of environmental receptors to ensure the site is 
suitable for use.  
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17. After completing the remediation works under Condition 16; and prior to 
occupation of the development, a verification report needs to be submitted 
in writing and agreed with Planning Authority. This report should be 
completed by competent persons in accordance with the Model 
Procedures for the Management of Land Contamination (CLR11). 

 
The verification report should present all the remediation and monitoring 
works undertaken and demonstrate the effectiveness of the works in 
managing all the risks and achieving the remedial objectives. 
Reason: Protection of environmental receptors to ensure the site is 
suitable for use. 
 

18. No development works shall occur on site before a wildlife licence is 
sought to permanently close setts B32 & B33 as identified within Ground 
Mammal Survey Report date stamped 03 May 2018. 
Reason:  To protect badgers and their setts. 

 
19. No development activity shall commence on site until protection zones, 

clearly marked with posts joined with hazard warning tape, has been 
provided around the badger sett entrance at a radius of 25 metres, 
recorded as B31, in the Ground Mammal Survey Report date stamped 03 
May 2018. No works, vegetation clearance, disturbance by machinery, 
dumping or storage of materials shall take place within those protection 
zones without the consent of the Planning Authority. The protection zone 
shall be retained and maintained until all construction activity has been 
completed on site. To protect badgers and their setts on the site. 
Reason: To minimise disturbance to badgers during their breeding 
season 

 
20. Prior to the occupation of the first dwelling a phasing plan for the 

landscaping works shall be submitted to and agreed in writing with the 
Council. 

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

 
21. Full details of the children’s play areas identified on drawing 2703-050-04-

28-001 Rev M (Overall Site Layout Planning Application 03), and bearing 
the Council date stamp 7 October 2019 shall be submitted to and agreed 
in writing with the Council within 6 months of the date of this approval.  
The play park area located between/adjacent to sites 294b - 296-294 and 
299c – 303b shall be fully implemented and operational prior to the 
occupation of the 60 dwelling.  The second play park located 
between/adjacent to sites 362a – 404b shall be fully implemented and 
operational prior to these dwellings being occupied. 
Reason: To ensure the sustainability and maintenance of the play 
equipment in the designated areas 

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

the approved details as indicated on drawing no LA-01 (Landscape 
Proposals) date stamped 20 March 2019 by Lisburn and Castlereagh City 
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Council and the appropriate British Standard or other recognised Codes of 
Practise. The works shall be carried out prior to the occupation of that 
phase of the development. 
Reason: To ensure the provision, establishment and maintenance of a 
high standard of landscape 

 
23. Prior to the occupation of the first dwelling a phasing plan for the 

landscaping works shall be submitted to and agreed in writing with the 
Council. 
Reason: To ensure the provision, establishment and maintenance of a 
high standard of landscape. 

 
24. The proposed landscaping should be carried out in accordance with the 

Landscape Management Plan submitted to the Council and bearing the 
Lisburn and Castlereagh City Council date stamp 03 May 2018. 
Reason: To ensure the sustainability and successful establishment and 
development of all landscape works within the site. 

25. 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. 

 
26. 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 
tree(s) 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 existing trees. 
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Lisburn & Castlereagh City Council  

 

Council/Committee Planning Committee 

Date of Committee 
Meeting 

6 January 2020 

Committee Interest Major  

Application Reference LA05/2017/1153/F 

Date of Application 14 November 2017 

District Electoral Area Castlereagh East 

Proposal Description Proposed mixed use development comprising 
housing (119 units) and 18 no. industrial units 
(Class B1b/B1c and B2 employment uses) with 
associated public open space, related access 
improvements, parking and ancillary site works.  

Location Lands at Comber Road, Dundonald (North of 
Comber Road, East of Millmount Road and S of the 
Comber Greenway). 

Representations Two Hundred and Fifty Five  

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 development 
comprises 50 units or more.  
 

2. This application is presented to the Planning Committee with a 
recommendation to approve planning permission.    

 
3. It is accepted on balance that greater material weight should be afforded to the 

fact that with the passage of time there are a combination of particular 
circumstances specific to this individual zoning that make it less likely to be 
developed for employment in full.  

 

APPENDIX 5.1(c)HoS 
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4. There are other benefits detailed in the submission which are given greater 
material weight than the prevailing regional policy considerations set out in the 
SPPS and PPS 4.    

 
5. These benefits include the creation a sustainable mixed use development were 

residents in the neighbouring residential neighbourhood will have the 
opportunity to avail of local employment opportunities close to where they live.  

 
6. The economic benefits of the comprehensive development site outweigh its 

retention as undeveloped land.  There is little or no evidence to support a case 
that the land will ever be developed in the future for employment use given its 
peripheral location not on a strategic transport corridor.   

 
7. Securing the delivery of 18 business units and the creation of between 39 and 

68 jobs in respect of the employment uses contributes significantly to the local 
job targets for the Council area and carries significant weight in the assessment 
of the application. 

 
8. The detailed layout and design of the proposal creates a quality residential 

environment in accordance with the requirements of the SPPPS and policy QD 
1 of PPS7 and when the buildings are constructed will not adversely impact on 
the character of the area or have a detrimental impact on the amenity of 
existing residents in properties adjoining the site.   

 
9. Given that the proposal allows for connection through to the Millmount Road 

and that adequate detail has been provided to allow DfI Roads to determine 
that a safe access is likely to be achieved, the proposal is considered to comply 
with the local development plan KSR in so far as it relate to access 
arrangements and to the policy tests associated with PPS 3. 

 
10. While a new access is proposed onto the protected route the Council has no 

evidence to support a refusal of permission on the grounds of policy AMP 3 
were DfI Roads raise no objection and it is accepted by them that the 
realignment of the carriageway will bring safety benefits at no expense to the 
roads authority.    

 
11. It is considered that the delivery of the employment use must be protect 

through a Section 76 planning agreement. 
 

Description of Site and Surroundings 

 
12. The proposed site is located to the north of the A22 Comber Road, at the 

southern limits of Dundonald, and comprises 8.59 hectares of rough grassland.  
There is no evidence to suggest that the land has been recently use for 
agriculture.   
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13. Access to the site is from the Comber Road.   The land within is relatively flat 
throughout.  The Millmount Road is located along the sties north western 
boundary with the Greengraves Road to the far north east. 

 
14. The site is bounded to the south west by the Comber Road and to its north east 

by the former Comber railway line which is now in use as a community 
greenway (Comber Greenway).  The Enler River is adjacent to and beyond the 
Comber Greenway. 

 
15. Adjacent and south east, are the Billy Neill playing fields.  To the north and 

north east lands are in residential use or are being developed for housing.  
 

16. In the wider area, the lands to the south, south east and west of the site fall 
outside of the settlement limit and are generally rural in character and mainly in 
agricultural use.   
 

Proposed Development 

 

17. The application is for a proposed mixed use development comprising 119 
residential units and 18 industrial units (in class B1b/B1c and B2 employment 
use) with associated public open space, related access improvements, parking 
and ancillary site works. 

 
18. A range of house types are proposed as part of this application and include 15 

three-bedroom townhouses, 76, three-bedroom semi-detached, 12, three-
bedroom detached and 16, four-bedroom detached dwellings. 

 
19. At the southern section of the site, 18 class B1b/B1c/B2 industrial units each of 

which is approximately 152 square metres in size is proposed to create a 
discrete business park.   

 
20. Access is to be created to serve the whole development from the Comber Road 

including improvements to the carriageway and the insertion of a right turning 
lane.   It is also proposed to allow access to the lands from the Millmount Road 
(through a neighbouring site).    

 
21. A link is proposed to the Comber Greenway and areas of open space are to be 

provided including an equipped children’s play park. 
 
 
Relevant Planning History 

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

following:  
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Application 
Reference 

Description of Proposal Decision 

Y/2002/0297/O Site for residential development and 
ancillary works 

Withdrawn 
May 2004 

Y/2010/0081/O Proposed key local employment site 
comprising light industry, 
storage/distribution call centre and 
research/development uses, formation of 
two new access points from Comber 
Road. 

Deemed 
Refusal July 
2014 

Y/2010/0504/F Access arrangements to proposed 
employment site 

Application 
withdrawn  
October 2012 

LA05/2016/0002/O Development of site for residential 
purposes (housing), public open space, 
street network to include pedestrian and 
cycle provision and access to Comber 
greenway and Billy Neill Soccer Centre, 
vehicular access onto Comber Road, 
landscaping and any other necessary 
works.  

Application 
withdrawn 
July 2017 

LA05/2016/0985/F Erection of 7 detached dwellings, with 
car-parking, landscaping, associated site 
works and access arrangements from 
Millmount Road, Dundonald. 
 

Pending 

 

 

Planning Policy Context 

 
 

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

 
 Regional Development Strategy (RDS) 2035 
 Lisburn Area Plan 2001 
 Draft Belfast Metropolitan Area Plan (BMAP) 2015; 
 Strategic Planning Policy Statement for Northern Ireland (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) 4 – Planning  Economic Development 
 Planning Policy Statement (PPS) 7 - Quality Residential Environments 
 Planning Policy Statement (PPS) 8 - Open Space, Sport and Outdoor 

Recreation 
 Planning Policy Statement 12 (PPS 12): Housing in Settlements 
 Planning Policy Statement 15 (PPS) 15 – Planning and Flood Risk 
 Creating Places: Achieving quality in residential environments  
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 DCAN 8 
 Planning Advice Note on the Implementation of Planning Policy for the 

Retention of Zoned Land and Economic Development Uses 
 

Consultations 

 
24. The following consultations were carried out. 

Consultee Response 
Environmental Health No Objection 

Historic Environment 
Division 

No Objection 

Invest NI 
 

Objection 

NIEA – Water Management 
Unit 

No Objection 

NIEA – Land, Soil and Air 
 

No Objection 

NIEA – Natural Heritage No Objection 
NI Transport Holding 
Company 

 

NI Water No Objection 
Shared Environmental 
Services 

No Objection 

DfI Roads 
 

No Objection 

Housing Executive  
 

Supportive 

 

Representations 

 
25. Two Hundred and Fifty Five letters of objection have been submitted in respect 

of the proposal.  The following issues have been raised:  
 
 Inadequate/Impacts on Infrastructure 
 Employment Zoning should be retained 
 Contrary to transport policy and detrimental to road safety 
 Land Ownership 
 Requirement for lands to be accessed from Millmount Link Road 
 Revised layout is contrary to Policy AMP 3 
 Design compliant access to Comber Road is not provided 
 Inadequate Landscaping 
 Road Speeds 
 No need to overturn employment zoning 
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 Applicants policy interpretation incorrect  
 Contrary to Regional Development Strategy 
 Contrary to local development plan 
 Inadequate housing need argument 
 Contrary to Councils commitment to addressing deprivation 
 Maintaining range and choice of employment sites 
 Contrary to Councils pro-business ethos 
 Economic Benefits 
 Dangerous Gases release  
 Noise Impacts 
 Light Pollution 

 
26. Five letters of support were received.  The detail of which are discussed later in 

this report. 
 

Consideration and Assessment 

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

are:  
 

 Regional Development Strategy 
 Local Development Plan 
 Principle of Development 
 Economic Development 
 Other Material Considerations 
 The Creation of a Quality Residential Environment 
 Open Space 
 Access, Movement and Parking 
 Archaeology and Built Heritage 
 Natural Heritage 
 Flooding and Drainage 
 Contaminated Land 

 
Regional Development Strategy 
 

28. The Revised Regional Development Strategy (RDS) 2035 was published in 
2010.  It is the spatial strategy of the Stormont Executive and it seeks to deliver 
the spatial aspects of the Programme for Government (PfG). 
 

29. Policy RG1 of the RDS requires there to be an adequate and available supply 
of employment lands to ensure sustainable economic growth.  This policy 
requires the protection of land zoned for economic use as it provides a valuable 
resource for local and external investment. 

 
30. Regional policy directs that the protection of such zonings should ensure that a 

variety of suitable sites exists across Northern Ireland to facilitate economic 
growth. 
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Local Development Plan 

31. Section 6(4) of the Planning Act (NI) 2011 requires that in making a 
determination on planning applications regard must be had to the requirements 
of the local development plan and that determination of applications must be in 
accordance with the plan unless material considerations indicate otherwise.   
 

32. On 18 May 2017, the Court of Appeal ruled that the purportedly adopted Belfast 
Metropolitan Area Plan (BMAP) 2015 had in its entirety not been lawfully 
adopted. 

 
33. As a consequence of this decision, the Belfast Urban Area Plan (BUAP) 2001 is 

the statutory development plan for the area, however, draft BMAP remains a 
material consideration.   

 
34. The BUAP identifies the application site as being located outside the settlement 

limit. 
 

35. Draft BMAP identifies the site as being located within the settlement limit and 
zoned for employment uses within the context of designation MCH08 where the 
following KSR’s apply: 

 
 Development shall only include light industrial uses as currently specified 

in Use Class 4 of the Planning (Use Classes) Order (Northern Ireland) 
1989 as amended; and storage or distribution uses as currently specified 
in Use Class 11 of the same Order; 

 Development of the site shall only be permitted in accordance with a 
masterplan for the site to be agreed with the Department.  This shall 
outline the design concept, objectives and priorities for the site: 

 Access shall be from the proposed Millmount Link Road; 
 A transport Assessment will be required as well as detailed consultation 

with Roads service in the north west corner as affected by the protection 
line corridor for the Quarry Corner – East link Road (Ref:MCH16) 

 Buildings shall exhibit variety in their elevational treatment and heights, 
and particular consideration shall be given to views into the site; 

 A comprehensive landscaping scheme for the proposed development 
shall be submitted with any planning application for development and 
agreed with the Department. 

 Positive long-term landscape management proposals shall be required to 
mitigate and integrate any development and to protect and maintain the 
landscaping on the site. 

 
36. During the course of the Public Inquiry into BMAP, the Commissioner noted 

that MCH 08 was the only new employment site allocated in Dundonald and 
that it, along with the existing employment site at Upper Newtownards Road/ 
Carrowregah Road provided choice and variety for businesses in this part of 
Castlereagh.  The inquiry report also noted that the site allowed for light 
industrial uses which were not provided for in MCH 07 – Saintfield Road.   
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37. The Public Inquiry report made reference to a park and ride hub to serve the 

EWAY rapid transit scheme immediately to the north of the site beyond the 
Millmount Road.   

 
38. It concluded that in order to facilitate economic growth in line with RDS 

objectives, the location of this employment site was appropriate as it would be 
accessed by public transport allowing it to capitalise on the benefits of the 
EWAY proposal.   

 
39. The view was also expressed that the zoning, along with adjacent housing 

zonings facilitated a high level of integration between land uses and existing 
and proposed transport infrastructure. 

 
40. The need for employment land outweighed alternatives put forward in 

representations for the land to be rezoned, added to a Local Landscape Policy 
Area or designated as a community woodland. 
 

41. The Department accepted the recommendation of the Planning Appeals 
Commission in so far as it related to a reduction in size site and inclusion of key 
site requirements.  The site was considered suitable for inclusion within the 
settlement limit as an employment zoning. 

 
42. Given that draft BMAP and its formal amendment takes account of the 

recommendations of the PAC Public Inquiry report, significant material weight is 
given to the site being within the development limits and the being zoned for 
employment use. 

 
43. In a recent publication the Chief Planner for Northern Ireland advised that for 

those planning authorities subject to draft BMAP, that the draft plan along with 
representations received to the draft plan and the PAC inquiry report remains 
as material considerations to be weighed by the decision-maker. 

 
44. Significant material weight is afforded to the draft plan and PAC inquiry report 

and the principle of the development of this land is weighed primarily against 
the designation on the land for the protected road line (70% of the land) and the 
balance for employment.     

 
Principle of Development 

 
45. The Strategic Planning Policy Statement (SPPS) published in September 2015 

states that until the Council adopts the Plan Strategy for its new Local 
Development Plan there will be a transitional period in operation.   

 
46. 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.   
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47. The SPPS states that planning authorities should be guided by the principle 
that sustainable development should be permitted, having regard to the local 
development plan and all other material considerations, unless the proposed 
development will cause demonstrable harm to interests of acknowledged 
importance.  

 
48. The SPPS recognises that a key dimension of sustainable development for 

Northern Ireland is economic growth and that planning authorities should 
therefore take a positive approach to appropriate economic development 
proposals, and proactively support and enable growth generating activities. 

 
49. Paragraph 6.89 states that it is important that economic development land and 

buildings which are well located and suited to such purposes are retained so as 
to ensure a sufficient ongoing supply. 

 
50. It also advises that planning permission should not normally be granted for 

proposals that would result in the loss of land zoned for economic development 
uses and that Councils may wish to retain flexibility to consider alternative 
proposals that offer community, environmental or other benefits that are 
considered to outweigh the loss of land for economic development uses.  

 
51. With regard to housing, the SPPS states that the policy approach must be to 

facilitate and promote more sustainable housing development within existing 
urban area and the provision of mixed housing development with homes in a 
range of sizes and tenures.   
 

52. It also states that good design identifies and makes positive uses of the assets 
of a site and the characteristics of its surroundings to determine the most 
appropriate form of development.   
 

53. Strategic policy states that the key to successful place-making is the 
relationship between different buildings, the relationship between buildings and 
streets etc. and that the compatibility of a development with its immediate and 
wider context, and the settlement pattern of a particular area are important 
considerations.   
 

54. Having considered the content of the SPPS against  the retained policies set 
out in PPS 4 Economic Development, PPS 7 Quality Residential Environments, 
and PPS3 Access, Movement and Parking, (in so far as these relate to the 
principle of developing this land) no distinguishable differences are found that 
should be reconciled in favour of the SPPS.  The application therefore falls to 
be assessed against prevailing policy tests.  

 
55. Acknowledging that a general policy presumption against the loss of this 

employment land in the SPPS and the retained policies in PPS4 the 
appropriateness of the development of approximately three quarters of the 
lands zoned for employment use for housing is discussed in the next section.    
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Economic Development 
 
56. Paragraph 4.18 of the SPPS recognises that a modern, efficient and effective 

planning system is essential to supporting wider government policy, in its efforts 
to promote long term economic growth. 
 

57. Strategic policy directs that planning authorities should take a positive approach 
to appropriate economic development proposals, and proactively support and 
enable growth generating activities. 
 

58. 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. 
 

59. Policy PED 7 – Retention of Zoned Land and Economic Development Uses 
states that development that would result in the loss of land or buildings zoned 
for economic development uses in a development plan (either existing areas or 
new allocations) to other uses will not be permitted, unless zoned land has 
been substantially developed for alternative uses.   The application site remains 
undeveloped at the time of writing this report.   

 
60. The application proposes a mixed use development and the detail indicates 

that approximately 75% of the site will be lost to non-economic development 
uses.   

 
61. Invest NI provided comment on 28 November 2018 that they were generally 

opposed to the loss of land either zoned or currently/last used for economic 
development purposes to alternative competing uses. 

 
62. The application insofar as it comprises a residential element, is contrary to both 

the SPPS and policy PED7 of PPS4 in that it will result in the loss of land zoned 
for economic development uses. 

 
63. The Agent has requested that a number of other material considerations be 

weighed in the assessment of this application including a view that flexibility 
should be afforded to the mixed use development of the site as a sustainable 
means of securing an employment use close to housing.   

 
64. It was considered by the Commission that employment, along with adjacent 

housing zonings facilitated a high level of integration between land uses and 
existing and proposed transport infrastructure (see paragraph 38 of this report).  
 
 
Other Material Considerations 

 
65. As indicated above, Section 6(4) of the Planning Act (NI) 2011 requires that in 

making a determination on planning applications, regard must be had to the 
requirements of the local development plan and that determination of 
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applications must be in accordance with the plan unless material considerations 
indicate otherwise. 
 

66. In the supporting documentation provided with the application, the agent 
advances the following material considerations: 

 

 The flexibility afforded to the Mixed Use development of land by the SPPS 
 
67. In the supporting planning statement, the agent expressed the view at 

paragraph 4.81 that the policy tests associated PED 7 have been replaced by 
the new policy provision of the SPPS and subsequent publication of related 
planning advice note. 
 

68. The view is expressed that the new policy provisions of the SPPS and advice 
note provides Councils with flexibility in decision making to allow mixed use 
developments on land zoned for economic development uses were they deem 
there to be community, environmental and other benefits and where these are 
considered to outweigh the loss of land for economic development use. 

 
69. With regard to the planning advice note, the supporting planning statement 

makes reference to paragraph 16 which it is claimed confirms that in the case 
of applications involving a departure from a development plan zoning (such as 
this application), planning officers should be satisfied that it has been clearly 
demonstrated how the special circumstances of a particular case outweigh the 
preferred option of retaining the land for economic development use. 

 
70. Paragraph 3 of the Departments Planning Advice Note on the Implementation 

of Planning Policy for the Retention of Zoned Land and Economic Development 
Uses states that the advice note is an amplification of existing planning policy 
and supplementary guidance.   

 
71. It emphasises that it does not add to or change existing policy or guidance that 

is considered appropriate for assessing applications for economic development 
proposals. 

 
72. The view expressed by the agent that the policy tests associated with PED 7 

have been overtaken by the SPPS and the advice note is incorrect.   
 

73. The SPPS does provided for flexibility in decision making to allow mixed use 
developments on land zoned for economic development uses were they deem 
there to be community, environmental and other benefits and where these are 
considered to outweigh the loss of land for economic development use.    

 
74. It is these matters that are weighed as material against the prevailing planning 

policies.     
 

75. At paragraph 21, the Planning Advice Note lists a number of other planning 
considerations which may be pertinent when making balanced judgements on 
the merits of a particular case of the potential loss of economic development.   
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76. The Agent has provided comment as follows: 
 
 The views expressed by all other interested parties during the public 

consultation process including those of local enterprise and business 
representatives 

 
77. Paragraph 4.47 of the supporting statement (dated August 2018) confirms that 

the revised application has been submitted by way of response to discussions 
had with Inspire, a local Enterprise Agency who have indicated that the 152 
square metres units (x18) are an appropriate size of unit for the scale of 
enterprise found in the Dundonald Area.   
 

78. This should not be considered to be a binding agreement from Inspire but the 
comment is consistent with general advice from the Economic Development 
Unit of the Council which indicates that small to medium scale enterprises form 
the majority of business start-ups in the Council area and are the types of 
businesses from which most jobs are created.    
 

79. Information was also submitted by  Lisney Chartered surveyors in July 2019 
confirming : 

 
 market commentary relating to the appropriateness of the quantum and 

type of employment floor space that is proposed; 
 setting that the context of the existing stock in the wider area; and 
 outlining the challenges in creating a new market to attract tenants to this 

specific location. 
 
80. The information from Lisney makes reference to the understanding that an 

interest expressed by local enterprise agency, Inspire to enter into an 
agreement with Comber Road Developments Limited to deliver and manage 
the proposed development units has been withdrawn. 
 

81. The view is expressed that this fundamentally impacts on the risk profile and 
consequent financial viability of the commercial element of the project. 

 
82. The information advises that the site would be considered by the market to be 

disadvantaged/untested and consequently less favoured relative to other long 
established commercial locations in the Council area and elsewhere in broader 
East Belfast. 
 

83. They comment further that the evidence advises that the site has been zoned 
for some 15 years as employment land and commercial reality would lead them 
to conclude that development for such a use is only likely if there is a 
compensating factor from another source of development such as the 
residential element of this mixed use scheme.   
 

84. The evidence demonstrates the lack of serious demand to realise the wider 
potential for the site for employment use since the land was zoned from 2004. 
The land was marketed for employment use from September 2011 to January 
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2015 with focused effort on behalf of administrators to secure an acceptable 
value for the site for a considerable period of time to no avail. 

 
85. Lisneys professional opinion for the lack of interest centres around the 

existence of other employment lands in more strategically advantageous 
locations with specific reference to the Carrowreagh Road and Upper 
Newtownards Road transport corridor, included lack of proximity to strategic 
road corridor, shelving/relocation of park and ride, and prohibitive costs of road 
improvements required to develop the land.  

 
86. Lisney’s professional opinion on why the site was more conducive to housing 

focused on the setting of the land on the urban/rural interface, the established 
housing location, the relationship to the Comber Greenway and proximity to 
Billy Neill playing fields. 

 
 Accessibility to the regional transportation network and a variety of 

transport modes; 
 

87. Reference is made at paragraph 4.12 of the supporting planning statement 
(August 2018) to the recommendation by the PAC to maintain the land as an 
employment zoning.  This was based on a number of factors including: 
 
 The attraction of providing a ‘new’ employment zoning to the Castlereagh 

area therefore facilitating choice of locations with the only other new 
employment zoning to be located on the Saintfield Road. 

 In order to facilitate economic growth in line with RDS objectives, the sites 
location on the Newtownards Metropolitan Transport corridor is 
appropriate and the site will be accessible by public transport. 

 The site will capitalise on the benefits of the E-way proposal making it a 
sustainable location in close proximity to the E-way and the Park and 
Ride. 

 The zoning, along with adjacent housing zonings, facilitates a high level of 
integration between land uses and existing and proposed transportation 
infrastructure. 
 

88. The argument advanced at paragraph 4.64 is that the Department has shelved 
its BMAP transport proposals for the Comber Road as part of a strategic review 
of its Rapid Transit Route (formerly referred to as the E-way) and sustainable 
measures for connecting East Belfast to Dundonald. 
  

89. The supporting information also advises that the park and ride earmarked to the 
north of the site was developed at the junction of Dunlady Road/Upper 
Newtownards Road.  

 
90. It also advises that the implementation of the Belfast Rapid Transit now focuses 

on the strategic and primary movement corridor of the Upper Newtownards 
Road. 
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91. The view is expressed that the abandonment of the sustainable transport 
schemes earmarked for the Comber Road site, leaves a fundamental question 
over the sustainability and appropriateness of maintaining the full extent of this 
employment zoning in what is now a secondary location on the network and 
where there is limited prospect of the site being fully realised for employment 
use. 

 
92. The Council has published an Employment Land Review document (Technical 

Supplement 3) in October 2019 as part of the preparation of its local 
development plan.  Whilst the document is still to be tested through 
Independent Examination at paragraph 4.17 it is noted that in recent years, the 
majority of job growth in the Council area has been within non B class sectors 
while the overall share of B class jobs has declined.  It also notes that B1 
(business) and B4 (storage and distribution) have grown strongly, whilst B2/B3 
(light and general industrial) jobs have declined. 

 
93. The document notes at paragraph 8.12 that the total available employment land 

supply in the Council area is 275.4 hectares and that based on a broad 
comparison of demand scenarios against the identified supply, LCCC would 
have more than sufficient employment space in quantative terms to meet the 
needs arising from all of the scenarios considered.   

 
94. The document indicates the potential surplus of employment land ranges from 

230.6 hectares to 262.8 hectares depending on the scenario. 
 

95. Whilst this empirical evidence is not prepared for the purpose of assessing 
individual application is assists in verifying a baseline position for the quantum 
of employment required and possible locations.  .   

 
96. As such, it provides context for the assertion as to why the land h sot been let 

and that given the changed circumstances in respect of the delivery of the 
Belfast Rapid Transit system in lieu of E-Way that there is merit in a flexible 
approach to a mixed use development which will secure (through legal 
agreement), the delivery of approximately 2750 square metres of employment 
use thereby retaining an important element of employment use on these lands. 

 
97. The mixed use scheme is also considered to represent a more sustainable form 

of development as it will integrate housing and employment uses, promote 
choice and access to employment consistent with the thrust of regional and 
strategic policy.   

 
98. Furthermore, it is accepted that the abandonment of a number of sustainable 

transport schemes means that the site now at a peripheral location and not able 
to take strategic advantage of the main transport corridor which is the Upper 
Newtownards Road.  
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 The potential to regenerate existing urban areas through economic 
development or as part of a mixed use development  

 
99. The Agent expresses the view that the revised mixed use scheme is a more 

secure and sustainable way of developing the land.  There is no evidence to 
support a case for the land to being developed if left to the open market.    
 

100. The agent claims that it will provide a substantial economic boost to the area 
through the creation of homes, linked with new employment opportunities and 
the upgrading of the Comber Road. It integrates with the Comber Greenway in 
a sustainable way and has the advantage of a location adjacent to an area of 
strategic open space.    
 

 Accessibility to every member of the community, especially those in 
socially disadvantaged areas 

 
101. At paragraph 4.72 of the supporting statement, the Agent expresses the view 

that the site is located on a bus route and that it is in proximity to Comber 
Greenway. In addition, reference is made to the fact that Inspires partnership 
seeks to ensure local employment opportunities where possible, including 
those form socially disadvantaged areas. 
 

 Why a site is no longer required or considered suitable for continued 
economic development use 

 
102. The supporting statement explains that the site is currently not in economic 

use. It is considered unsuitable for the previously mentioned moving of the BRT 
transport corridor and park and ride from this area.  
 

103. The statement also demonstrates that there are valid reasons as why it has not 
sold on the open market.   These factors include costly road upgrades and the 
provision of on-site infrastructure. 
 

 Evidence of the availability (or not) of alternative sites for economic 
development use (or the proposed alternative use) in the locality 

 
104. The agent has demonstrated in the supporting statement the availability of 

lands at zoning MCH09 Carrowreagh Road, which includes the substantially 
developed Inspire Business Park and the former Rolls Royce factory.  
 

105. There is 15 hectare site north of the existing site which benefits from outline 
approval for industrial uses under Y/2013/0064/O and further substantial lands 
remaining as zoned within the wider area. 
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 Compatibility with neighbouring land uses  
 

106. The proposed mixed use scheme has been sensitively designed in order that 
the commercial and residential uses can co-exist without detriment. The 
compatibility of the mixed uses is assessed in greater detail later in this report.     

 

 The views of relevant statutory and non-statutory consultees 
 

107. The statutory consultees have raised no objections to the proposal.   The 
application is accompanied by an environmental statement and the impacts of 
the proposed development is tested in this submission.   
 

 The availability of adequate services and infrastructure such as water and 
sewerage 

 
108. The site is capable of being serviced adequately with mains water and 

sewerage infrastructure.   The road network is able to accommodate the scale 
of development envisaged.  . 
 

109. Paragraph 23 of the Planning Advice Note stresses that the flexibility allowed 
under current planning policy relates only to firm proposals for acceptable 
alternative uses which outweigh the preferred option of retaining land zoned for 
economic development use in a local development plan, and unzoned land that 
is currently used (or was last used) for economic development purposes. 

 
110. It is considered that the proposal offers an opportunity to in part realise the 

potential for employment use on this land.  
 

111. Based on careful consideration of the other material considerations set out 
above and in regard to the advice set out by the Department on how these 
matters should be weighed in the assessment of the application, it is accepted 
on balance that greater material weight should be afforded to the fact that with 
the passage of time there are a combination of particular circumstances 
specific to this individual zoning that make it less likely to be developed for 
employment in full.  

 
112. There are other benefits detailed in the submission which are given greater 

material weight than the prevailing regional policy considerations.    
 

113. These benefits include the creation a sustainable mixed use development were 
residents in the neighbouring residential neighbourhood will have the 
opportunity to avail of local employment opportunities close to where they live.   

 
114. The economic benefits of the comprehensive development site outweigh its 

retention as undeveloped land.  There is little or no evidence to support a case 
that the land will ever be developed in the future for employment use given its 
peripheral location not on a strategic transport corridor.   
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Phasing 
 

115. It is suggested by the applicants advisors that the development would be 
phased as follows; 

 
 Phase One of the employment units (comprised of six units including 

serviced access to the employment lands) are to be constructed within six 
months of the occupation of the 50th dwelling and use all reasonable 
endeavours to market and let appropriately.   
 

 Phase Two of the employment (comprised of six units and related 
infrastructure) to be constructed within six months of the occupation of the 
100th dwelling or when five of six units have been let on phase 1 
whichever is the earliest. 
 

 Phase Three of the Employment (comprised of six units and related 
infrastructure) to be constructed within six months of the occupation of the 
119th unit or when eleven of the twelve units within Phases ½ are let 
whichever is the earliest date. 

 
116. It is considered that the phasing of the employment use is a critical 

consideration as this approach will ensure the delivery of the employment 
element of the proposal.   
 

117. In consideration of the phasing approach it is considered that the rate of 
delivery of the business units needs to be secured early in process and as 
such, it is recommended that: 

 
 the first six units and all the necessary infrastructure for the eighteen units 

be completed prior to the occupation of the fiftieth residential unit or within 
18 months of the commencement of the development (whichever is 
sooner). 

 the second six units to be completed prior to the occupation of the 
hundredth residential unit or within 36 months of the commencement of 
the development (whichever is sooner). 

 the final six units to be completed prior to the occupation of the last 
residential unit or within 54 months of the commencement of the 
development (whichever is sooner). 

 
118. The proposed phasing is to be secured through a Section 76 planning 

agreement.   
 

Economic Benefits 
 

119. An Economic Impact report submitted with the application set out the potential 
economic benefits of the proposed development.  It advised that the proposed 
development would generate employment and economic output throughout the 
construction period, which is expected to last five years with approximately 47 
indirect jobs being supported through the construction period. 
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120. These are temporary benefits and regarded not to be of significant material 

weight.   No evidence is provided how this contributes to the local economy of 
the Lisburn and Castlereagh City Council Area,  
 

121. The Economic Impact Assessment identifies that the proposed development 
will accommodate a resident population and based on an average household 
size, it is estimated that the proposed scheme could accommodate around 304 
residents with 51% being economically active (155 residents).   

 
122. Based on this figure, the report assumes that the total scheme could generate 

around £5.6 m in GVA.  This is in addition to the retail expenditure associated 
with spend from 119 residential units.  

 
123. The economic benefits of developing the residential units is afforded limited 

weight as this is not balanced against the cost of delivering the necessary 
community and other facilities required to service the development.   

 
124. The employment generated by the proposed development would indicate that 

between 39 and 68 full time equivalent job could be created or retained in the 
Council Area based on the proposed floor space created. 

 
125. Securing the delivery of 18 business units and the creation of between 39 and 

68 jobs in respect of the employment uses contributes significantly to the local 
job targets for the Council area and carries significant weight in the assessment 
of the application. 
 
 
Quality Residential Environments 
 

126. PPS 7 - Quality Residential Environments sets out planning policies for 
achieving quality in new residential developments. 
 

127. Policy QD1 Quality in New Residential Environments states that planning 
permission will only be granted for new residential development where it is 
demonstrated it will create a quality and sustainable residential environment. 

 
128. Policy QD1 directs that the design and layout of residential development should 

be based on an overall design concept that draws upon the positive aspects of 
the character and appearance of the surrounding area.  
 
Impact on the Character of Area 
 

129. The proposed site is located on land that is within the settlement limit of 
Castlereagh and zoned for employment in draft BMAP.  The principle of the 
development of the land is dealt with in the previous section of this report and 
this part of the assessment is confined only to the proposed housing layout.   
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130. The proposal is for detached, semi-detached and terraced dwellings. The 
development to the north west of the site which includes Millmount Chase and 
Millmount Road consists of primarily of two storey semi-detached dwellings and 
large detached dwellings. 

 
131. The plot sizes and general layout and arrangement of the proposed buildings is 

therefore comparable to others found in the local vicinity of the site.   
 

132. The character of the area would not be significantly changed and it is 
considered that the proposal would not have a negative effect on the character 
of the area.  

 
 

Layout/Design/Material and Impact on Residential Amenity 

 
133. Amendments were sought during the processing of the application to address 

issues of general amenity and ensure that a quality residential environment was 
achieved.   

 
134. There are number of different house types proposed and a sample description 

of some of the dwellings are outlined below.  
  
135. House type D1 is a semi-detached dwelling proposed within the development.  

The dwelling will have a ridge height of approximately 8.8 metres and the 
materials proposed include facing brick and smooth render walls, slate or 
concrete roof tiles, solid hardwood doors, UPVC windows and rainwater goods.  

 
136. House type A is a block of four terraced dwellings. The will have a ridge of 

approximately 8.7 metres and the  materials proposed include facing brick and 
render walls, slate or concrete roof tiles, solid hardwood doors, UPVC windows 
and rainwater goods.  

 
137. House type F1 is a detached dwelling proposed within the development.  The 

dwelling will have a ridge height of approximately 8.7 metres and the materials 
proposed include facing brick and smooth render walls, slate or concrete roof 
tiles, solid hardwood doors, UPVC windows, and rainwater goods.  

 
138. The finishes proposed for the dwellings are considered to be acceptable and in 

keeping with the other similar finishes on the dwellings in Millmount Chase and 
Millmount Road. 

 
139. Garages are proposed for most of the dwellings. They are positioned in an 

acceptable location on each plot.  The finishes are to match that of the 
dwellings. 

 
140. The proposed layout is designed to ensure that there is appropriate separation 

distances between each plot.  The separation distances from the rear of the 
proposed dwellings to the common boundary is a minimum of approximately 9 
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metres for the majority of all the plots ensuring there is a minimum of 18 metres 
back to back separation distance between each unit.  

 
141. On balance and having regard to the relationship between each plot to the 

adjacent housing it is considered that the guidance recommended in Creating 
Places is met.   

 
142. The layout of the rooms in each of the units, the position of the windows and 

separation distance also ensures that there is no overlooking into the private 
amenity space of neighbouring properties.  The buildings are not dominant or 
overbearing and no loss of light would be caused.  
 
Provision of Open Space / Landscaping 
 

143. The level of private amenity space illustrated in the proposed Drawing 17-017 
L301 (Landscaping Plan site layout plan is considered to be acceptable.  
 

144. The level of private amenity space varies from plot to plot throughout the 
development.  It ranges from a minimum of 50 square metres up to a maximum 
of 253 square metres.  As an average, this is 101 square metres which is 
consistent with the guidance set out in Creating Places. 

 
145. The smaller gardens are associated with the semi-detached dwellings and the 

guidance directs the reader to provide variety and choice in the housing types 
and sizes of gardens. This is consistent with the guidance in the Creating 
Places document.  

 
146. The landscaping plan provided demonstrates that the southern and western 

boundaries of the site would consist of new native hedge planting and mature 
trees. The existing trees are to be retained along the northern and eastern 
boundaries. Mature planting is also proposed around the existing water course 
which runs from north to south through the site. 

 
147. There is to be a buffer of planting with a 3 metres high acoustic fence between 

the proposed residential dwellings and the industrial unis.  
 

148. The mature vegetation proposed along with the acoustic fence will ensure that 
the industrial units do not have a detrimental impact on the amenity of the 
residential properties. 

 
149. The landscaping proposals are accompanied by a written landscape 

management plan that details the maintenance programmes proposed to allow 
the proposal to visually integrate the development with its surroundings and 
develop a quality planting scheme that will reduce visual intrusion and enhance 
the development as a whole.  

 
150. It is contended this written management plan, in association with the detailed 

planting plan, is sufficient to ensure integration of the proposal to this location.  
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151. It is considered that the provision of private open space, and the landscaping 
proposed is acceptable. 
 
Housing in Settlements 
 

152. Paragraph 6.133 of the SPPS states that good quality housing is a fundamental 
human need that plays a significant role in shaping our lives and our communities. A 
home is a vital part of people’s lives and contributes to creating a safe, healthy and 
prosperous society. The planning system can play a positive and supporting role in the 
delivery of homes to meet the full range of housing needs of society, within the wider 
framework of sustainable development 
 

153. Strategic Policy also advises that achieving balanced communities and strengthening 
community cohesion is one of the major themes underpinning the RDS and that the 
provision of good quality housing offering a variety of house types, sizes and tenures 
to meet different needs, and development that provides opportunities for the 
community to share in local employment, shopping, leisure and social facilities, is 
fundamental to the building of more balanced communities.  

 
154. The Northern Ireland Housing Executive in a response received on 4 December 

2019 indicated that it was supportive of the proposed planning application, and 
is of the view that mixed tenure development is an important way to create 
cohesive, sustainable and balanced communities.   
 

155. The provision of a mixed tenure development is consistent with the thrust of the 
SPPS and PPS 12.  
 
Open Space 

 
156. Planning Policy Statement 8 – Open Space, Sport and Outdoor Recreation sets 

out planning policies for the protection of open space, the provision of new 
areas of open space in association with residential development and the sue of 
land for sport and outdoor recreation. 

 
157. Policy OS 3 – Public Open Space in New Residential Development states that 

planning authorities will only permit proposals for new residential developments 
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. 

 
158. It advises that for residential development of more than 100 units or more, or 

for development sites of 5 hectares or more, an equipped children’s play area 
will be required as an integral part of the development. 

 
159. Detail submitted with this application demonstrates that areas of open space 

are provided throughout the site. 
 
160. The areas of open space are designed to distinguish the two land uses within 

the site and to protect the watercourse running through the northern portion of 
the site.  Space is also reserved to create potential future linkages from the 
development to the Comber Greenway. 
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161. More than 100 dwellings are proposed as part of this development therefore an 
equipped children’s play park is also required in line with Policy OS2 of PPS8. 

 
162. An equipped children’s play area is proposed as part of the development.  
 
163. It is recommended that a condition is attached to any decision to ensure that 

the detail of the park equipment proposed is submitted and agreed in writing 
with the Council prior to the commencement of any works.    

 
164. The threshold for the construction of both play areas will also be set having 

regard to the requirements of the policy and the number of units already 
constructed in early phases of the Millmount development. 
 

Access, Movement and Parking  
 

165. PPS 3 – Access, Movement and Parking sets out the policies for vehicular 
access and pedestrian access, transport assessments, 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 commitment 
to the provision of a modern, safe, sustainable transport system. 
 

166. Policy AMP1 – Creating an Accessible Environment aims to create an 
accessible environment for everyone.  

 
167. Policy AMP 3 – Access to Protected Routes states that planning authorities will 

restrict the number of new access and control the level of use of existing 
accesses onto Protected Routes.  It also directs that planning permission will 
only be granted for a development proposal involving direct access, or the 
intensification of the use of an existing access (a) where access cannot 
reasonably be taken from an adjacent minor road; or (b) in the case of 
proposals involving residential development, it is demonstrated to the 
Departments satisfaction that the nature and level of access onto the Protected 
Route will significantly assist in the creation of a quality environment without 
compromising standards of road safety or resulting in an unacceptable 
proliferation of access points. 

 
168. Policy AMP7 – Car Parking and Servicing Arrangements requires proposals to 

provide adequate provision for car parking and appropriate servicing 
arrangements. 

 
169. The A22 Comber Road is a designated trunk road and a protected route. 
 
170. Detail submitted with the application indicates that the proposed development 

involves the creation of a new access to a public road on the protected routes 
network. 

 
171. The associated Design and Access Statement (November 2017) provides 

commentary on the access principles associated with the proposed 
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development.  It advises that the proposed mixed use development will have 
two new access created from the Comber Road. 

 
172. There will be a dedicated access created to the business park from Comber 

Road.  A separate access including a right hand turning lane as agreed with DfI 
Roads is proposed for the housing development. 

 
173. The Statement advises that there will be no access to the business park from 

Millmount Road or from the proposed housing site as to protect residential 
amenity. 

 
174. Taking into account comments provided as part of the pre-application 

community consultation process, it advises that the application also seeks to 
realign Comber Road to remove a bend along the site frontage. 

 
175. The site will be accessible for pedestrians via the existing footpath network and 

the site is also accessible by public transport and Translink bus network (but 
not directly served by metro bus system). 

 
176. Chapter 10 of the Environmental Statement providing an assessment of the 

transport impacts of the proposed development in relation to existing 
conditions; trip generation; traffic distribution / assignment; forecast years; 
traffic / highway impact;  construction phase; pedestrians, cyclists and disabled 
facilities; public transport; and road safety. 

 
177. A revised Transport Assessment was submitted in August 2018 to take account 

of the revised scheme.  No objection was offered by DfI Roads in relation to the 
Transport Assessment. 

 
178. The amendments saw the scheme revised to provide for a single access to the 

Comber Road and it concluded that the impacts of this development will be 
minimal, and well within acceptable traffic impact limits.  The detail also shows 
that internal road layout going up to the boundary of the adjacent development 
which provides access onto the Millmount Road 

 
179. It advised that access to the development will be provided by a priority junction 

on the Comber Road. This access will include a ghost island right turn facility, 
designed in accordance with Departmental Standard TD 42/95 – Geometric 
Design of Major/Minor Priority Junctions.  

 
180. It advises that the location and design of this access were previously accepted 

by DFI Roads during their consideration of the previous planning application 
(LA05/2016/0002/O).  

 
181. As agreed under application LA05/2016/0002/O, the opportunity is being taken 

to realign the Comber Road adjacent to the site, to provide an alignment to 
current standards. 
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182. DfI Roads advises that implementation of the proposal will be dependent on the 
successful completion of the application for Relaxations and Departures detail 
of which was submitted by the Agent in October 2019.   

 
183. Detail advised of proposals to construct 

 
 A new length of trunk road carriageway to remove three bends and 

improve its vertical alignment, 
 A new junction onto the A22 to gather three existing direct accesses into 

a single junction, 
 A new access onto the A22 to serve a new mixed development (housing 

and B2 light industrial use). 
 

184. Given that the proposal allows for connection through to the Millmount Road 
land that adequate detail has been provided to allow DfI Roads to determine 
that a safe access is likely to be achieved, the proposal is considered to comply 
with the local development plan KSR in so far as it relate to access 
arrangements and to the policy tests associated with PPS 3. 
 

185. While a new access is proposed onto the protected route the Council has no 
evidence to support a refusal of permission on the grounds of policy AMP 3 
were DfI Roads raise no objection and it is accepted by them that the 
realignment of the carriageway will bring safety benefits at no expense to the 
roads authority.    

 
 
Archaeology and Built Heritage 
 

186. PPS 6 - Planning, Archaeology and the Built Heritage sets out policies for the 
protection of our archaeology and built heritage.   

 
187. Policy BH 1– Preservation of Archaeological Remains of regional and local 

importance states that planning authorities Department will operate a 
presumption in favour of the physical preservation in situ of archaeological 
remains of regional importance/local and their settings.  

 
188. Policy BH 4 – Archaeological Mitigation states that where it is decided to grant 

planning permission for development which will affect sites known to contain 
archaeological remains, the planning authority will impose conditions to ensure 
that appropriate measures are taken for the identification and mitigation of the 
archaeological impacts of the development, including where appropriate, the 
completion of a licensed excavation and recording of remains before 
development commences. 
 

189. A Cultural Heritage Impact Assessment was included within the Environmental 
Statement (November 2017).  The assessment presented the results of an 
archaeological desk top survey of the development area and its immediate 
environs.  It sought to identify any potential archaeological sites or monuments 
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within the proposed development and the immediate vicinity, extending to a 
radius of 1 km. 

 
190. The Assessment established that there were no known archaeological sites 

within the application site but that the proposed development was located within 
an area of archaeological sensitivity.  It also noted that the development 
consisted of piled foundations through the existing made ground and that it was 
likely that  

 
191. HED having reviewed the Cultural Heritage section advised in a response 

dated 11 December 2017 that it was content that this has adequately identified 
any potential impact to the archaeological and heritage resource and concurs 
with the mitigation strategy suggested. 
 
Natural Heritage 
 

192. PPS 2 – Natural Heritage, sets out the planning polices for the conservation, 
protection and enhancement of our natural heritage. 
 

193. Policy NH 2 – Species Protected by Law covers both European Protected 
Species and nationally protected species.  Policy states that planning 
permission will only be granted for a development proposal that is not likely to 
harm a European protected species.  

 
194. An ecological appraisal was carried out by Corvus Environmental Consulting on 

behalf of Comber Road Developments Ltd. 
 

195. Chapter 4 of the Environmental Statement (Nov 2017) advises that an 
Ecological Impact Assessment was undertaken in order to understand and 
assess the likely significant impacts of the proposed development on existing 
ecological resources within, adjacent to and ecological connected to the site. 

 
196. The Assessment identifies mitigation measures and provides an assessment of 

the actual expected ecological impact. 
 

197. NED advised in a response received on 19 December 2017 that further 
information was required to enable it to determine the potential impacts of the 
proposed development on designated sites.  Concerns were also expressed 
the development would be likely to harm badgers protected by law and that 
insufficient information had been submitted to establish otherwise. 

 
198. Information was submitted by way of an addendum to the initial Environmental 

Statement in August 2018.  The addendum included (at appendix 3.2) 
additional survey reporting and an outline Construction and Environmental 
Management Plan.  Paragraph 3.4 of the addendum (August 2019) indicates 
that the results of the additional surveys do not give rise to impacts above those 
reported and assessed as part of the initial Environmental Statement. 
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199. In a response dated 12 October 2018, NED continued to express concern that 
the proposed development would be likely to harm bats and badgers protected 
by law and insufficient information has been submitted to establish otherwise. 

 
200. In response to concerns expressed, a further addendum was submitted in July 

2019.  Additional survey reporting was carried out in relation to badgers and 
newts.  As before, the additional survey did not find evidence of newts present 
on site.   

 
201. A further badger survey confirmed that there were no active sets identified 

within the site boundary.  Two active sites were identified within 100m of the 
site boundary.  The addendum advises that an extended area was resurveyed 
and that informal discussions took place with the division’s wildlife officer. 

 
202. It also advises that Sett M1 is located out with the application site on the 

opposite stream bank and will not be impacted (directly or indirectly) by the 
piling works.  In relation to S1, the report notes that piling works may take place 
within 100 metres but that it is unlikely to give rise to a significant adverse 
impact upon the resident group. 

 
203. The addendum information (October 2019) was considered by NED.  In a 

response received on 22 October 2019, advised that it had considered the 
impacts of the proposal on designated sites and other natural heritage interests 
and on the basis of the information provided, has no concerns subject to 
conditions. 

 
 
Flooding and Drainage 
 

204. PPS 15 – Planning and Flood Risk sets out policy 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. 
 

205. Section 6 of the Environmental Statement (November 2017) described the 
hydrology of the application area and surrounding region and it assessed the 
potential impact of the proposed development on the water environment.  It 
advises at paragraph 6.3 that during the operational stage, impermeable 
surfacing will extend across much of the site and that an engineered storm 
water drainage system will be attenuated and treated on site prior to being 
released at greenfield rate to an existing local watercourse immediately north 
east of the proposed development. 

 
206. A Drainage and flood risk assessment was also provided for within section 6 of 

the Environmental Statement (November 2017).  The assessment is limited to 
the application site and its immediate surroundings.  It notes that the proposed 
development is in close proximity to a watercourse immediately north east of 
the site, but separated from the watercourse by a large embankment.  Other 
smaller watercourses are located within the proposed site. 
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207. A response received from DfI Rivers dated 5 December 2017 advised that the 
Flood Maps NI indicates that the proposals lie outside the 1 in 100 year fluvial 
flood plain. 
 

208. With regard to Policy FLD 2 – Protection of Flood Defence and Drainage 
Infrastructure considerations, they strongly advise that a working strip of 
appropriate width is retained to enable riparian landowners to fulfil their 
statutory obligations/responsibilities. 

 
209. In relation to Policy FLD 3 – Development and Surface Water, they advise that 

the applicant has received Schedule 6 consent from the relevant area office to 
discharge 80.35l/s to the undesignated watercourse located on the south 
eastern boundary of the proposed site. 

 
210. In terms of Policy FLD 4 – Artificial Modification of Water Courses, Rivers 

Agency advise that modification will only be permitted in exceptional 
circumstances.   

 
211. The justification and amplification of Policy FLD 4 states that the culverting of 

short lengths of the watercourse (usually less than 10m) is acceptable to 
enable access to and from the development as required. The site design should 
aim to keep the number of crossings to a minimum.  

 
212. In this instance, paragraph 6.7 of the Environmental Statement (November 

2017) states that two short sections of a watercourse in the north western 
portion of the site will be culverted as part of the proposed development.  These 
small sections are shown on Plate 5.1.  They provide for internal roads within 
the site and they are considered to be acceptable. 

 
213. Water Management Unit has also considered the impacts of the proposal on 

the surface water environment and in a response received on 19 December 
2017 advised that they were content with the proposal subject to conditions and 
relevant statutory permission being obtained. 
 
 
Contaminated Land 

 
214. Paragraph 3.6 of the SPPS emphasises that identifying previously developed 

land within settlements including sites which may have environmental 
constraints (e.g. land contamination), can assist with the return to productive 
use of vacant or underused land. This can help deliver more attractive 
environments, assist with economic regeneration and renewal, and reduce the 
need for green field development. 
 

215. It continues at 6.321 to state when decision-taking important considerations will 
include: the types of waste to be deposited or treated and the proposed method 
of disposal; impacts on human health and the environment (including 
environmental pollution). 
 



28 
 

216. Section 2 of the Design and Access Statement advises that the site was 
previously used to deposit construction waste arising from the construction of a 
social housing development in Dundonald in the 1980s. 

 
217. Paragraph 5.3 of the Environmental Statement (November 2017) advises that 

the development site has been subject to many historical contaminated land 
investigations and that the site was more recently assess with regard to soil, 
waters and land contamination by MCL Consulting Ltd.   

 
218. It also advises that OSullivan MacFarlane Environmental Consulting prepared a 

Soil, Water and Contaminated chapter in the Environmental Statement. 
 

219. NIEA – Land, Soil and Air Unit having considered the detail of the chapter 
advised site investigations have shown that the site has been subject to infilling 
with wastes and that the analysis of soils and groundwater have detected some 
elevated concentrations which may pose risks to human health receptors. 

 
220. They make comment that some localised groundwater contamination with 

ammonium has been detected in a group of borehole which may pose risks to 
surface water receptors.   Reference is also made to the need for a piling risk 
assessment being required prior to development commencing to ensure that all 
potential risks are assessed. 

 
221. The Unit having reviewed the detail of the application including the 

assessments associated with the environmental statement offered no objection 
subject to conditions aimed at protecting environmental receptors. 

 
222. The Council’s Environmental Health Unit having considered the detail of the 

application and associated reports offered no objection subject to conditions. 
 

 
Consideration of Representations 

 

223. Two Hundred and Fifty Five letters of objection were received. Consideration of 
the issues raised are set out below: 

 

Inadequate/Impacts on Infrastructure 
 

224. The development proposes an access onto the main comber road and a further 
connection is proposed between sites numbers 111 and 112 on the eastern 
boundary. This will allow access though another proposed development and on 
to the Millmount Road.  DfI Roads have considered the proposal and have no 
objection to it subject to conditions. 
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Employment Zoning should be retained 
 

225. Evidence submitted with the application indicates that the site has been vacant 
for 15 years and yet despite efforts to have it developed there was limited 
interest. Lisney Commercials have commented that it is their view that the 
existence of other employment lands in more strategically advantageous 
locations (Carrowreagh Road and Upper Newtownards Road transport 
corridor), included lack of proximity to strategic road corridor, 
shelving/relocation of park and ride, and prohibitive costs of road improvements 
required to develop the land.  

 

Contrary to transport policy and detrimental to road safety 
 

226. The application has been assessed against prevailing policy and DfI Roads 
have considered the application and have no objections to it subject to 
conditions being added should the application be approved. 

 

Land Ownership 
 
227. Reference is made in an objection letter to trees being cut down on 3rd party 

land without permission to have control over land necessary to deliver 
appropriate visibility splays. This is a civil matter between the two land owners 
and not a Planning matter. 

 

Requirement for lands to be accessed from Millmount Link Road 
 

228. The Key site requirements for the site require that there is an access from 
Millmount Road. The site layout indicates that the internal road layout will be 
taken to the edge of the site on the eastern boundary. There it will tie in with the 
internal road layout of LA05/2016/0985/F which has a direct access from 
Millmount Road. The site will therefore have an access from Millmount Road. 

 

Design compliant access to Comber Road is not provided / revised layout is 
contrary to Policy AMP 3 

 
229. The proposal has been assessed against the relevant policy including Policy 

AMP 3 and is found to be acceptable. DfI Roads have also considered the 
policy under this policy and have no objection to the proposal subject conditions 

 

Inadequate Landscaping 
 
230. Drawing number 17-017-L301indicates the hard and soft landscaping proposed 

for the site. It indicates the species, siting, presentation and programme of 
planting.  It includes all existing trees and hedgerows on the land together with 
details of any to be retained. The details of the landscaping of the site are 
considered to be acceptable. 
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Road Speeds 
 
231. Road speed is not a material consideration that the Council could afford much 

weight to. We have however contact DfI Roads who advise on Car uses and 
pedestrian safety. DfI Roads had no concerns subject to conditions. The 
policing of speed limits is a matter for the PSNI. 

 

No need to overturn employment zoning 
 
232. The employment zoning has not been over turned. The proposal is now a    

mixed use development consisting of both employment and residential uses 
 

Applicant’s policy interpretation incorrect  
 
233. It has been outlined in the report that the Council do not agree with the 

interpretation of policy as stated by the agent in the supporting statement, 
however there are a number of other material considerations which have been 
considered and these have been laid out in detail in the case officer report 

 

Contrary to Regional Development Strategy 
 
234. Policy RG1 of the RDS requires there to be an adequate and available supply 

of employment lands to ensure sustainable economic growth.  This policy 
requires the protection of land zoned for economic use as it provides a valuable 
resource for local and external investment. Regional policy directs that the 
protection of such zonings should ensure that a variety of suitable sites exists 
across Northern Ireland to facilitate economic growth.  

 
235. As explained in the report the Agent has however requested that a number of 

other material considerations be weighed in the assessment of this application 
including a view that flexibility should be afforded to the mixed use 
development.  

 

Contrary to local development plan 
 
236. Section 6(4) of the Planning Act (NI) 2011 requires that in making a 

determination on planning applications regard must be had to the requirements 
of the local development plan and that determination of applications must be in 
accordance with the plan unless material considerations indicate otherwise.  

 
237. As set out in the report it is accepted that the proposal is contrary to the local 

development plan however there are other materials consideration’s that need 
to be weighed in the decision making process. 
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Inadequate housing need argument 
 
238. The housing need argument has been considered as part of the overall 

assessment of the application. Having taken all the material considerations into 
account it is the view that housing at this location is acceptable. 

 

Contrary to Councils commitment to addressing deprivation 
 
239. The Council has a clear commitment to dealing with deprivation in the council 

area. It is not thought that approval of this application will affect the council’s 
commitment to dealing with depravation or the outcome of any of its policies. 

 

Maintaining range and choice of employment sites 
 
240. It is considered that the current scheme does allow for a range and choice of 

employment sites in the area. Industrial units will be built on this site and this 
will be secured via a section 76 legal agreement. 

 

Contrary to Councils pro-business ethos 
 
241. Lisburn and Castlereagh is one of Northern Ireland’s premier investment areas, 

and is an ambitious and entrepreneurial city. Its business-friendly location, it’s a 
superb choice for investors who require a strategic all-island base, offering 
easy access to the UK and the Republic of Ireland. It is not considered that 
approval of this application would be detrimental to Council pro-business ethos 

 

Economic Benefits 
 
242. An Economic Impact report submitted with the application set out the potential 

economic benefits of the proposed development.  It advised that the proposed 
development would generate employment and economic output throughout the 
construction period, which is expected to last five years with approximately 47 
indirect jobs being supported through the construction period. Securing the 
delivery of 18 business units and the creation of between 39 and 68 jobs in 
respect of the employment uses carries significant weight in the assessment of 
the application. 

 

Dangerous Gases release  
 
243. An objection had been raised in relation to the release of gases. Part 5 of the 

Environmental Statement (Soils Water and Contaminated Land). The ES 
includes both preliminary and generic quantitative risk assessments (PRA and 
GQRA). Intrusive site investigations have been undertaken in support of the 
GQRA. The site has been subject to infilling with wastes which was completed 
in the mid 1980’s. Some localised groundwater contamination has been 
detected and mitigation measures have been proposed. NIEA Land Soils and 
Air have considered the section within the ES and have no concerns subject to 
conditions. 
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Noise Impacts 
 
244. Acoustic fencing and a 3 metre acoustic barrier are proposed between the 

industrial units and the residential properties, this will reduce the potential noise 
impact on the residential properties from the industrial units. Environmental 
Health have considered the proposal and have no objections to the application 
subject to conditions. One of the conditions refers to mechanical ventilation 
being provided to a number of dwellings. 

 
 

Light Pollution 
 

245. Environmental Health were consulted in relation to the application and 
responded with no concerns subjects to conditions. There is a condition which 
will restrict the use of the industrial units from 07:00 to 23:00 and outside 
work/ deliveries will be restricted from 08:00 to 21:00 

 

Conclusions 

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

recommendation to approve based on careful assessment of the other material 
considerations set out above and in regard to the advice set out by the 
Department on how these matters should be weighed in the assessment of the 
application.   

 
247. It is accepted on balance that greater material weight should be afforded to the 

fact that with the passage of time there are a combination of particular 
circumstances specific to this individual zoning that make it less likely to be 
developed for employment in full.  

 
248. There are other benefits detailed in the submission which are given greater 

material weight than the prevailing regional policy considerations set out in the 
SPPS and PPS 4.    

 
249. These benefits include the creation a sustainable mixed use development were 

residents in the neighbouring residential neighbourhood will have the 
opportunity to avail of local employment opportunities close to where they live.  

 
250. The economic benefits of the comprehensive development site outweigh its 

retention as undeveloped land.  There is little or no evidence to support a case 
that the land will ever be developed in the future for employment use given its 
peripheral location not on a strategic transport corridor.   
 

251. Securing the delivery of 18 business units and the creation of between 39 and 
68 jobs in respect of the employment uses contributes significantly to the local 
job targets for the Council area and carries significant weight in the assessment 
of the application. 
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252. The detailed layout and design of the proposal creates a quality residential 

environment in accordance with the requirements of the SPPPS and policy QD 
1 of PPS7 and when the buildings are constructed will not adversely impact on 
the character of the area or have a detrimental impact on the amenity of 
existing residents in properties adjoining the site.   

 
253. Given that the proposal allows for connection through to the Millmount Road 

and that adequate detail has been provided to allow DfI Roads to determine 
that a safe access is likely to be achieved, the proposal is considered to comply 
with the local development plan KSR in so far as it relate to access 
arrangements and to the policy tests associated with PPS 3. 

 
254. While a new access is proposed onto the protected route the Council has no 

evidence to support a refusal of permission on the grounds of policy AMP 3 
were DfI Roads raise no objection and it is accepted by them that the 
realignment of the carriageway will bring safety benefits at no expense to the 
roads authority.    

 
 

Recommendations 

 

255. It is recommended that planning permission is approved subject to the delivery 
of the employment use must be protect through a Section 76 planning 
agreement. 
 

Conditions 

 
256. The following conditions are recommended:  

 
1. The development hereby permitted shall be begun before the expiration of 

5 years from the date of this permission. 
Reason: As required by Section 61 of the Planning Act (Northern Ireland) 
2011. 

 
2. No dwellings shall be occupied until the site access onto the Comber 

Road (A22) and the required road realignment has been constructed 
generally in accordance with the agreed Drawing No. 19045-MRA-
001‘Junction layout – General – Version B’ and bearing Lisburn City and 
Castlereagh Council Planning Office date stamp 18 October 2019 to the 
satisfaction of DfI Roads. All works shall comply with the requirements of 
the Design Manual for Roads and Bridges and all other relevant standards  
and technical guidance, including approval of the necessary Departures/ 
Relaxations from standard and Road Safety Audit. The Department 
hereby attaches to the determination a requirement under Article 3(4A) of 
the above Order that such works shall be carried out in accordance with 
an agreement under Article 3 (4C).  
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Reason: To ensure there is a satisfactory means of access in the 
interests of road safety and the improvement of the road network for the 
convenience of road users.  

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

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. P262/R01j, ‘Proposed Road Layout’ and 
bearing Lisburn City and Castlereagh Council Planning Office date stamp 
18 October 2019.  
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.  

 
4. No part of the development hereby permitted shall be occupied until the 

necessary vehicular accesses, including visibility splays and any forward 
sight distance, have been constructed in accordance with the approved 
layout Drawing No. P262/R01j, ‘Proposed Road Layout’ and bearing 
Lisburn City and Castlereagh Council Planning Office date stamp 18 
October 2019.  
Reason: To ensure there is a satisfactory means of access in the 
interests of road safety and the convenience of road users.  

 
5. 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 
interests of road safety and the convenience of road users.  

 
6. No dwellings hereby permitted shall be occupied until the associated hard 

surfaced area have been constructed in accordance with the approved 
layout Drawing No. P262/R01j, ‘Proposed Road Layout’ and bearing 
Lisburn City and Castlereagh Council Planning Office date stamp 18 
October 2019.  
Reason: To ensure that adequate provision has been made for parking.  

 
7. The area 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.  

 
8. No dwellings shall be occupied until that part of the service road which 

provides access to it has been constructed to base course; the final 
wearing course shall be applied on the completion of the development. 
Reason: To ensure the orderly development of the site and the road 
works necessary to provide satisfactory access to each dwelling  
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9. The access gradients to the dwellings 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.  

 
10. Any existing street furniture or landscaping obscuring visibility or located 

within the proposed vehicular accesses shall, after obtaining permission 
from the appropriate authority, be removed, relocated or adjusted at the 
applicant’s expense.  
Reason: In the interests of road safety and the convenience of road 
users.  

 
11. The development hereby permitted shall operate in accordance with the 

Residential Travel Plan published by Lisburn City and Castlereagh 
Council Planning Office date stamp 12 October 2018. The Site Operator 
will provide access to the Translink iLink Initiative or equivalent measures 
agreed by DfI Roads. 
Reason: To encourage the use of alternative modes of transport to the 
private car in accordance with the Transportation Principles. 
 

 
12. 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 the 
Department. 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. 
Reason: to ensure that archaeological remains within the application site 
are properly identified, and protected or appropriately recorded. 

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

archaeologist nominated by the Department for Communities – Historic 
Environment Division 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. 

 
14. A Final Construction Environment Management Plan should be submitted 

for agreement at least 8 weeks prior to further works commencing to the 
Planning Authority for review. This should detail pollution prevention 
measures to be employed during construction and operation as detailed in 
the Outline CEMP (Aug 2018), Environmental Statement Addendum (Oct 
2018) and all additional submitted information. These measures should 
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clearly demonstrate how contamination of waterways linked to designated 
sites will be avoided. It should include detailed drawing plans, 
demonstrating a suitable buffer between location of refuelling, storage of 
oil/fuel and spoil, concrete mixing and washing areas and any 
watercourses or surface drain present on site or adjacent to site. All 
potential in-river works including the construction of culverts and outfall 
structures should be included in the final CEMP.  
Reason: To prevent any adverse effect to any designated European Site 
from proposal. 

 
15. Prior to discharge to watercourse, any surface water generated during 

construction and operation phases of the development must first pass 
through appropriate treatment, such as silt fence/sediment traps, 
hydrocarbon interceptor and attenuation infrastructure.  
Reason: To prevent any adverse effect to any designated European Site 
from proposal. 

 
16. No development shall commence until the applicant has submitted 

evidence in writing to the Planning Authority for its agreement 
demonstrating that the risks to groundwater and surface water receptors 
due to on-site contamination of the ground and groundwater have been 
effectively assessed. This evidence should include: 
Groundwater quality monitoring data and a quantitative risk assessment to 
investigate the risks to groundwater from ammonium contamination 
identified at the site, If unacceptable risks to environmental receptors are 
identified provision of remedial criteria as soil and groundwater 
concentrations that would not pose a risk to receptors. The remedial 
criteria are required to be derived through quantitative risk assessment 
based on the conceptual site model. If unacceptable risks to receptors are 
identified a remediation strategy will be required to address those risks. 
Reason: Protection of environmental receptors to ensure the site is 
suitable for use. 

 
17. The development hereby permitted shall not commence until a detailed 

remediation strategy to address all unacceptable risks to environmental 
receptors identified from Condition 16. This strategy must be submitted in 
writing and agreed with the Planning Authority and should identify all 
unacceptable risks on the site, the remedial objectives/criteria and the 
measures which are proposed to mitigate them (including maps/plans 
showing the remediation design, implementation plan detailing timetable 
of works, remedial criteria, monitoring program, etc). 
Reason: Protection of environmental receptors to ensure the site is 
suitable for use. 

 
18. The development hereby permitted shall not be occupied until the 

remediation measures as described in the remediation strategy submitted 
under Condition 17 have been implemented to the satisfaction of the 
Planning Authority. The Planning Authority must be given 2 weeks written 
notification prior to the commencement of remediation work. 
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Reason: Protection of environmental receptors to ensure the site is 
suitable for use. 

 
19. If during the development works, new contamination or risks are 

encountered which have not previously been identified, works should 
cease and the Planning Authority shall be notified immediately. This new 
contamination shall be fully investigated in accordance with the Model 
Procedures for the Management of Land Contamination (CLR11). In the 
event of unacceptable risks being identified, a remediation strategy shall 
be agreed with the Planning Authority in writing, and subsequently 
implemented and verified to its satisfaction. 
Reason: Protection of environmental receptors to ensure the site is 
suitable for use. 

  
20. After completing the remediation works under Conditions 17, 18 and 19; 

and prior to occupation of the development, a verification report needs to 
be submitted in writing and agreed with Planning Authority. This report 
should be completed by competent persons in accordance with the Model 
Procedures for the Management of Land Contamination (CLR11). The 
verification report should present all the remediation and monitoring works 
undertaken and demonstrate the effectiveness of the works in managing 
all the risks and achieving the remedial objectives. 
Reason: Protection of environmental receptors to ensure the site is 
suitable for use. 

 
21. No development or piling work should commence on this site until a piling 

risk assessment has been submitted in writing and agreed with the 
Planning Authority. Piling risk assessments should be undertaken in 
accordance with the methodology contained within the Environment 
Agency document on “Piling and Penetrative Ground Improvement 
Methods on Land Affected by Contamination: Guidance on Pollution 
Prevention” available at http://publications.environment-
agency.gov.uk/PDF/SCHO0501BITT-E-E.pdf. 
Reason: Protection of environmental receptors to ensure the site is 
suitable for use. 

 
22. Full details of the children’s play area identified on drawing No 

16.38.PLO3P (Site Layout), and bearing the Council date stamp 5 July 
2019 shall be submitted to and agreed in writing with the Council prior to 
occupation of the 1st dwelling hereby permitted.  The play park area shall 
be fully implemented and operational within a timeframe to be agreed in 
writing with the Council. 
Reason: To ensure the sustainability and maintenance of the play 
equipment in the designated areas. 

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

the approved details as indicated on drawing no 17-017-L301 date 
stamped by Lisburn and Castlereagh City Council 5 July 2019 and the 
appropriate British Standard or other recognised Codes of Practise. The 
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works shall be carried out prior to the occupation of that phase of the 
development. 
Reason: To ensure the provision, establishment and maintenance of a 
high standard of landscape 

 
24. Prior to the occupation of the first dwelling a phasing plan for the 

landscaping works shall be submitted to and agreed in writing with the 
Council. 
Reason: To ensure the provision, establishment and maintenance of a 
high standard of landscape. 

 
25. The proposed landscaping should be carried out in accordance with the 

Landscape Management and Maintenance plan submitted to the Council 
and bearing the Lisburn and Castlereagh City Council date stamp 5 July 
2019. 
Reason: To ensure the sustainability and successful establishment and 
development of all landscape works within the site. 

 
26. 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. 

 
27. 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 
tree(s) 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 existing trees. 

 

28. Prior to the occupancy of any dwellings on the site a 3m high acoustic 
barrier shall be erected adjacent to sites 1-5, 31 and 32 and a 2m high 
acoustic barrier shall be erected adjacent to site 15, as outlined in site 
layout received by the Council 4 October 2018. The barrier shall be 
constructed of a suitable material (with no gaps), shall have a minimum 
self-weight of 8 kg/m2 and retained thereafter. 
Reason: To protect the amenity of neighbouring dwellings with respect to 
noise. 

 
29. Glazing capable of providing a sound reduction index of at least 31 dB Rw 

shall be installed to all habitable rooms as detailed in Appendix C of the 
Noise Impact Assessment dated 25 June 2018. 
Reason: To provide internal noise levels in line with within BS8233. 
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30. Acoustic mechanical ventilation systems capable of providing a sound 
reduction index of at least 31 dB Rw shall be installed to each dwelling as 
detailed in Appendix C of the Noise Impact Assessment dated 25 June 
2018. 
Reason: To provide internal noise levels in line with within BS8233. 

 
31. The development shall not be occupied until the remediation measures as 

described in Section 5 of the Environmental Statement received by the 
Council 13 November 2017 have been implemented to the satisfaction of 
the Council. The Council must be given 2 weeks written notification prior 
to the commencement of remediation work. 
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. 

 
32. A clean cover system shall be installed to form an encapsulation layer 

above the contaminated soils. The clean cover system shall be installed in 
the gardens, soft landscaped areas and communal areas as detailed in 
the Environmental Statement received by the Council 13 November 2017. 
A minimum capping system of 700mm shall be provided within private 
gardens, soft landscaped areas and communal areas to include a 200mm 
granular layer at the base and 500mm of clean material. 
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. 

 
33. Prior to occupancy of the development an independent validation report 

containing full details of the selected cover system, the sampling 
methodology and results must be submitted to the Council. The clean 
cover system shall be validated in accordance with Liverpool City Council 
Guidance – Verification Requirements for the remediation of 
Contaminated Land Cover Systems. Installation of the clean cover system 
must be overseen and validated by a suitably qualified environmental 
consultant. 
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. 

 
34. The development shall not be occupied until the preferred ground gas 

protection measures in line with Wilson and Card Classification – 
Characteristic Situation 2 classification, as detailed in Section 5 of the 
Environmental Statement received by the Council 13 November 2017, 
have been implemented. 
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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35. Prior to occupancy of the development an independent validation report 

containing full details of the selected gas protection system must be 
submitted to the Council. Verification of the gas protection measures shall 
be carried out by a suitably qualified person. 
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 

 
36. Prior to any piling work on site a piling risk assessment shall be submitted 

to and agreed with the Council.  
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 and neighbours  

 
37. In the event that previously unknown contamination is discovered, falling 

outside the scope of the remediation scheme, development on the site 
shall cease. The Council shall be advised and a full written risk 
assessment in line with current government guidance (Model Procedures 
for the Management of Land Contamination – CLR11) that details the 
nature of the risks and any necessary mitigation measures shall be 
submitted for approval by the Council. 
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 

 
38. The applicant should have full regard to all relevant and current guidance 

and standards during the remediation and validation processes and 
should incorporate such detail within any report submissions required to 
be submitted for prior approval by the Council. 
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  

 
39. Prior to construction work commencing on site a Construction 

Environmental Management Plan shall be submitted to and agreed with 
the Council. This plan should include the proposed hours for piling activity 
(in accordance with BS 5228), details of the wheel wash and details of the 
other dust mitigation measures. 
Reason: To protect the amenity of neighbouring dwellings with respect to 
noise and dust 

 
40. Operating hours of the industrial units shall not exceed 07:00 to 23:00 

hours 
Reason: To protect the amenity of neighbouring dwellings with respect to 
noise 
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41. During the operational phase of the industrial unit no activity which is likely 

to generate excessive noise e.g. delivery, should be undertaken outside 
the hours of 08:00 to 21:00. 
Reason: To protect the amenity of neighbouring dwellings with respect to 
noise 

 
42. If any external plant work e.g. compressors, air handling unit or extraction 

flues are installed then details shall be submitted to the Council for 
approval. 
Reason: To protect the amenity of neighbouring dwellings with respect to 
noise and odour. 
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Site Location Plan – LA05/2018/1153/F 
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 Lisburn & Castlereagh City Council 

Council/Committee Planning Committee 

Date of Committee 
Meeting 

6 January 2020 

Committee Interest Major  

Application Reference LA05/2018/1265/F 

Date of Application 20 December 2018 

District Electoral Area Lisburn South  

Proposal Description Residential development of 79 units comprising 42 
apartments, 3 detached & 34 semi-detached 
dwellings including parking, landscaping, public 
open space and associated site works by 
amendment of planning permission S/2008/0192/F 
(proposed development of 371 dwellings comprising 
of detached, semi-detached, town houses, 
apartments and duplex's) 

Location Lands north and west of 19 & 23 Brokerstown Road 
Lisburn, BT28 2EE 

Representations None  

Case Officer Maire-Claire O’Neill  

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 development 
comprises 50 units or more.  
 

2. This application is presented to the Planning Committee with a 
recommendation to approve as the requirements of the SPPS and policy QD 1 
of PPS 7 and policy LC 1 of the addendum to PPS 7 are met in full as the 
proposed layout and design of the buildings creates a quality residential 
environment and when constructed the development will not adversely impact 
on the character of the area or have a detrimental impact on the amenity of 
existing residents.   

 

 

APPENDIX 5.1(d)HoS 
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2. The proposal is considered to comply with the SPPS and PPS 3 – Access 
movement and parking in that the detail submitted when weighed against the 
previous history of approval demonstrates that the proposed development 
will not have any significant additional impact on the surrounding road 
network and that the network currently has sufficient capacity to 
accommodate the traffic generated by this proposal. Furthermore, the 
reduced level of car parking is deemed to be acceptable taking into account 
the detail contained within the transport assessment.  

 
3. Detail submitted in support of the application advises that the development 

completed will be occupied as social housing.  The scheme has been 
registered by Clanmill Housing Association.   The occupation of these dwellings 
and apartments will go some way to meeting the overall social housing need in 
Lisburn City.  The proposed development is supported by the Northern Ireland 
Housing Executive.   

 
4. The planning history and previously approved layout are important material 

considerations to be weighed in support of the application as the detail provided 
in support of the application demonstrates how the density of development and 
general layout and arrangement of the buildings is broadly in line with a 
previous implemented scheme that follows an overall concept master plan 
envisaged for this part of the site. 
 

Description of Site and Surroundings 

 

5. The site is located towards the western extent of the settlement limit of Lisburn. 
To the east and south of the site the land is primarily characterised by 
residential development. The dwellings are generally single or two storeys in 
height and finished in red brick and/or render. 
 

6. The land forms part of a wider site, known as LD1, on which construction of 
residential development is currently ongoing. 

 
7. To the northwest of the site is an NIE electricity station. The lands to the north 

and west (beyond the lands under construction) are used for agricultural 
purposes. 

 
8. The land within the site is undulating and generally falls from the northern 

boundary towards the south. The extent of the site is defined by a mix of post 
and wire fencing and soft landscaping. 
 

 
Proposed Development 

 
9. Full planning permission is sought for residential development of 79 units 

comprising 42 apartments, 3 detached & 34 semi-detached dwellings including 
parking, landscaping, public open space and associated site works. 
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10. It is further stated that the proposal is an amendment of planning permission 
S/2008/0192/F (proposed development of 371 dwellings comprising of 
detached, semi-detached, town houses, apartments and duplex houses. 
 

11. The red line of the application site has been reduced during the processing of 
the application.  The proposal was originally for 116 units. Through the 
reduction in the site area, and change in layout the proposal is now for 79 
residential units. 

 
 

Relevant Planning History 

 
12. The relevant planning history for the site and land surrounding the site is set out 

in the table below: 
 

Application 
Reference 

Description of Proposal Decision 

LA05/2018/1052/F  Proposed for the demolition of existing out 
buildings and the erection of 8 no. dwellings, 
including detached and semi- detached units, 
car parking, single and double garages, 
landscaping and all other associated site 
works, which represents a slight alteration to 
proposals previously approved under 
planning ref: S/2011/0361/F 

Pending  

LA05/2018/1130/F Proposal for the demolition of the existing 
dwelling at 23 Brokerstown Road and the 
erection of 4 no detached dwellings with 
garages, landscaping and all other associated 
site works. Existing access to be closed up 
with a new access proposed from 
Brokerstown Road to serve dwellings through 
use of a shared private driveway. 

Pending 

S/2014/0181/F Proposed change of house type relating to 2 
No units along with the re-alignment of rear 
boundaries across the rear of 3 units, 
originally part of approval S/2008/0192/F 
(which comprised 371 dwellings). 

Approval 
20.10.2014 

S/2013/0433/F Change of house type proposal relating to 13 
No Units originally constituent of approval 
S/2008/0192/F (which comprised of 371 
dwellings). 

Approval 
14.04.2014 

S/2011/0361/F Proposed development for 16 No of new 
dwellings comprising detached and semi- 
detached dwellings with garages, carports 
and associated site works (change of house 

Approval 
7.12.2011 
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Application 
Reference 

Description of Proposal Decision 

type to sites 182, 185 and 187-189 and 
change of boundary to sites 177 and 178 of 
previous approval S/2008/0192/F and the 
demolition of existing out buildings. 

S/2008/0400/F Variation of condition 6 of outline planning 
permission reference S/2003/0466/O to uplift 
the overall residential numbers from 1150 to 
1640, to provide for a total of 712 units on 
Carvill Phase 2 lands. 

Withdrawn 

S/2008/0192/F  Proposed development of 371 dwellings 
comprising of detached, semi-detached, town 
houses, apartments, duplex apartments , 
carports, garages, landscaping and other 
associated site works. 

Approval 
03.02.2010 

S/2003/0466/O New residential neighbourhood incorporating 
a mix of house types, local neighbourhood 
facilities, primary school with nursery unit, 
amenity & formal open space, play space, 
structural landscaping and ancillary works. 

Approval 
19.09.2006 

 

13. As indicated above, the application exceeds the threshold for major 
developments as set out in the Planning (Development Management) 
Regulations (Northern Ireland) 2015. 

 
14. On this basis the Applicant was required to engage in pre-application 

community consultation (PACC).   
 
15. A Pre-Application Community Consultation report submitted in support of the 

application provides a record of the consultation that has taken place in order to 
inform interested parties of the application proposals.   

 
16. The format of the report is in accordance with the Practice Note and contains 

the relevant information required.   It advises that all feedback received during 
the consultation period has been recorded and considered as part of the 
evolution of the design process. 

 
 

Relevant Policy Context  

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

follows: 
 
 Regional Development Strategy 2035 
 Lisburn Area Plan 2001   
 draft Belfast Metropolitan Area Plan 2015 
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 Strategic Planning Policy for Northern Ireland (SPPS): Planning for 
Sustainable Development 

 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 Built 

Heritage 
 Planning Policy Statement 7 (PPS 7): Quality Residential Environments 
 PPS 7 (Addendum): Safeguarding the Character of Established 

Residential Areas 
 Planning Policy Statement 12 (PPS 12) – Housing in Settlements 
 Planning Policy Statement 8 (PPS 8): Open Space 
 Planning Policy Statement 12 (PPS 12): Housing in Settlements 
 Planning Policy Statement 15 (PPS 15): Planning and Flood Risk 
 Creating Places 
 DCAN 8 – Housing in Existing Urban Areas 

 

Consultations 

 
18. The following consultations were carried out:   

 

Consultee Response 

DfI Roads  No Objection  

LCCC Environmental 
Health 

No Objections. 

NI Water Standard response, no objection.   
DAERA Water 
Management Unit 

Content with the proposal. 

DAERA Natural Heritage 
and Conservation 

Content with the proposal. 

DFI Rivers  No objections  
NIHE  Response outstanding  
Historic Environment 
Division 

No objections  

 

Representations 

 
19. No letters of representation were received in respect of the proposed 

development.  
   

Consideration and Assessment 

 

20. The main issues to consider in the determination of this planning application 
are: 
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 Local Development Plan 
 Principle of Development 
 Planning History 
 Quality Residential Environments: 

- Impact on Character of the Area 
- Layout/Design/Materials and Impact on Residential Amenity 
- Provision of local neighbourhood facilities 
- Provision of Open Space / Landscaping 

 Design Concept Statement, Concept Master Plans and Comprehensive 
Planning 

 Safeguarding the Character of Established Residential Area 
- Protecting the Local Character, Environment Quality and Residential 
Amenity 

 Public Open Space 
 Access, Movement and Parking 
 Archaeology and Built Heritage 
 Natural Heritage 
 Flooding and Drainage 

 

Local Development Plan 

21. Section 6(4) of the Planning Act (NI) 2011 requires that in making a 
determination on planning applications regard must be had to the requirements 
of the local development plan and that determination of applications must be in 
accordance with the plan unless material considerations indicate otherwise.   
 

22. On 18 May 2017, the Court of Appeal ruled that the purportedly adopted Belfast 
Metropolitan Area Plan (BMAP) 2015 had in its entirety not been lawfully 
adopted. 

 
23. As a consequence of this decision, the Lisburn Area Plan (LAP) 2001 is the 

statutory development plan for the area, however, draft BMAP remains a 
material consideration.   

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

Lisburn in both the Lisburn Area Plan 2001 and draft Belfast Metropolitan Area 
Plan 2015.   

 
25. The Lisburn Area Plan makes reference 84 hectares of land for housing in the 

area bounded by the Balinderry Road, Brokerstown and Glenavy Roads. It 
advises that in addition to all the requirements of all prevailing regional policy, 
development of the whole area shall be subject to the following key design 
considerations: 

 

 Provision for housing and associated community facilities: 
 Phasing of housing development in relation to infrastructural works; 
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 Other road networks improvements consequential on development in this 
area: 

 Access between developments and the public road networks: 
 Provision of adequate open space and landscaping and protection of the 

natural and built heritage of the area; 
 Identification for the retention of all visually significant trees throughout the 

entire area: 
 The positioning of houses in relation to trees which shall be that 

development will therefore not threaten the survival of trees: 
 Development to be designed, landscaped and implemented to 

accommodate the electricity substation and overhead power lines within 
minimal environmental disruption to the neighbourhood: 

 Development to respect the character and setting of Ballymacash House; 
and  

 Existing trees and mature hedgerows, particularly those along the western 
and northern boundaries and those flanking the stream traversing the site 
to the south, to be identified and retained with supplementary planting of 
appropriate species: 
 

26. Reference is also made to the need for a transportation and Traffic Impact 
Assessment to be provided by the developers in order to assess the need for 
and extent of any further road improvements works and to the need for the 
Brokerstown Road and the Ballinderry Road from their junction with Knockmore 
Road to be upgraded to a satisfactory standard along the site frontage.  

 
27. The application land lies with designation LC 04/13 in the draft plan and, 

although identified as a committed housing site.  The following Key Site 
Requirements were attached to the zoning: 
 
 A Concept Master Plan to facilitate the comprehensive development of the 

site shall be submitted to and agreed with the Department. 
 Housing development shall be a minimum gross density of 15 dwellings 

per hectare and a maximum gross density of 35 dwellings per hectare. 
 Access arrangements shall be agreed with Roads Service 
 A Transport Assessment (TA), agreed with Roads Service shall be 

required to identify any necessary improvements to the road 
network/public transport/transport facilities in the area.  In addition to the 
need for a TA, the requirements identified therein, an initial assessment of 
this specific development site indicates that as a minimum the following 
improvements shall be required; 
- improvements, agreed with Roads Service to the Brokerstown 

Road/Knockmore Road and Brokerstown Road/Glenavy Road 
junctions; 

- provision of an extended bus service to access the development site 
and providing a regular service to the existing Lisburn and the 
proposed West Lisburn railway stations; 

- a contribution agreed with Roads Service based on the impact of 
increased traffic generation, towards the construction of the 
M1/Knockmore Link. 
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 Provision shall be made within the proposed development for a local 
neighbourhood centre on approximately 3.0 hectares, to include local 
retail outlets and community facilities; 

 An article 40 agreed by the Department shall be required to ensure that 
the necessary local facilities and public infrastructure, including those 
schemes to serve this and other lands in the north Lisburn are provided; 

 Retaining structures shall not be included. 
 A full flora and fauna survey of the site shall be carried out to inform 

proposals outlined in the Concept Master Plan. 
 A flood risk assessment of the watercourses within the adjacent to the site 

shall be carried out and submitted to the Department to inform proposals 
for the development of the site.  

 The watercourses within and adjacent to this site shall be retained as 
open watercourses and incorporated into the proposed development 
unless Rivers Agency determine that the retention of the open 
watercourse is not appropriate.  

 All existing trees and, shrubs, and hedgerows within the site and on the 
boundaries shall be retained, unless the Department determines that such 
vegetation is not of a quality to merit retention or is required to be 
removed to facilitate a safe means of access to the site. 

 An 8-10 metres wide landscape buffer of trees and hedges of species 
shall be provided entirely within and adjacent to the Settlement 
Development Limit, along the western boundary of the site and outside 
the curtilage of any dwelling. This is to provide screening for the 
development and help assimilate and soften its impact on the countryside. 

 The design layout shall include provision for cycle and pedestrian links to 
Brokerstown Road, Ballinderry Road and the adjoining residential 
developments.  

 Development shall be designed, landscaped and implemented to 
accommodate the existing overhead power lines and NIE sub station and 
shall adhere to standard safety clearances.  
 

28. The significance and relevance of the KSR’s set out in both plans is discussed 
later in the report with particular reference to the delivery of road junction 
improvements. 
 

29. The site lies inside the settlement limit and it is stated in both LAP and draft 
BMAP that on sites zoned for housing proposals for new housing development 
will be assessed against prevailing regional policy.     
 

Principle of Development 
 

30. The Strategic Planning Policy Statement (SPPS) published in September 2015 
states that until the Council adopts the Plan Strategy for its new Local 
Development Plan there will be a transitional period in operation.   
 

31. During this period, planning policy within existing retained documents and 
guidance will apply.  Any conflict between the SPPS and policy retained under 



9 
 

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

 
32. The SPPS states that planning authorities should be guided by the principle 

that sustainable development should be permitted, having regard to the local 
development plan and all other material considerations, unless the proposed 
development will cause demonstrable harm to interests of acknowledged 
importance.     

 
33. The SPPS states that the policy approach must be to facilitate and promote 

more sustainable housing development within existing urban area and the 
provision of mixed housing development with homes in a range of sizes and 
tenures.   

 
34. It also states that good design identifies and makes positive uses of the assets 

of a site and the characteristics of its surroundings to determine the most 
appropriate form of development.   

 
35. Strategic policy states that the key to successful place-making is the 

relationship between different buildings, the relationship between buildings and 
streets for example and that the compatibility of a development with its 
immediate and wider context, and the settlement pattern of a particular area are 
important considerations.   

 
36. Having considered the content of both the SPPS and the retained policies at, 

QD1 of PPS 7 and LC1 of the second addendum to PPS 7 no distinguishable 
differences are found that should be reconciled in favour of the SPPS.   

 

Planning History 

37. The application site is part of the LD1 housing zoning in the Lisburn Area Plan 
(2001). There is a long and complex planning history associated with the 
development of this zoning and an associated Article 40 planning agreement 
which includes the requirement to provide off site road infrastructure.    
 

38. This proposal for seventy-nine units is in substitution to a planning permission 
for a much larger site granted under planning permission (S/2008/0192/ F).  
This development comprising 371 residential units was commenced and the 
developer has a valid fall-back position in respect of the development of this 
site.    

 
39. Having regard to the detail of the previous approval a total of 75 residential 

units were approved comprising 33 apartments, 9 townhouses, 21 detached 
and 12 semi-detached dwellings.   In comparison the density of development is 
broadly consistent with the history of approval and the general layout and 
arrangement of the buildings is similar to that which has already the benefit of 
planning permission     

 
40. Planning conditions were attached to the previous history of approval requiring 

the signalisation and improvement of the three road junctions out with the site.  
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These are located at Ballinderry/Knockmore Road, Knockmore/Prince William 
Road and Prince William/Ballymacash Road junctions.   

 
41. The obligations of the Article 40 agreement in relation to the delivery of the 

required road works at Ballinderry Road /Knockmore Road junction are now 
met.   

 
42. The detailed design of the Knockmore Road/Prince William junction remains 

under consideration by DfI Roads but there is a commitment to carry out these 
works and it is anticipated that the works will be on-site in early 2020.    

 
43. Revised proposals for improvements to the Prince William/Ballymacash Road 

junction are the subject of a separate application process and linked to the 
development of the northern part of the LD 1 zoning known as Drayne’s land.   
This does not dispense with the requirements for developers bringing forward 
proposals on the LD1 lands to the south of Drayne’s lands to still meet their 
obligations under the agreement.     

 
44. This process is being dealt with in parallel and it is not proposed to make this 

application subject to a separate Section 76 planning agreement particularly 
when weighed in the context of the planning history.    

 
 
Quality Residential Environments 

 
45. PPS 7 Quality Residential Environments sets out planning policies for achieving 

quality in new residential developments.   
 

46. Policy QD1 Quality in New Residential Environments states that planning 
permission will only be granted for new residential development where it is 
demonstrated it will create a quality and sustainable residential environment. 

 
47. Policy QD1 directs that the design and layout of residential development should 

be based on an overall design concept that draws upon the positive aspects of 
the character and appearance of the surrounding area.   

 
48. Policy LC1 of the addendum to PPS 7 - Protecting Local Character, 

Environmental Quality and Residential Amenity is another important 
consideration.   

 
49. It states that in established residential areas a key consideration is to ensure 

that new residential schemes are sensitive in design terms to people living in 
existing neighbourhoods and that the development is in harmony with the local 
character of the established residential area. 

 
50. The following are the applicable criteria of Policy QD1 of PPS 7 to ensure 

compliance with Policy LC1 of the addendum to PPS 7. 
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Impact on the Character of Area 
 

51. The proposed site is located on land that is within the settlement limit of Lisburn 
in the Lisburn Area Plan and draft BMAP and zoned for housing.  It is part of an 
overall development previously commenced under planning reference 
S/2008/0192/F.   
 

52. The principle of the use of the land for housing in the context of the draft and 
extant development plans housing at this location within the settlement limit is 
acceptable in principle for the reasons set out above.  

 
53. The proposal is for forty-two apartments, three detached and thirty-four semi-

detached dwellings including parking, landscaping, public open space and 
associated site works. 

 
54. The house types proposed are considered to be appropriate to the character 

and topography of the site in terms of their layout, scale, proportions and in 
terms of the massing and appearance of the buildings. 
 
Layout/Design/Material and Impact on Residential Amenity 

 
55. The proposed site layout is consistent with the form of housing found in the 

local context.  The proposed dwellings have, front and rear back gardens and 
the private amenity space in the range of 40 to 70 square metres in size for 
each of the units and is considered to be acceptable as an average for the site 
as a whole.  
 

56. The proposed three storey apartment blocks also have areas of communal 
open space which are appropriate to and in keeping with the character of the 
apartments already approved and under construction adjacent to the site.   
Amenity is provided in range of 10 to 30 square metres per apartment and the 
blocks are located in close proximity to existing communal areas of open 
space.     

 
57. The SPPS states that the precise amount of car parking will be determined 

according to the specific characteristics of the development and its location. 
The agent submitted a parking statement to demonstrate how the proposed car 
parking was acceptable. 

 
58. The parking statement highlights that the Brokerstown Road is served by an 

hourly bus service that served Lisburn Train Station which will reduce the need 
for car borne travel. The agent has stated that the current application presents 
a number of benefits compared to the extant permission. They include: 

 
 The removal of a central parking court which would have lacked 

surveillance; 
 Apartment parking reconfigured to provide greater and more useable 

amenity space; 
 Inclusion of a significant area of public open space on an area that 

previously included housing. 



12 
 

59. A table setting out the experience of the intended housing association of car 
parking uptake within some of their other developments where car parking was 
also provided within the parking statement. This illustrates that the uptake of 
car parking can be less than a 1:1 parking ratio.  
 

60. In addition, parking for the site has been reconfigured from that previously 
approved and all of the proposed dwellings now benefitting from in curtilage 
spaces and the number of visitor spaces has increased within the site.  

 
61. Parking is slightly below the required standard but it is acknowledged that there 

tends to be lower car ownership levels for social rented apartment 
accommodation and the parking provided is acceptable as an average for the 
site.    

 
62. The design of the dwellings and apartments draw upon the characteristics of 

the buildings found in the general vicinity of the site and while a standard 
design response typical of a standard social housing scheme is followed it 
would be difficult to sustain a refusal of permission solely on the grounds of 
design.  

 
63. The proposed house types will utilise materials seen throughout the local 

area, using predominantly brick with portions of render to create a varied 
range of texture within the proposed development.  The proposed roof finish 
is grey slate and windows are grey uPVC double glazed units with concrete 
cills. 

 
64. Separation distances between proposed dwellings and their relationship with 

adjacent residential dwellings and their existing boundaries is adequately 
addressed in the submission. 

 
Provision of local neighbourhood facilities 

 
65. The Planning Statement dated December 2018 states at paragraph 6.33 that 

the application does not propose any local neighbourhood facilities and that it 
solely for residential use consistent with the extant planning permission. 
 

66. The statement advises that local neighbourhood facilities to serve the wider 
development have been constructed within the Woodbrook Village 
development which has been constructed to the south of the proposed site.  
These facilities are within walking distance of the application site and will 
provide local amenity and neighbourhood facilities for the residents of this 
scheme as intended in the original master plan for the site.  

 
67. There is no requirement for neighbourhood facilities based on this clarification. 
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Provision of Open Space / Landscaping 
 

68. Landscaping plans has been submitted to indicate the position, species and 
canopy spread of existing and proposed vegetation and trees and the ongoing 
management and maintenance of landscaping provided as part of this 
proposal.  Proposed landscaping and the maintenance of the existing 
vegetation to be retained is considered appropriate. 
 

69. The landscaping proposals are accompanied with a landscape management 
plan that details the maintenance programmes proposed to allow the proposal 
to visually integrate the development with its surroundings and develop a 
quality planting scheme that will reduce visual intrusion and enhance the 
development as a whole.  

 
70. It is considered that this written management plan, in association with the 

detailed planting plan, is sufficient to ensure integration of the proposal to this 
location.  

 
Design Concept Statement, Concept Master Plans and Comprehensive 
Planning 

 
71. The SPPS states that a design concept should be sought from and agreed with 

the developer incorporating sustainable elements such as good linkage of 
housing with schools, community facilities and public transport; provision for 
cycling; adequate provision of open space and landscaping integrated with 
broader green and blue infrastructure systems; energy efficient design of 
housing units and use of sustainable drainage systems, where appropriate. 
 

72. Policy QD 2 - Design Concept Statement, Concept Master Plans and 
Comprehensive Planning of PPS7 states that planning authorities will require 
the submission of a Design Concept Statement, or where appropriate a 
Concept Master Plan, to accompany all planning applications for residential 
development. 

 
73. The Policy directs that a Concept Master Plan will be required for planning 

applications involving  
 

(a) 300 dwellings or more; or 
(b) The development, in part or full, of sites of 15 hectares or more zoned for 

housing in development plans; or  
(c) Housing development on any other site of 15 hectares or more. 
(d) It advises that in the case of proposals for the partial development of a 

site zoned for housing the Concept Master Plan will be expected to 
demonstrate how the comprehensive planning of the entire zoned areas is 
to be undertaken. 

 
74. An additional planning statement dated September 2019 explains at paragraph 

15 that the application site forms a small part of the wider masterplan lands and 
it explains that this part of the site was never intended to deliver any of the 
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overall open space provision for the area and that only small pockets of 
informal public open space around the buildings and periphery of the site were 
initially envisaged. 
 

75. That said, the application has been revised to provide an area of open space as 
an integral part of the development with the overall design and layout broadly in 
line with the principles set out in the original Concept Master Plan for this part 
of Brokerstown.  

 

Safeguarding the Character of Established Residential Areas 

76. The 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.   
 
Protecting Local Character, Environmental Quality and Residential Amenity 
 

77. 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 all of the criteria in policy QD1 of PPS 7 and all the additional criteria set 
out below are met. 
 
 
(a)  the proposed density is not significantly higher than that found in the 

established residential area; 
(b)  the pattern of development is in keeping with the overall character and 

environmental quality of the established residential area; and 
(c)  all dwelling units and apartments are built to a size not less than those set 

out in Annex A.   
 

78. As detailed above, the proposed plot size is similar to that found within the 
wider area and surrounding developments. This demonstrates that the 
proposed development is in keeping with the local character/pattern of 
established residential area.   
 

79. As demonstrated within the context of policy QD1 considerations, the proposed 
development is in keeping with the overall character and environmental quality 
of the area.  The design and layout is in keeping with the existing development 
pattern and is considered to be acceptable within this context. 

 
80. The associated Annex A sets out space standards against which new dwellings 

and apartment units should comply to ensure that adequate living conditions 
are provided.  Space standards comprise a calculation of internal floor space 
area.   
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81. Detail submitted with the application indicates that all the proposed dwellings 
are above the minimum size/space standards and is considered to be 
acceptable.   

 
82. It is therefore contended that the proposal as submitted will not have a negative 

impact on the character of this established residential area.  
 

Housing in Settlements 
 

83. Paragraph 6.133 of the SPPS states that good quality housing is a fundamental 
human need that plays a significant role in shaping our lives and our 
communities. A home is a vital part of people’s lives and contributes to creating 
a safe, healthy and prosperous society. The planning system can play a 
positive and supporting role in the delivery of homes to meet the full range of 
housing needs of society, within the wider framework of sustainable 
development. 
 

84. Strategic Policy also advises that achieving balanced communities and 
strengthening community cohesion is one of the major themes underpinning the 
RDS and that the provision of good quality housing offering a variety of house 
types, sizes and tenures to meet different needs, and development that 
provides opportunities for the community to share in local employment, 
shopping, leisure and social facilities, is fundamental to the building of more 
balanced communities.  

 
85. Detail submitted in support of the application advises that the development 

completed will be occupied as social housing.  The scheme has been 
registered by Clanmill Housing Association.  The occupation of these dwellings 
and apartments will go some way to meeting the overall social housing need in 
Lisburn City.  The proposed development is supported by the Northern Ireland 
Housing Executive.   

 
86. No consultation was required with the Housing Executive given the nature of 

the proposed development and the requirements of PPS 12 are met in full.   
 

Open space  
 
87. PPS 8 – Open Space, Sport and Outdoor Recreation 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. Open space is essential in any community for both 
amenity and recreation purposes and often contributes positively to the 
character, attractiveness and vitality of our cities, towns and villages. 

 
88. Policy OS 2 – Public Open Space in New Residential Development states that 

the Department will only permit proposal for new residential development of 
twenty five or more units, or on sites of one hectare or more, where public open 
space is provided as an integral part of the development.   
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89. The site is intersected by a watercourse and the land adjacent to this is 
proposed to be retained as public open space. This provision is 
supplemented by a grassed area towards the site frontage. Public open 
space is provided and comprises 10.3 % of the overall site. This is 
considered to be acceptable and in keeping with policy requirements. 

 
90. Whilst a dedicated play park is not required as part of this application as the 

proposal does not exceed 100 units, it is noteworthy that two play parks are 
proposed at an adjacent proposed development under planning reference 
LA05/2017/1124/F directly north of this application site. 

 
91. Furthermore a play park was approved within the wider Brokerstown 

development under planning reference S/2014/0623/RM and it is located 
approximately 300 metres south west of the application site.  

 
92. The detail submitted with the landscaping proposals indicates that all planted 

areas are to be checked on a regular basis and retained in perpetuity. It is 
recommended that a condition is attached to the decision notice to ensure this 
area is maintained.  

 
93. It is therefore contended that the proposed development complies with the 

policy requirements associated with PPS 8.  
 

 
Access, Movement and Parking 

 
94. PPS 3 – Access, Movement and Parking sets out the policies for vehicular 

access and pedestrian access, transport assessments, 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 commitment 
to the provision of a modern, safe, sustainable transport system. 
 

95. Policy AMP1 – Creating an Accessible Environment aims to create an 
accessible environment for everyone.  

 
96. Policy AMP7 – Car Parking and Servicing Arrangements requires proposals to 

provide adequate provision for car parking and appropriate servicing 
arrangements. Adequate car parking has been shown on the site layout for the 
reasons set out in the previous section of this report at paragraphs 57-61 of this 
report.   

 
97. Detail submitted with the application demonstrates how the internal layout of 

the proposed development will provide for a safe and convenient road layout.  
 

98. The scale of development proposed in this application exceeds the 
threshold for the requirement to undertake a Transport Assessment (TA). 
A TA has been prepared by Hoy Dorman which assesses the likely traffic 
impact to be generated by the proposed development and demonstrates 
how the proposal complies with the relevant policy provisions of PPS3; 
policy AMP 6 has been met.  
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99. The proposal is for residential development in substitution for an earlier 
permission.  Only four additional units are proposed.  The likely traffic impacts 
have been assessed before and this proposal does not change this impact. 

 
100. The Transport Assessment supporting this application demonstrates that the 

proposed development will not have any significant additional impact on the 
road network and that the network currently has sufficient capacity to 
accommodate the traffic generated by this proposal. 

 
101. It is therefore contended that the proposal as presented is compliant with PPS 

3 and that it will provide for a safe and convenient road system. 
 

Archaeology and Built Heritage 
 

102. PPS 6 - Planning, Archaeology and the Built Heritage sets out policies for the 
protection of our archaeology and built heritage.   
 

103. Policy BH1 and BH2– Preservation of Archaeological Remains of regional and 
local importance states that planning authorities Department will operate a 
presumption in favour of the physical preservation in situ of archaeological 
remains of regional importance and their settings.  

 
104. These comprise monuments in State Care, scheduled monuments and other 

important sites and monuments which would merit scheduling. Development 
which would adversely affect such sites of regional importance or the integrity 
of their settings will not be permitted unless there are exceptional 
circumstances. 

 
105. There are no listed buildings or scheduled monuments within or in close 

proximity to the site. It is not within an Area of Archaeological Potential. The 
site comprises previously undeveloped land however a section of the site 
was previously tested for below ground archaeological artefacts or remains 
during earlier archaeological works on the wider site. 

 
106. The land forming the wider site has been excavated for the construction of 

foundations for the buildings being erected on this site. No features of 
archaeological interest have been uncovered as part of this and it is 
therefore highly unlikely that any archaeologically important features exist at 
this site.  

 
107. An Archaeological Programme of Works has been prepared by Gahan & Long.  

It sets out a methodology for the testing the balance application lands prior 
to the commencement of the proposed development.  

 
108. HED have been consulted and offer no objection to the proposal. It is therefore 

considered that the proposal complies with policy PPS 6.  
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Natural Heritage 

109. PPS 2 – Natural Heritage, sets out the planning polices for the conservation, 
protection and enhancement of our natural heritage. 
 

110. An Ecological Survey was undertaken by Ayre Environmental Consulting 
and was submitted with the application.  

 
111. The survey identified an outlier badger sett within the application site. 

Whilst there is evidence of the sporadic use of the sett, the project 
ecologist considered that given the availability of other setts and suitable 
habitat in the surrounding environs, closure of the sett is an acceptable and 
appropriate course of action to mitigate against any harm to the local 
badger population. 

 
112. The survey also stated that the natural landscape features of the site hold 

negligible value in terms of bat roost potential and that the loss of open 
grassland would have no significant impact on the local bat population. 

 
113. The strong linear landscape features along the eastern boundary are 

considered to offer optimal commuting provisions for bats. The boundary 
features are proposed to be retained in the scheme and as such this 
provision will be maintained. The arrangement of the dwellings to generally 
back on to the boundary features minimises the potential for light spill onto 
the natural features. 

 
114. The report concludes that whilst features of natural heritage have been 

identified, the mitigation measures proposed will satisfactorily mitigate 
against any significant detrimental impacts on the natural heritage features. 

 
115. Natural Environment Division has considered the impacts of the proposed 

development and on the basis of the information provided has indicated that 
they are content that the development will not cause harm to natural heritage 
interests.  The proposal does therefore not offend PPS 2. 

 
Flooding and Drainage 

 
116. PPS 15 – Planning and Flood Risk sets out policy 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. 
 

117. Policy FLD 3 Development and Surface Water (Pluvial) Flood Risk outside 
Flood Plains details that a Drainage Assessment is required for a residential 
development comprising of 10 or more dwelling unit or on a site comprising 
more than 1 hectare in area.    

 
118. This proposal was submitted with a Drainage Assessment and Flood Risk 

Assessment prepared by Marrac Design.  
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119. The designated Brokerstown Stream flows from the north east to south west 
and dissects the site. The flood maps indicate that the site is largely unaffected 
by pluvial flooding and there is no history of flooding at the site.  

 
120. Rivers Agency have confirmed that the applicant has provided adequate 

drainage information to support their proposals and that responsibility for the 
accuracy, acceptance and implementation of the proposed flood risk measures 
rests with the developer and their professional advisors. 

 
121. In light of this Rivers Agency has granted discharge consent for this proposal 

and therefore it is deemed acceptable in respect of policy FLD1 of PPS15. 
 

122. NIEA Water Management Unit has also considered the potential impacts of the 
proposed development on the water environment and on the basis of the 
information provided is content subject to informatives. 

 
 

Conclusions 

 

123. The requirements of the SPPS and policy QD 1 of PPS 7 and policy LC 1 of the 
addendum to PPS 7 are met in full as the proposed layout and design of the 
buildings creates a quality residential environment and when constructed the 
development will not adversely impact on the character of the area or have a 
detrimental impact on the amenity of existing residents.   
 

124. The proposal is considered to comply with the SPPS and PPS 3 – Access 
movement and parking in that the detail submitted when weighed against the 
previous history of approval demonstrates that the proposed development 
will not have any significant additional impact on the surrounding road 
network and that the network currently has sufficient capacity to 
accommodate the traffic generated by this proposal. 

 
125. Detail submitted in support of the application advises that the development 

completed will be occupied as social housing.  The scheme has been 
registered by Clanmill Housing Association.   The occupation of these dwellings 
and apartments will go some way to meeting the overall social housing need in 
Lisburn City.   

  
126. The planning history and previously approved layout are important material 

considerations to be weighed in support of the application as the detail provided 
in support of the application demonstrates how the density of development and 
general layout and arrangement of the buildings is broadly in line with a 
previous implemented scheme that follows an overall concept master plan 
envisaged for this part of the site. 
 

 
 
 



20 
 

Recommendation 

 

127. It is recommended that planning permission is approved.   
 

Conditions  

 

128. The following conditions are recommended: 
 
 The development hereby permitted shall be begun before the expiration of 

5 years from the date of this permission. 
Reason: As required by Section 61 of the Planning Act (Northern Ireland) 
2011. 

 
 The access gradients shall not exceed 8% (1 in 12.5) over the first 5m 

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. 
 

 The Private Streets (Northern Ireland) Order 1980 as amended by the 
Private Streets (Amendment) (Northern Ireland) Order 1992. 

 The Department hereby determines that the width, position and 
arrangement of the streets, and the land to be regarded as being comprised 
in the streets, shall be as indicated [insert drawing number], bearing the 
Departments determination date stamp [insert DfI date stamp]/ 

  Reason: To ensure there is a safe and convenient road system to comply 
with the provisions of the Private Streets (Northern Ireland) Order 1980.   

 
 No unit shall be occupied until hard surfaced areas have been constructed 

in accordance with approved drawing no. 20 bearing the date stamp 12 
November 2019 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 
within the site.          
 

 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 and the appropriate British Standard or other 
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recognised Codes of Practise. The works shall be carried out prior to the 
occupation of any part of the development.   
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 and Maintenance plan submitted to the Council 
and bearing the Lisburn and Castlereagh City Council date stamp 27 
December 2018.  
Reason: To ensure the sustainability and successful establishment and 
maintenance of all landscape works within the site. 

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

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

 
 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 
tree(s) 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 existing trees 
 

 No site works of any nature or development shall take place until a 
programme of archaeological work (POW) has been prepared by a 
qualified archaeologist, submitted by the applicant and approved in writing 
by Lisburn and Castlereagh City Council in consultation with Historic 
Environment Division, Department for Communities. The POW shall 
provide for: The identification and evaluation of archaeological remains 
within the site, mitigation of the impacts of development through licensed 
excavation recording or by preservation of remains in-situ; Post-
excavation analysis sufficient to prepare an archaeological report, to 
publication standard if necessary; and Preparation of the digital, 
documentary and material archive for deposition. 
Reason: to ensure that archaeological remains within the application site 
are properly identified, and protected or appropriately recorded. 
 

 No site works of any nature or development shall take place other than in 
accordance with the programme of archaeological work approved under 
condition 6. 
Reason: to ensure that archaeological remains within the application site 
are properly identified, and protected or appropriately recorded. 
 

 A programme of post-excavation analysis, preparation of an 
archaeological report, dissemination of results and preparation of the 
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excavation archive shall be undertaken in accordance with the 
programme of archaeological work approved under condition 6. These 
measures shall be implemented and a final archaeological report shall be 
submitted to Lisburn and Castlereagh City Council within 12 months of the 
completion of archaeological site works, or as otherwise agreed in writing 
with Lisburn and Castlereagh City Council. 
Reason: To ensure that the results of archaeological works are 
appropriately analyse and disseminated and the excavation archive is 
prepared to a suitable standard for deposition. 
 

 Foul sewage shall be connected to the main sewer with Northern Ireland 
Water approval. 
Reason: To protect the amenity of neighbouring dwellings with respect to 
odour.  
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Lisburn & Castlereagh City Council 

Council/Committee Planning Committee 

Date of Committee 
Meeting 

6 January 2020 

Committee Interest Local Application (Called In) 

Application Reference LA05/2018/0307/F 

Date of Application 26 March 2018 

District Electoral Area Downshire East 

Proposal Description Replacement dwelling with retention and conversion 
of existing stone built, vernacular building (former 
dwelling) to stables/outbuildings 

Location 130m North of Ballymullan Road, Lisburn 

Representations None 

Case Officer Sinead McCloskey 

Recommendation Refusal 

 

Summary of Recommendation 

 
1. This is a local application that has been referred to the Planning Committee for 

determination in accordance with the Protocol for the Operation of the Planning 
Committee 

 
2. This application is presented to the planning committee with a recommendation 

to refuse as the proposal is considered to be contrary to the SPPS and Policy 
CTY 3 - Sustainable Development in the Countryside in that there is no 
permitted structure that exhibits the essential characteristics of a dwelling.   

 
3. Furthermore, it is considered to be contrary to the SPPS and Policy CTY 13 of 

PPS 21 - Sustainable Development in the Countryside in that a dwelling if 
permitted would result in a detrimental change to the rural character of the 
countryside and the site lacks established natural boundaries in order to 
integrate.  

 
4. In addition the proposal would be contrary to the SPPS and Policy CTY 14 of 

PPS 21 – Sustainable Development in the Countryside in that the ancillary 

APPENDIX 5.1(e)HoS 
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works would be harmful to the landscape and would therefore result in a 
detrimental change to the rural character of the countryside.   

 
5. The proposal is also contrary to the SPPS and PPS 2 – Natural Heritage in that 

it does not conserve or enhance the character of the Area of Outstanding 
Natural Beauty.  
 

Description of Site and Surroundings 

 

6. The site is located approximately 240 metres north of the Ballymullan Road.  It 
is accessed through several agricultural fields.   
 

7. There are the remains of a structure on the site located towards the lower end 
of a field.  It has no roof on and the openings have been covered with 
corrugated iron sheets.   
 

8. It sits within an agricultural field which is largely undefined on three sides.   
The north western boundary consists of trees between 4 and 8 metres in 
height. 
 

9. The land surrounding the site is primarily in agricultural use and the area rural 
in character.    
 
 

Proposed Development 

 

10. Full planning permission is sought for a proposed replacement dwelling with 
the retention and conversion of existing stone built, vernacular building to 
stables/outbuildings 
 

Relevant Planning History 

 
11. The relevant planning history includes the following; 

 
Application 
Reference 

Description of Proposal Decision 

S/2012/0013/F Proposed extension, repair and 
renovation of existing dwelling with new 
roof, floor, windows and new access 
lane. 
 

Invalid 
Application 
 

S/2014/0809/F Conversion of stone built, vernacular 
building to stables, with retention of 
stonework repairs already undertaken 

Application 
Withdrawn 
14/12/2016 
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Application 
Reference 

Description of Proposal Decision 

and the erection of a new horse-feed 
store. 
 

 

 

Planning Policy Context 

 

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

• Regional Development Strategy 
• Lisburn Area Plan 2001 
• Draft Belfast Metropolitan Area Plan (BMAP ) 2015 
• Strategic Planning Policy Statement for Northern Ireland 
• Planning Policy Statement 2 (PPS 2): Natural Heritage 
• Planning Policy Statement 3 (PPS 3): Access, Movement and Parking 
• Planning Policy Statement 21 (PPS 21): Sustainable Development in the 

Countryside 
 

Consultations 

 
13. The following consultations were carried out 

Consultee Response 
DFI Roads No objection subject to condition  
NI Water No objection 
LCCC Environmental 
Health 

No objection 

DfC Historic Environment 
Division 

No objection subject to condition  
 

NI Water No objection 
 

Representations 

 
14. No representations were received in respect of this application. 

 

Consideration and Assessment 
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15. The main issues to consider in the determination of this planning application 

are: 
 

 Local Development Plan  
 Principle of Development 
 Planning History 
 Sustainable Development in the Countryside 

- Replacement Dwelling 
- Integration and design of buildings in the Countryside 
- Rural character 
- Development Relying on Non-Mains Sewerage 

 Access, Movement and Parking 
 Natural Heritage 

 

Local Development Plan   

16. Section 6(4) of the Planning Act (NI) 2011 requires that in making a 
determination on planning applications regard must be had to the requirements 
of the local development plan and that determination of applications must be in 
accordance with the plan unless material considerations indicate otherwise.   
 

17. On 18 May 2017, the Court of Appeal ruled that the purportedly adopted Belfast 
Metropolitan Area Plan (BMAP) 2015 had in its entirety, not been lawfully 
adopted.   

 
18. As a consequence of this decision, the Lisburn Area Plan (LAP) 2001 is the 

statutory development plan for the area, however the draft Belfast Metropolitan 
Area Plan 2015 remains a material consideration. 

 
19. The site is located in the open countryside as designated in both the LAP and 

draft BMAP. It also falls within an Area of High Scenic Value as designated in 
draft BMAP 2015 and within an Area of Outstanding Natural Beauty.  

 
20. A Design and Access Statement has been submitted as required by the 

Planning (General Development Procedure) Order (Northern Ireland) 2015.  
 

21. The site is also located within an area of Constraint on Mineral Developments 
in accordance with draft BMAP 2015.   

 
22. Policy COU6 and COU7 of draft BMAP refer to Areas of High Scenic Value. 

They state that planning permission will not be granted for development 
proposals that would be likely to have a significant adverse effect on the quality, 
character and features of interest in Areas of High Scenic Value. 

 
23. It is not considered the proposed development will have a significant adverse 

effect on the quality, character or features of interest in this Area of High Scenic 
Value, given the proposal is for a single dwelling. 
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24. Policy COU8 - Area of Constraint on Mineral Development relates to minerals 
applications and is therefore not relevant to this assessment.  
 

 
Principle of Development 
 

25. The Strategic Planning Policy Statement (SPPS) published in September 2015 
states that until the Council adopts the Plan Strategy for its new Local 
Development Plan there will be a transitional period in operation.   
 

26. 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.   

 
27. The SPPS states that planning authorities should be guided by the principle 

that sustainable development should be permitted, having regard to the local 
development plan and all other material considerations, unless the proposed 
development will cause demonstrable harm to interests of acknowledged 
importance.     

 
28. Paragraph 6.65 states that the aim of the SPPS with regard to the countryside 

is to manage development in a manner which strikes a balance between 
protection of the environment from inappropriate development, while supporting 
and sustaining rural communities consistent with the RDS.  Paragraph 6.70 
also states that ‘all development in the countryside must integrate into its 
setting, respect the character, and be appropriately designed.   
 

29. Paragraph 6.78 of the SPPS states that Supplementary planning guidance 
contained within Building on Tradition: A Sustainable Design Guide for the 
Northern Ireland Countryside must be taken into account in assessing all 
development proposals in the countryside. 
 

30. Paragraph1.2 of the SPPS states that where the SPPS is silent or less 
prescriptive on a particular planning policy matter than retained policies this 
should not be judged to lessen the weight to be afforded by the retained policy.  
Policy tests associated with PPS 21 are therefore relevant to the assessment of 
this application. 
 

31. The proposal seeks development on a rural site beyond any defined settlement 
limit and as such assessment is made against the provisions contained within 
Planning Policy Statement 21 (PPS21), Sustainable Development in the 
Countryside.  

 

Planning History 

32. The planning history on this site is of significant consideration in this 
assessment of this application.  The history is as follows:  
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33. An application was received under planning ref. S/2012/0013/F for the 
proposed extension, repair and renovation of existing dwelling with new roof, 
floor, windows and new access lane.  Upon validation of this application, it was 
discovered through aerial photographs, that there was no structure on the 
ground that represented a dwelling or indeed a building.  The agent 
subsequently submitted photographs of a building and the application was 
made valid.   

 
34. Upon site inspection, it was found that the building had been subject to 

substantial rebuilding prior to the submission of the application.  The then 
Department were satisfied that the structure on site prior to the substantive 
works taking place was not a dwelling and  therefore could not be subject to an 
application for extension, repair and renovation of an existing dwelling. This 
assessment, together with the evidence from aerial photography, formed the 
basis for an opinion to deem the application invalid.  

 
35. A subsequent enforcement file was opened for the alleged unauthorised works 

to a building.  The case officer’s report on this application states that ‘the 
structure appears to have been substantially rebuilt without the benefit of 
planning approval and there is no dwelling on site to extend’.  

 
36. It was also noted that extensive works to the structure had already occurred 

with evidence of new stonework with modern cement building up the walls both 
internally and externally and the fire place had been built up with red brick.  It 
was further noted that aerial photographs of the site taken via NIMap Web 
show the site to be overgrown with a small cluster of trees in the middle of 
where the alleged unauthorised development works had taken place.   

 
37. The Department deemed that works undertaken at the site did constitute a 

breach of planning control, however it was not considered expedient to pursue 
the case as the structure on site would deteriorate and eventually return to its 
previous state.  

 
38. A subsequent enforcement case for unauthorised work to form walls from a ruin 

as it had been decided that the continued breach of planning control had to be 
addressed.  Two warning letters were issued seeking removal of the 
unauthorised works to the derelict structure.  The details relating to the 
description of the site and the building in the case officer report on this 
application are similar to that in the previous enforcement application. 

 
39. During the processing of this application a subsequent planning application was 

submitted under S/2014/0809/F for the conversion of stone built, vernacular 
building to stables, with retention of stonework repairs already undertaken and 
the erection of a new horse-feed store.   

 
40. This application was recommended for refusal as there was no suitable building 

eligible for conversion on the site.  The case officer’s report is in line with the 
details of the site as described in the earlier enforcement cases, whereby it was 
noted that the building has been subject to substantial works’.  The agent was 
advised of the Council’s opinion and subsequently withdrew the application.  
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41. It was agreed to hold the enforcement in abeyance to allow for the processing 

of this application.  This application was withdrawn on the 14 December 2016 
(details considered below) and the enforcement case was closed on the 2 May 
2017 as the building works were deemed to be immune from enforcement as 
evidence was provided demonstrating that the works were carried out more 
than 5 years ago.   

 

Sustainable Development in the Countryside 
 

42. PPS21 set out the main planning considerations in assessing proposals for 
development in the countryside.  The provisions of these policies will prevail 
unless there are other overriding policy or material considerations that outweigh 
them and justify a contrary decision.’ 
 

43. Policy CTY1 sets out a range of types of development which in principle are 
considered to be acceptable in the countryside.   
 

44. The proposal description details that the application is for a single storey 
dwelling with detached garage.  The P1 form states that the present use of the 
land / buildings is a derelict dwelling and the plans denote a dwelling to be 
replaced.   

 
45. Therefore this application is for a replacement dwelling with policy CTY 3 – 

Replacement Dwellings providing the relevant planning policy context.   
 

Replacement Dwellings  
 

46. The general policy tests in respect of replacement dwellings are broadly 
consistent.  The SPPS does however state that replacement dwellings must not 
have a visual impact significantly greater that the existing building. 
 

47. Policy CTY 3 - Replacement Dwellings states that planning permission will be 
granted for a replacement dwelling where the building to be replaced exhibits 
the essential characteristics of a dwelling and as a minimum all external walls 
are substantially intact.   
 

48. The structure on the ground consists of stone walls some of which are covered 
by undergrowth.  Much of this stone work on the walls appears relatively recent 
as some exposed blocks show little weathering and are not covered by moss or 
algae, unlike other parts of the stone work.  Cement can also be seen between 
gaps in many of the stones.   
 

49. There are new window and door beams evident at these openings.  A new 
internal wall has been erected and the fireplace has been built up in red brick. 
The building does not appear to be in use for any purpose at present.  

 
50. The agent has specified on the P1 Form that the current use of the land is a 

vacant former dwelling.   
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51. No supporting information had been received with the application.  However 

after an initial assessment of the proposal, further information was requested in 
the form of a Design and Concept Statement detailing why the proposed 
dwelling will not be sited in situ and how the proposal meets the policy 
requirements of the SPPS and PPS21. Proof of the buildings use as a dwelling 
was also requested.   

 
52. The applicant duly provided the following in support of the use of the building as 

a dwelling: 
- A copy of the Griffith Valuation of 1863, where the map records the 

property as No. 38 and the accompanying written record describes the 
property as ‘house and land’ and details the occupier and lessor at that 
time as John Carey and Mary Ferguson 

- A valuation record for 1901-08 shows the occupier of No. 38a to be John 
Todd, the applicant’s great great grandfather 

- A valuation survey of April 1933 records the owner as Samuel Todd, the 
applicant’s great grandfather, and the occupier as Dorothy Reynolds 

- A letter, dated 26th October 2010, from Max Drummond, the last occupier 
of the dwelling in 1970.   

 
53. This information has demonstrated that there was a dwelling on the proposed 

site in the mid19th Century and through to 1933/1970.   
 
54. The agent stated that it is the applicant’s desire and intention to retain the 

original, stone, vernacular building, which is the historic family home, and use it 
as an outbuilding, in accordance with the thrust of the planning policy, where 
such vernacular buildings should be retained and put to use associated with the 
new house.   

 
55. They continued by saying that while the new dwelling is larger than the original, 

it is still modest in size and is fully hidden from public view, due to the distance 
from the road and the intervening landform.  Therefore it will not have a visual 
impact significantly greater than the original, as neither buildings can be viewed 
from any public vantage point.  No information was forthcoming on the works 
that have been already been carried out on the building, and if they were done 
for any structural support reason.   

 
 

56. Within the context of policy CTY 3, the supporting evidence clearly 
demonstrates that there was a building on the site and that the building was 
previously used as a dwelling with the Griffiths Valuations.  This is not disputed. 

 
57. As indicated above, policy requires that the building/structure to be replaced 

also exhibits the essential characteristics of a dwelling and as a minimum all 
external structural walls are substantially intact and window and doors openings 
are apparent.   
 

58. However, it is not accepted that this is the same structure as the original 
building.  Ortho-photography dated 2007 shows the site to be overgrown with a 
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cluster of trees in the area where the unauthorised development works to the 
building have now taken place.   

 
59. The assessments made through all the planning histories have consistently 

stated that substantive works have been carried out to the building in an 
attempt to reinstate a building that was formerly on the site.  The works were 
deemed to be unauthorised.   

 
60. It is acknowledged that the works do not represent a complete rebuild, however 

the original building prior to these works being completed was not substantially 
intact as required to comply with policy.  

 
61. In essence it appears that there is an unauthorised structure/development on 

the site which the applicant seeks to replace with a dwelling house.  Provision 
is not made within policy for an authorised building structure to be replaced. 

 
62. Notwithstanding the principle of development, in all replacement cases, 

proposals for a replacement dwelling will only be permitted where all the 
following criteria are met:  
 

(a) the proposed replacement dwelling should be sited within the established 
curtilage of the existing building, unless either  

(b) the curtilage is so restricted that it could not reasonably accommodate  a 
modest sized dwelling, or  

(c) it can be shown that an alternative position nearby would result in 
demonstrable landscape, heritage, access or amenity benefits; 

 
63. There is limited defined curtilage for the original building therefore the proposed 

location to the north east is considered acceptable in principle. The complete 
lack of new defined boundaries however does not present an acceptable 
solution to help with integration of the site not definition of the new curtilage. 

 
 the overall size of the new dwelling should allow it to integrate into the 

surrounding landscape and would not have a visual impact significantly 
greater than the existing building;  

 
64. The proposed replacement is a three bedroom storey and a half dwelling and 

detached garage. The dwelling measures some 217 metre squared and the 
former dwelling measures 75 metres square due to the elevated location and 
lack of new defined boundaries it is considered that the new dwelling will have 
a significantly greater visual impact from longer views.   
 
 the design of the replacement dwelling should be of a high quality 

appropriate to its rural setting and have regard to local distinctiveness;  
 

65. The proposed dwelling is rural in nature with natural stone finish, slate covered 
pitched roof, vertical emphasis windows and chimneys on the ridge.   

 
 all necessary services are available or can be provided without significant 

adverse impact on the environment or character of the locality; and  
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66. It is considered that all services are capable of being provided. 

• access to the public road will not prejudice road safety or significantly 
inconvenience the flow of traffic.  

67. Access arrangements insofar as they relate to road safety have been agreed by 
DFI Roads. 
 

68. The proposal is considered to be contrary to Policy CTY3 in that there is no 
structure that exhibits the essential characteristics of a dwelling to be replaced.   
There is a detailed planning history and history of enforcement to support this 
recommendation.    

The supporting evidence provides a record of a dwelling having been previously on 
the site.  No significant material weight is attached as the last record predates 1970 
and there has been significant change in the intervening period.     

   
Integration and Design of Buildings in the Countryside 
 

69. Policy CTY 13 - Integration and Design of Buildings in the Countryside states 
that planning permission will be granted for a building in the countryside where 
it can be visually integrated into the surrounding landscape and it is of an 
appropriate design.  

 
70. Policy CTY 13 requires that buildings visually integrate into the surrounding 

landscape and the policy lists several instances where a new building in the 
countryside will be deemed to be unacceptable.   

 
71. This is a full application and as such the design details have been provided.  A 

one and a half storey building is proposed.  The dwelling is of a linear form and 
the windows have a vertical emphasis, so largely it accepted that it is of rural 
design.  

 
72. However it is an elevated site, and whilst there would not be views of the site 

from the Ballymullan Road, there are long distance views of the site from the 
Hillhall Road and the Motorway.  The site is situated in the middle of a field and 
does not benefit from any adjacent vegetation to assist with integration. The 
boundaries of the site do not follow any existing field boundary. 
 

73. The ancillary works required for the formation of a full new access to the 
dwelling would cut through three separate fields. The entrance is centrally 
located within the centre of the field and will open up the full frontage of the 
roadside field parcel. The laneway generally follows the field boundaries and 
has a hedge defining the outer side.  

 
74. The creation of the new access given the location in the centre of the field and 

then climbing from 7 metres from 107 to 114 would be incongruous in the 
landscape. 
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75. Given that there is no back drop of trees or other vegetation on the north, east 
and western boundary of the site the proposal relies entirely on the use of new 
landscaping for integration and will not visually integrate into the surrounding 
area. 

 
 
Rural Character 
 

76. Policy CTY 14 - Rural Character states that planning permission will be granted 
for a building in the countryside where it does not cause a detrimental change 
to, or further erode the rural character of an area. 
 

77. It is considered that that a dwelling would not respect the traditional pattern of 
development in this rural area.  The impact of any ancillary works would cause 
damage to the rural character, given the creation of a new laneway through 
three fields and new access being opened in the centre of the roadside field.    
 
 
Development Relying on Non-Mains Sewerage 
 

78. Policy CTY 16 - Development Relying on Non-Mains Sewerage states that 
Planning Permission will only be granted for development relying on non-mains 
sewerage, where the applicant can demonstrate that this will not create or add 
to a pollution problem.   
 

79. The septic tank/sewage treatment unit is shown on the north western part of the 
site.  Environmental Health have been consulted and have raised no objections 
to the proposal. 

 

Access, Movement and Parking 

80. PPS 3 – Access, Movement and Parking sets out policies to ensure that any 
new development does not create a traffic hazard.   
 

81. A new access is proposed from the Ballymullan Road.  Visibility splays of 2.4 
metres by 70 metres to both sides have been provided and there is ample 
space within the site for the parking of three vehicles and for vehicle 
manoeuvring.   

 
82. DfI Roads have been consulted on the application and are content and have 

provided conditions with regards to road safety.  
 

Natural Heritage 
 

83. Planning Policy Statement 2 – Natural Heritage sets out the planning policies 
for the conservation, protection and enhancement of our natural heritage. 
Natural Heritage is defined as the diversity of our habitats, species, landscapes 
and earth science features. 
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84. Policy NH6 – Areas of Outstanding Natural Beauty states that planning 
permission for new development within an AONB will only be granted where it 
is of an appropriate design, size and scale for the locality and that a number of 
criteria are met. 

 
(a) The siting and scale of the proposal is sympathetic to the special 

character of the AONB in general and of the particular locality; and 
 

(b) It respects or conserves features (including buildings and other man-made 
features) of importance to the character, appearance or heritage of the 
landscape; and 

 
(c) The proposal respects local architectural styles and patterns; Traditional 

boundary details by retaining features such as hedges, walls and gates; 
and local materials, design and colour 

 
85. Areas of Outstanding Natural Beauty are designated primarily for their high 

landscape quality, wildlife importance and rich cultural and architectural 
heritage.  

 
86. The site is inside the Lagan Valley Area of Outstanding Natural Beauty.  The 

riverbank scenery, meadows, woods and the pleasant pastoral land of the 
Lagan Valley all contribute to its character.  

 
87. Planning policy directs 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.  

 
88. As this is a full application the siting and design details have been provided. As 

stated in the earlier assessment, it is thought that the siting of the proposed 
dwelling is unacceptable as it will occupy a prominent position on the site and 
will not reflect the local characteristics of the area.  It does not use existing 
hedgerows, instead it will rely on new planting to provide integration.  

 
89. The proposal is therefore contrary to policy NH6 of PPS6 in that the siting and 

scale are not sympathetic to the character of the AONB, it does not respect or 
conserve features, the appearance or heritage of the landscape and does not 
make use of traditional boundary details by retaining features such as hedges. 

 

Conclusions 

 

90. All material considerations have been assessed and all consultation responses 
have been taken on board. It is considered that the proposal is contrary to 
policy CTY 3 as no structure exists that exhibits the essential characteristics of 
a dwelling.  
 

91. Furthermore, it is considered that the proposal is contrary to policy CTY 13 as a 
dwelling if permitted would be a prominent feature in the landscape and that it 
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would result in a detrimental change to the rural character of the countryside. It 
is considered that the site lacks established natural boundaries in order to 
integrate.  

 
92. In addition the proposal would be contrary to policy CTY 14 in that the ancillary 

works would be harmful to the landscape and would therefore result in a 
detrimental change to the rural character of the countryside.   

 
93. The proposal is also contrary to natural heritage policy NH6 in that it does not 

conserve or enhance the character of the Area of Outstanding Natural Beauty.  
 

 
Recommendations 

 

94. It is recommended that planning permission is refused.  

 

Refusal Reason 

 
95. The following refusal reasons are recommended: 

 
 The proposal is contrary to the SPPS and Policy CTY 1 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.   
 

 The proposal is contrary to the SPPS and Policies CTY 1 and CTY 3 of 
Planning Policy Statement 21, Sustainable Development in the 
Countryside, in that there is no permitted structure that exhibits the 
essential characteristics of a dwelling and the new dwelling. 
 

 The proposal is contrary to the SPPS and Policy CTY 13 of Planning 
Policy Statement 21, Sustainable Development in the Countryside, in that 
the proposed building if permitted lacks established natural boundaries in 
order to visually integrate into the surrounding landscape.   
 

 The proposal is contrary to the SPPS and Policy CTY 14 of Planning 
Policy Statement 21, Sustainable development in the Countryside in that 
the ancillary works would be harmful to the landscape and would therefore 
result in a detrimental change to the rural character of the countryside.   
 

 The proposal is contrary to SPPS and Policy NH6 of Planning Policy 
Statement 2, Natural Heritage in that the proposal fails to conserve or 
enhance the character and features of the AONB.  
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Case Officer Margaret Manley  

Recommendation Refusal  

 

Summary of Recommendation 

 
1. This is a local planning application that has been Called In to the Planning 

Committee for determination in accordance with the Protocol for the Operation 
of the Planning Committee. 
 

2. The application is presented to the Planning Committee with a recommendation 
to refuse as the proposal is contrary to the SPPS and policy CTY 8 of PPS 21 
in that the application site does not constitute a small gap site within an 
otherwise substantial and continuously built up frontage as there is no building 
along the road frontage to the south of the site.  The proposal would therefore 
result in the addition of ribbon development along Fort Road. 

 
3. The proposal is also contrary to policies CTY14 of PPS 21 in that it will also 

result in a suburban style build-up of development when viewed with existing 
and approved buildings and would therefore result in a detrimental change to 
further erode the rural character of the countryside. 
 
 
 
 

 
APPENDIX 5.1(f)HoS 
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Description of Site and Surroundings 

 

4. The site is located in the open countryside approximately 1.3 kilometres north-
east of Drumbo and 3 kilometres west of Carryduff. 
 

5. The north-east boundary of the application site adjoins Fort Road, Ballylesson 
and is defined by a small grass verge and hedge. The site is accessed along 
this boundary via a field gate. 

 
6. A concrete block wall runs along a section of the site’s north-west boundary 

serving to enclose the curtilage of the stables to the north of the site. The 
remainder of this boundary is defined by a hedge and a few trees and the gable 
wall of 97 Fort Road.  

 
7. The building at 97Fort Road, a modest bungalow is located in the north-east 

corner of the site close to the roadside.  
 
8. The site itself is a triangular plot cut out of a roadside agricultural field. The 

southern boundary is undefined.  
 
9. The land surrounding the site is primarily rural in character and mainly in 

agricultural use.   There is some evidence of a build-up of development along 
the roadside that includes 91 and 93 Fort Road and their associated garages 
and 2 stable buildings which are all located to the north of the site.  

 
 

Proposed Development 

 

10. This application seeks full planning permission for an infill dwelling and garage 
at lands 40 metres south-east of 93 Fort Road, Ballylesson, Belfast. 

 

Relevant Planning History 

 

11. Relevant recent planning history for the site and the surrounding area is 
summarised below: 
 

Application 
Reference 

Site address  Description of Proposal Decision 

S/2010/0328/O 
 

Lands 40 metres 
south-east of 93 
Fort Road, 
Ballylesson  

Proposed infill site for 
dwelling 

Approval 

08.07.2011 

LA05/2019/0673/F 97 Fort Road 
Ballylesson 
Belfast 

Proposed change of house 
type in substitution for that 

Approval  

26.09.2019 
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Application 
Reference 

Site address  Description of Proposal Decision 

approved and commenced 
under ref: S/2004/0616/F 

S/2015/0238/LDE 101 Fort Road 
Ballylesson 
Lisburn 

Pouring of foundations for 
the Replacement dwelling 
S/2004/0616/F, occurred 
prior to the expiration of 
the approval on the 10 
March 2011. 

Approval 

07.12.2015 

S/2004/0616/F 97 Fort Road, 
Ballylesson 

Replacement dwelling. Approval  

03.02.2006 

 

Planning Policy Context 

 

12. The relevant planning policy context which relates to the application is as 
follows: 
 
-  Lisburn Area Plan 2001  
-  Draft Belfast Metropolitan Area Plan (BMAP) 2015 
-  Strategic Planning Policy Statement for Northern Ireland 2015 
- Planning Policy Statement 2: Natural Heritage 
-  Planning Policy Statement 3: Access, Movement and Parking 
-  Planning Policy Statement 21: Sustainable Development in the 

Countryside 
-  Building on Tradition: A Sustainable Design Guide for the Northern Ireland 

Countryside 2012. 
 

Consultations 

 
13. The following consultations were carried out: 

Consultee Response 
Northern Ireland Water No objections  

DfI Roads No objection subject to conditions 

Environmental Health  Object to proposal due to loss of amenity due to 
odour, noise and flies from neighbouring farm 
buildings, stables and builders yard 
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Representations 

 
14. No representations were received in response to the local press advertisement 

and neighbour notifications.  
 

Consideration and Assessment 

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

are: 
 
 Local Development Plan 
 Principle of Development  
 Planning History 
 Sustainable Development in the Countryside 

- Ribbon Development 
- Integration and Design 
- Rural Character 

 Access, Movement and Parking Considerations 
 Natural Heritage 
 Other Planning and Environmental Considerations 

 
 

Local Development Plan  
 

16. Section 6(4) of the Planning Act (NI) 2011 requires that in making a 
determination on planning applications regard must be had to the requirements 
of the local development plan and that determination of applications must be in 
accordance with the plan unless material considerations indicate otherwise.   
 

17. On 18 May 2017, the Court of Appeal ruled that the purportedly adopted Belfast 
Metropolitan Area Plan (BMAP) 2015 had in its entirety, not been lawfully 
adopted.   

 
18. As a consequence of this decision, the Lisburn Area Plan (LAP) 2001 is the 

statutory development plan for the area, however the draft Belfast Metropolitan 
Area Plan 2015 remains a material consideration. 

 
19. In this case the application site in all relevant plans is located in the open 

countryside.  
 
20. It is also located within an Area of High Scenic Value as designated in both the 

Lisburn Area Plan 2001 and Draft BMAP 2015.  It is located within an Area of 
Outstanding Natural Beauty.  

 
21. A Design and Access Statement has been submitted as required by the 

Planning (General Development Procedure) Order (Northern Ireland) 2015. The 



5 
 

site is also located within an area of constraint on mineral developments in 
accordance with draft BMAP 2015.   

 
22. Policy COU6 of draft BMAP refers to Areas of High Scenic Value. It states 

planning permission will not be granted for development proposals that would 
be likely to have a significant adverse effect on the quality, character and 
features of interest in Areas of High Scenic Value. 

 
23. It advises any assessment of quality and character in the Area of High Scenic 

Value shall include consideration of: 
 

 location of the site within the landscape & positioning of the proposal 
within the landscape; 

 undue prominence, particularly in more open and exposed landscapes; 
 integration of development into the landscape including degree of natural 

enclosure and relationship with surrounding buildings; and 
 design, including form, scale and massing. 

 
24. It is not considered the proposed development will have a significant adverse 

effect on the quality, character or features of interest in this Area of High Scenic 
Value, given the modest scale of the proposed development.   This is assessed 
further below. 
 

 
Principle of Development 
 

25. The Strategic Planning Policy Statement (SPPS) states that Planning 
Authorities should be guided by the principle that sustainable development 
should be permitted, having regard to the local development plan and all other 
material considerations, unless the proposed development will cause 
demonstrable harm to interests of acknowledged importance. 

 
26. 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. 

 
27. Paragraph 6.65 states that all development in the countryside must integrate 

into its setting, respect rural character and be appropriately designed.  
Supplementary planning guidance contained within Building on Tradition – A 
Sustainable Design Guide for the Northern Ireland Countryside must be taken 
into account in assessing all development proposals in the countryside. 

 
28. 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 any associated guidance will 
apply. 

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

arrangements must be resolved in favour of the provisions of the SPPS. 
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30. The proposal seeks planning permission for a dwelling as an infill site.  The 

proposal is considered against the requirements of policy CTY 8 of PPS 21.   
 
31. Having considered the content of both the SPPS and the retained policy, CTY 8 

of PPS 21, no distinguishable differences are found in the content of the policy 
that should be reconciled in favour of the SPPS. 

 

Planning History 
 

32. The planning history is an important material consideration. 
 

33. Planning permission was approved for the replacement of a dwelling at 97 Fort 
Road under application S/2004/0616/F on 03 February 2006.  
 

34. Under S/2015/0238/LDE a Certificate of Lawful Development was issued to 
confirm that the pouring of foundations for the replacement dwelling 
(S/2004/0616/F), occurred prior to the expiration of the approval on the 10 
March 2011 and that a lawful start had been made to the development.   

 
35. Under LA05/2019/0673/F full planning permission was approved for a change 

of house type in substitution for that previously approved under S/2004/0616/F.  
The location of the replacement dwelling is to the south of the application site.   
No works had taken place to finish constructing the replacement building at the 
time this site was visited. 

 
Sustainable Development in the Countryside  

 
36. PPS 21 - Sustainable Development in the Countryside sets out the planning 

polices for development in the countryside.   
 
37. Policy CTY 1 - Development in the Countryside makes provision for a range of 

development types which in principle are considered to be acceptable in the 
countryside and that will contribute to the aims of sustainable development.  

 
38. The policy directs that other types of development will only be permitted where 

there are over riding reasons why that development is essential and could not 
be located in a settlement or it is otherwise allocated for development in a 
development plan. 

 
39. Based on the description of development presented by the applicant/agent 

which seeks planning permission for a dwelling on an infill site Policy CTY 8 is 
relevant to the assessment. 

 

Ribbon Development 
 

40. The aim of the SPPS with regard to the countryside is to manage development 
in a manner which strikes a balance between protection of the environment 
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from inappropriate development, while supporting and sustaining rural 
communities consistent with the RDS. 

 
41. Paragraph 6.73 of the SPPS (NI) states that provision should be made for the 

development of a small gap site within an otherwise substantial and 
continuously built up frontage.  Planning permission will be refused for a 
building which creates or adds to a ribbon of development. 

 
42. Policy CTY 8 - Ribbon Development 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 provided it respects the existing 
development pattern along the frontage in terms of size, scale, siting and plot 
size and meets other planning and environmental requirements. 

 
43. 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. 
 
44. In this case, it is considered that the application site does not constitute a small 

gap site within an otherwise substantial and continously built-up frontage as 
there is no building along the road frontage to the south of the site to form an 
edge to the gap. 

 
45. Whilst the planning history associated with 97 Fort Road referenced above is 

acknowledged as a development opportunity, for the purpose of policy CTY8 
and to be considered as material to the decision making process it is 
considered that the word building should be given its true meaning - a structure 
with a roof and walls.  

 
46. The foundations which have been laid do not constitute a building and a 

possible future building cannot be taken into account as it does not exist at the 
time of the assessment.  

 
47. As there is no built development to the south of the site only the existing 

development to the north can be considered for the purpose of the assessment 
and it is considered the application site does not constitute a small gap site 
within an otherwise substantial and built-up frontage.  

 
48. The proposed dwelling and garage will read with the existing buildings to the 

north and to add to a ribbon of development which already exists along this 
stretch of Fort Road. It will read with 91 and its associated garage, 93 and its 
associated garage and two stable buildings and 97 to lead to a ribbon of 9 
buildings along Fort Road.  

 
49. The proposal is therefore considered contrary to Policy CTY8 in that the 

application site does not constitute a small gap site within an otherwise 
substantial and built-up frontage and if approved would result in the addition of 
ribbon development along Fort Road.  
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50. A letter from Carlin Planning Limited was received on 12 November 2019 on 
behalf of the applicant which acknowledged the policy position with regard to 
policy CTY8.   

 
51. Carlin Planning asked that the planning history be afforded greater material 

weight under the flexibility of the SPPS and in terms of consistency given that it 
was previously approved. 

 
52. The agent states that case law highlights the necessity for consistency in 

planning decisions and the need for clear reasons to be given where 
inconsistencies arise. In North Wiltshire DC v Secretary of State for the 
Environment (1992) 65P & CR 137, Mann LJ said ‘consistency is self-evidently 
important to both developers and development control authorities. But it is also 
important for the purposes of securing public confidence in the operation of the 
development control system’.  

 
53. The consultant points out under case law for consistency that the decision 

maker must first determine that the first decision is ‘alike and not 
distinguishable in some respect’.  

 
54. If it is material then the decision maker is under a duty to give reasons if the 

decision departs from the previous decision. (Beaulieu Property Management v 
Secretary of State of the Environment (1997) ECGS129). 

 
55. The agent wrote in an email dated 11 November 2019 that the applicant would 

accept a negative condition pertaining to the adjoining development approved 
under LA05/2019/0673/F. 

 
56. Consideration has been given to the previous planning permission on this site 

for an infill dwelling S/2010/0328/O but this permission expired in July2016. 
This previous permission was granted by the Department of the Environment 
acting under the advice of the Minister for the Environment.   His advice in 
relation in weighing planning history as significant material considerations in 
case for infill dwellings was found not to be a proper interpretation or 
expression of policy.   

 
57. The Planning Appeals Commission have taken the stance that where a building 

is not complete it cannot be counted in the assessment of what constitutes a 
gap.  Examples of appeals include 2014/A0002 and 2018/A0088.  

 
58. Lisburn/Castlereagh City Council as planning authority has also been 

consistent in taking this stance with previous applications including 
LA05/2017/0411/O and LA05/2017/0412/O.    

 
59. No contrary decisions are submitted by applicant or their agent to demonstrate 

compliance with policy.   The case law seeks only to explain that the two cases 
must be treated similarly.   It does engage the policy tests and it is considered 
the current planning authority should not repeat a poor decision.  
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60. The use of a negative planning condition is not appropriate and it is considered 
that this would set a dangerous precedent for determining sites for infill 
development moving forward.   

 
61. In conclusion as there is no development to the south of the site and existing 

neighbouring development is confined to the north of the site, there is no gap to 
fill.  

 
62. It is therefore considered the application site does not constitute a small gap 

site within an otherwise substantial and built-up frontage and is contrary to 
policy CTY8.   This proposal is premature and will only extend an existing 
ribbon until such times as the other building is constructed. 

 
63. This comment is made without prejudice to any assessment of whether a 

dwelling on the site would be consistent with the established pattern of 
development.   This part of the policy would only be engaged if the building was 
in situ and a gap existed against which the other policy tests of CTY 8 could be 
considered.   
 

Integration and Design 

64. Policy CTY 13 - Integration and Design of Buildings in the Countryside states 
that planning permission will be granted for a building in the countryside where 
it can be visually integrated into the surrounding landscape and it is of an 
appropriate design.  

 
65. This application proposes a very modest bungalow of simple rural form. It is 

single storey linear dwelling finished in render with a ridge height of 6.3 metres 
to finished floor level.   

 
66. The roof is pitched with natural slate finish and chimney on the ridge and uPCV 

windows are vertical in emphasis.  
 

67. The existing vegetation is retained and new landscaping along the southern 
boundary and behind visibility splays would, given the modest scale of 
development allow the dwelling if approved to integrate into the surrounding 
landscape. The design is considered appropriate for this rural setting. 

 
68. It is considered that a dwelling on the site would be in keeping with the above 

general requirements as set out CTY 13 Integration and Design of Building in 
the Countryside. 

 

Rural Character 
 
69. Policy CTY 14 - Rural Character states planning permission will be granted for 

a building in the countryside where it does not cause a detrimental change to, 
or further erode the rural character of an area. It also states a new building will 
be unacceptable where:  
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(a)  it is unduly prominent in the landscape; or  
(b)  it results in a suburban style build-up of development when viewed with 

existing and approved buildings; or  
(c)  it does not respect the traditional pattern of settlement exhibited in that 

area; or  
(d)  it creates or adds to a ribbon of development (see Policy CTY 8); or  
(e)  the impact of ancillary works (with the exception of necessary visibility 

splays) would damage rural character.  
 

70. The proposed dwelling and garage will read with the existing buildings to the 
north of the application including 91 and its associated garage, 93 and its 
associated garage and two stable buildings and 97. 

 
71. If approved the proposed dwelling and garage would read with the mentioned 

existing development and result in an accumulation of ten buildings along this 
stretch of Fort Road. It is considered that this will extend the ribbon of 
development and further erode the rural character of this area. 

 
72. The proposal is therefore considered contrary to policy CTY14 as it will result in 

a suburban style build-up of development when viewed with existing and 
approved buildings and to a ribbon of development along Fort Road. 

 

Access, Movement and Parking 

73. PPS 3 – Access, Movement and Parking sets out policies to ensure that any 
new development does not create a traffic hazard.   
 
 

74. Policy AMP2 - Access to Public Roads states planning permission will only be 
granted for a development proposal involving direct access, or the 
intensification of the use of an existing access, onto a public road where: 

 
a)  such access will not prejudice road safety or significantly inconvenience 

the flow of traffic; and  
b)  the proposal does not conflict with Policy AMP 3 Access to Protected 

Routes. 
 

75. DfI Roads were consulted in relation to this proposal. They are satisfied the 
proposed access will not prejudice road safety or significantly inconvenience 
the flow of traffic and no objections were raised. 

 
76. Criteria (b) of policy AMP2 is not applicable as the application does not propose 

an access onto a Protected Route. 
 

77. Policy AMP7 – Car Parking and Servicing Arrangements states development 
proposals will be required to provide adequate provision for car parking and 
appropriate servicing arrangements.  
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78. DfI Roads has recommended a condition prohibiting the occupation of the 
proposed dwelling until hard surfaced areas have been constructed in 
accordance with Drawing No. 02, bearing date stamp 26 June 2019 to provide 
adequate facilities for parking and circulating within the site. 

 
79. The application is therefore compliant with policy set out within PPS3. 

 

Natural Heritage 
 

80. Planning Policy Statement 2 – Natural Heritage sets out the planning policies 
for the conservation, protection and enhancement of our natural heritage. 
Natural Heritage is defined as the diversity of our habitats, species, landscapes 
and earth science features. 
 

81. Policy NH6 – Areas of Outstanding Natural Beauty states that planning 
permission for new development within an AONB will only be granted where it 
is of an appropriate design, size and scale for the locality and that a number of 
criteria are met. 

 
(a) The siting and scale of the proposal is sympathetic to the special 

character of the AONB in general and of the particular locality; and 
 

(b) It respects or conserves features (including buildings and other man-made 
features) of importance to the character, appearance or heritage of the 
landscape; and 

 
(c) The proposal respects local architectural styles and patterns; Traditional 

boundary details by retaining features such as hedges, walls and gates; 
and local materials, design and colour 

 
82. Areas of Outstanding Natural Beauty are designated by the Department 

primarily for their high landscape quality, wildlife importance and rich cultural 
and architectural heritage.  
 

83. The site is inside the Lagan Valley Area of Outstanding Beauty.  The riverbank 
scenery, meadows, woods and the pleasant pastoral land of the Lagan Valley 
all contribute to its character.  

 
84. Policy directs 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. 

 
85. With regard to the policy context associated with criteria (a) – (c), the siting and 

scale of the proposal is sympathetic to the special character of the Area of 
Outstanding Natural Beauty.  

 
86. 97 Fort Road is located at an angle sweeping around the rear of the proposed 

site and the land rises in a south westerly direction. The pocket of land is 
capable of being developed without detriment to the AONB and given the floor 
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level of the proposed dwelling is 1 metre below road level and the site is 
relatively flat.  

 
87. The proposed dwelling is of simple rural form and would not be incongruous in 

the landscape.  
 

88. There are no particular buildings or features on site worthy of protection other 
than boundaries which are to be retained. Surrounding designated areas 
remain unaffected. 

 
89. The proposal is considered to respect the local architectural styles and patterns 

and the materials proposed are consistent with traditional rural dwellings.  
 

90. The proposal is considered to be of an appropriate design, size and scale for 
the locality. The surrounding protected designations remain unaffected.  

 

Other Planning and Environmental Considerations 
 

91. In relation to other planning and environmental requirements the Council’s 
Environmental Health Department have advised the neighbouring farm 
buildings, stables and builders yard may give detrimentally impact upon the 
amenity enjoyed by future residents of the proposed development. They are of 
the opinion the proposed development is unsuitable as there would be a loss in 
amenity due to odour, noise and flies. 

 
92. They also advised if the Planning Unit is minded to approve the application an 

informative should be attached to the permission to advise the applicant and 
any prospective owner that the proposed development is located in close 
proximity to farm buildings, stables and a builder’s yard which may give rise to 
offensive conditions and as a result impact upon the amenity enjoyed by the 
proposed development due to odour, noise and flies. 

 
93. It is considered that a refusal on the grounds of amenity could not be sustained.   

As per Environmental Health’s comments in the event planning permission is 
approved an informative advising the applicant or any perspective buyer of the 
potential loss of amenity should be noted on the permission. 
 

 
Conclusions 

 
94. By way of conclusion, the proposal is contrary to the SPPS and policy CTY 8 of 

PPS 21 in that the application site does not constitute a small gap site within an 
otherwise substantial and continuously built up frontage as there is no building 
along the road frontage to the south of the site.   
 

95. The proposal is also contrary to policies CTY14 of PPS 21 in that it will result in 
a suburban style build-up of development when viewed with existing and 
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approved buildings and would therefore result in the addition of ribbon 
development which will cause a detrimental change to further erode the rural 
character of the countryside. 

 

Recommendations 

 
96. It is recommended that outline planning permission is refused.  

 

Refusal Reasons 

 

97. The following refusal reasons are recommended. 
 
 The proposal is contrary to the SPPS and 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. 

 
 The proposal is contrary to the SPPS and Policy CTY8 of Planning Policy 

Statement 21, Sustainable Development in the Countryside in that the 
application site does not constitute a small gap site within an otherwise 
substantial and continuously built up frontage and would if permitted, 
result in the addition of ribbon development along Fort Road. 

 
 The proposal is contrary to the SPPS and Policy CTY14 of Planning 

Policy Statement 21, Sustainable Development in the Countryside in that 
the buildings would, if permitted result in a suburban style build-up of 
development when viewed with existing and approved buildings and 
would therefore result in ribbon development and give rise to a detrimental 
change to further erode the rural character of the area. 
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District Electoral Area Killultagh 
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Ballinderry Upper, Lisburn 

Representations None  

Case Officer Margaret Manley  

Recommendation Refusal  
 

Summary of Recommendation 

 
1. This is a local application is presented to the Planning Committee in 

accordance with the Protocol for the Operation of the Committee in that it has 
been Called In.   

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

recommendation to refuse as it is contrary to the SPPS and Policy CTY 10 of 
PPS 21 in that insufficient information has been submitted to demonstrate the 
applicant has an active and established farm holding and that no development 
opportunities have been sold off from the farm holding.  It is also considered 
that the dwelling is not visually linked or sited to cluster with an established 
group of buildings on the farm.  

 
3. The proposal is also considered to be contrary to the SPPS and Policy CTY 8, 

13 and14 of PPS21 in that the site lacks long established natural boundaries 
and is unable to provide a suitable degree of enclosure for the building to 
integrate into the landscape and the proposal would, if permitted, result in the 
creation of ribbon development along Ballinderry Road. 
 

4. The proposal is also contrary to the SPPS and policy BH11 of PPS 6 in that it 
has not been demonstrated the proposal will not adversely affect the setting of 
a neighbouring listed building known locally as Glebe House or that the 
proposal will not have a significant adverse effect on the setting of the listed 

  APPENDIX 5.1(g)HoS 
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building which contributes to the environmental quality, integrity and character 
of Local Landscape Policy Area of the Ballinderry River Corridor. 
 

5. In addition it is contrary to the SPPS and policy FLD1 of PPS 15 in that it has 
not been demonstrated that the proposal development does not lie within a 
flood plain and that the proposed building is not at risk of flooding and/or will 
not exacerbate flood risk elsewhere. 
 

Description of Site and Surroundings 

 
6. The application site comprises the southern corner of a large agricultural field. 

The field is relatively flat and can be accessed from the Ballinderry Road. 
   
7. As the site is cut out of a larger field its north-west and north-east boundaries 

are undefined.  
 
8. The south-west boundary adjoins the Ballinderry Road and this roadside 

boundary is defined by a small hedgerow. A footpath runs alongside this 
hedgerow. A number of trees are located at intervals along this boundary.  

 
9. The site’s south-east boundary is defined by tall mature trees which enclose 

an access leading to neighbouring dwelling 128 Ballinderry Road. This 
dwelling known as Glebe House is a listed building and is set in a large 
curtilage.  

 
10. The area surrounding the site is rural in character and the land is mainly in 

agricultural use.   There is evidence of a build-up of development and there 
are a number of single dwellings and agricultural buildings dispersed 
throughout the area.  
 

Proposed Development 

 

11. This application seeks outline planning permission for a dwelling and garage 
at lands immediately north-west of 126 Ballinderry Road, Ballinderry Upper, 
Lisburn. 

 
Relevant Planning History 

 

12. There is no previous planning history associated with the application site. 

  
Planning Policy Context 

 

13. The relevant planning policy context which relates to the application is as 
follows: 
 Lisburn Area Plan 2001 
 Draft Belfast Metropolitan Area Plan (dBMAP) 2015; 
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 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) 6 – Planning, Archaeology and the Built 

Heritage  
 Planning Policy Statement (PPS) 15 Revised – Planning and Flood Risk  
 Planning Policy Statement (PPS) 21 – Sustainable development in the 

countryside. 
 

 
Consultations 

 

14. The following consultations were carried out: 

Consultee Response 
 

Roads Service No objection subject to conditions  

Environmental Health No objection 

NI Water No objection 

NIEA: Water 
Management Unit 

No objection  

NIEA: Natural 
Environment Division  

No objection 

DAERA The farm business ID identified on Form P1C has been in 
existence for more than 6 years. The farm business has 
not claimed payments through the Basic Payment Scheme 
or Agri Environment scheme since 2013. The proposed 
site is located on land that was associated with another 
farm business 2015-2017.    

Rivers Agency  Flood Risk Assessment required to determine accurate 
extent of the floodplain.  
 

Historic Environment 
Division  

Unable to determine whether the proposal would have an 
adverse impact on the setting of neighbouring Listed 
Building Glebe House due to insufficient information.  
 

 

Representations 

 

15. No representations were received in response to the local press 
advertisement and neighbour notifications.  
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Consideration and Assessment 

 

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

 
 Local Development Plan 
 Principle of Development 
 Sustainable Development in the Countryside 

- Dwelling on a Farm 
- Integration and Design 
- Rural Character 
- Ribbon Development  
- Development Relying on Non-Mains Sewerage 

 Access, Movement and Parking 
 Built Heritage  
 Flood Risk  

 
 

Local Development Plan 
 

17. Section 6(4) of the Planning Act (Northern Ireland) 2011 requires that in 
making a determination on planning applications regard must be had to the 
requirements of the local development plan and that determination must be in 
accordance with the plan unless material considerations indicate otherwise. 

 
18. On 18 May 2017, the Court of Appeal ruled that the purportedly adopted 

Belfast Metropolitan Area Plan 2015 had in its entirety, not been lawfully 
adopted.   

 
19. As a consequence of this decision, the Lisburn Area Plan is the statutory 

development plan for the area, however the draft Belfast Metropolitan Area 
Plan 2015 remains a material consideration. 

 
20. In accordance with both the Lisburn Area Plan 2001 and draft Belfast 

Metropolitan Area Plan 2015 the application site lies within the countryside 
beyond any defined settlement limit.  
 

21. The application site is identified in the draft BMAP 2015 within a Local 
Landscape Policy Area. Designation UB06 in draft BMAP 2015 refers to draft 
Local Landscape Policy Area Ballinderry River Corridor.   
 

22. It states those features, or the combination of features, that contribute to the 
environmental quality, integrity or character of this area are:  

 
- Areas of local nature conservation interest – Part of the Ballinderry River 

Corridor and former parkland beside the Church of Ireland recently mass 
planted with oak and beech.  

- Listed Buildings and their surroundings – Upper Ballinderry Church and 
grounds and Glebe House with associated planting.  
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- Locally significant buildings and their surroundings, Fruithill House, 
Rosevale, Oatland Cottage and converted mill buildings and outhouses.  

 
23. Policy ENV1 of the draft Belfast Metropolitan Area Plan refers to Local 

Landscape Policy Areas. It states ‘In designated Local Landscape Policy 
Areas (LLPAs) 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. 

 
24. In this case the application site is located immediately adjacent to the entrance 

of a neighbouring Listed Building, 128 Ballinderry Road known as Glebe 
House. As noted above this is listed as a feature that contributes to the 
environmental quality, integrity or character of this Local Landscape Policy 
Area.  

 
25. Historic Buildings of Historic Environment Division were consulted in relation 

to this proposal. They advised they are unable to determine whether the 
proposal would have an adverse impact on the setting of this neighbouring 
Listed Building as the information submitted gives no detail or concept 
statement for the proposed development approach and is therefore 
insufficiently detailed and annotated for a scheme in this location.  

 
26. Despite this being raised with the applicant/agent no additional information 

was received to demonstrate how the proposal would not impact on the setting 
of the Listed Building.  

 
27. As there is no distinguishable difference in the local plan context significant 

weight is attached to the draft BMAP and the draft policies contained therein 
which direct the reader to assessing proposals in accordance with prevailing 
policy. 

 
 

Principle of Development 
 

28. The Strategic Planning Policy Statement (SPPS), published in September 
2015, indicates that until the Council adopts the Plan Strategy for its new 
Local Development Plan there will be a transitional period in operation.  

 
29. 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.   

 
30. 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. 

 
31. 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 
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all other material considerations, unless the proposed development will cause 
demonstrable harm to interests of acknowledged importance.  

 
32. Paragraph 6.65 states that the aim of the SPPS with regard to the countryside 

is to manage development in a manner which strikes a balance between 
protection of the environment from inappropriate development, while 
supporting and sustaining rural communities consistent with the RDS. 
Paragraph 6.70 also states that all development in the countryside must 
integrate into its setting, respect the character, and be appropriately designed.   

 
33. Paragraph 6.78 of the SPPS states that Supplementary planning guidance 

contained within Building on Tradition: A Sustainable Design Guide for the 
Northern Ireland Countryside must be taken into account in assessing all 
development proposals in the countryside. 

 
34. This application seeks outline planning permission for a dwelling and garage 

and as there is no distinguishable difference between the policy tests 
associated with the SPPS and PPS 21 - Sustainable Development in the 
Countryside the proposal is assessed against these policies. 
 
Sustainable Development in the Countryside 
 

35. PPS 21 – Sustainable Development in the Countryside sets out the planning 
policies for development in the Countryside.  
 

36. Policy CTY1 – Development in the Countryside sets out those range of types 
of development which in principle are considered to be acceptable in the 
countryside.   

 
37. The application is for a dwelling and garage on a farm and as such, it falls to 

be assessed against the policy tests associated with Policy CTY 10 – 
Dwellings on Farms. 
 
 
Dwelling on a Farm 
 

38. Policy CTY 10 – Dwelling on a Farm states that planning permission will be 
granted for a dwelling on a farm where all of the following criteria can be met: 
 
a) The farm business is currently active and has been established for at 

least 6 years; 
b) No dwellings or development opportunities out-with settlement limits 

have been sold off from the farm holding within 10 years of the date of 
the application.  This provision will only apply from 25th November 2008; 
and 

c) The new building is visually linked or sited to cluster with an established 
group of buildings on the farm and where practicable, access to the 
dwelling should be obtained from an existing lane. 

 
39. The policy directs that exceptionally, consideration may be given to an 

alternative site elsewhere on the farm, provided there are no other sites 
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available at another group of buildings on the farm or out-farm, and where 
there are either: 
- demonstrate health and safety reason; or 
- verifiable plans to expand the farm business at the existing building 

group(s). 
 

40. In such circumstances the proposed site must also meet the requirements of 
CTY 13 (a-f), CTY 14 and CTY 16.  Planning permission granted under this 
policy will only be forthcoming once every 10 years. 

 
41. The Department of Agriculture, Environment and Rural Affairs have confirmed 

the concerned farm business ID number is a category 1 business which has 
been in existence for more than 6 years.  
 

42. They also confirmed that the business has not claimed payments through the 
Basic Payment Scheme or Agri Environment scheme in each of the last 6 
years as no claims have been submitted since 2013. They also confirmed the 
proposed site is located on land that was associated with another farm 
business in 2015-2017. 

 
43. In light of this the applicant was requested to provide sufficient evidence to 

confirm the farm business is currently active and has been established for at 
least 6 years in a letter dated 15 May 2019.   

 
44. They were also requested to clarify the issue of the application site being 

located on land associated with another farm business and provide complete 
up to date farm maps.  
 

45. No additional information to address these issues has been forthcoming. It is 
therefore contended insufficient information has been provided to demonstrate 
compliance with criteria (a) of Policy CTY10. 

 
46. A farm map was submitted in conjunction with this application. A planning 

history search of the lands outlined on this map did not reveal any approvals 
for development opportunities within 10 years of the date of this application.  

 
47. DAERA farm maps reflect the land that a business claimed payment for the 

previous year. The applicant was requested to provide up to date farm maps 
for the concerned farm holding but no up to date maps were received. DAERA 
also confirmed the proposed site is located on land that was associated with 
another farm business in 2015-2017. The applicant was also requested to 
clarify this issue but no clarification was provided.  

 
48. Insufficient information has been submitted to enable the Council to determine 

the exact extent of the farm holding and if any development opportunities have 
been sold off from the farm holding. Insufficient information has therefore been 
submitted to enable the Council to determine if the proposal complies with 
criteria (b).  

 
49. The address of the owners of the active farm business is noted as Glebe 

House 128 Ballinderry Road, Upper Ballinderry. This dwelling and its 
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associated outbuildings are located approximately 180 metres east of the 
application site.  
 

50. Given the separation distance a dwelling established on the proposed site 
would not be visually linked or sited to cluster with this established group of 
buildings on the farm.  
 

51. The application proposes the use of an existing laneway and access to the 
public road therefore access to the dwelling will be obtained from an existing 
lane.  
 

52. A Design and Access Statement was submitted on 12 December 2019 citing 
the remote site is to keep a physical and visual separation to keep it 
independent from the listed building. This is by way of justification for the 
separation from the main farm building and stated to avoid detrimental impact 
on the listed building.  
 

53. The policy requirements for alternative citing are to demonstrate health and 
safety reasons or verifiable plans to expand the farm business and provided 
there are no other sites available at another group of buildings on the farm or 
out-farm. The information does not provide justification for the alternative siting 
nor does it look at alternative available sites on the farm.  
 

54. The proposal is therefore contrary to Policy CTY10 (a), (b) and (c) and no 
exceptional circumstances have been submitted to justify an alternative site. 

 
Integration and Design 
 

55. Policy CTY 13 - Integration and Design of Buildings in the Countryside states 
that planning permission will be granted for a building in the countryside where 
it can be visually integrated into the surrounding landscape and it is of an 
appropriate design. 

 
56. It is considered that this roadside frontage site does not offer an adequate 

degree of enclosure to facilitate the integration of a dwelling into the 
surrounding landscape.  

 
57. As the site is cut out of an agricultural field its north-east and north-west 

boundaries are undefined. The roadside boundary is defined by a neat 
hedgerow and a number of small trees at spaced intervals which have not yet 
matured. The only mature boundary is the site’s south-east boundary is 
defined by mature trees and will be cut into to provide an access to the site off 
the existing laneway. 

 
58. A dwelling on this site when viewed from the adjoining roadside and also on 

approach from the north-west will be prominent in the landscape.  
 

59. The proposal is therefore considered contrary to Policy CTY13 in that the 
proposed site lacks long established natural boundaries and is unable to 
provide a suitable degree of enclosure for the building to integrate into the 
landscape. 
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Rural Character 
 

60. Policy CTY 14 - Rural Character states that planning permission will be 
granted for a building in the countryside where it does not cause a detrimental 
change to, or further erode the rural character of an area. 
 

61. It is considered that the proposal would create a ribbon of development along 
Ballinderry Road and would not respect the traditional pattern of development 
in this rural area. 

   
62. The development is therefore contrary to CTY 14 as it will result in the creation 

of ribbon development which would cause detriment to the rural character of 
the area.  
 

Ribbon Development  

63. Policy CTY8 of PPS21 refers to ribbon development. It states planning 
permission will be refused for a building which creates or adds to a ribbon of 
development.  
 

64. Ribbon development is detrimental to the character, appearance and amenity 
of the countryside. It creates and reinforces a built-up appearance to roads, 
footpaths and private laneways and can sterilise back-land, often hampering 
the planned expansion of settlements. It can also make access to farmland 
difficult and cause road safety problems.  

 
65. Ribbon development has consistently been opposed and will continue to be 

unacceptable.  In this case a dwelling at this location would read with the 
neighouring dwelling at 126 Ballinderry Road located adjacent and south-west 
of the site and create a ribbon of development along Ballinderry Road.  

 
66. The proposal is therefore considered contrary to Policy CTY8 in that it would 

lead to the creation of ribbon development along Ballinderry Road.  
 
Development Relying on Non-Mains Sewerage 
 

67. Policy CTY 16 - Development Relying on Non-Mains Sewerage states that 
Planning Permission will only be granted for development relying on non-
mains sewerage, where the applicant can demonstrate that this will not create 
or add to a pollution problem.   
 

68. Detail submitted with the application indicates that a septic tank is proposed 
with this application.  
 

69. Both Environmental Health and Water Management Unit have been consulted 
and they have raised no objections to the proposal.   
 
Built Heritage  
 

70. Paragraph 6.12 of the SPPS states that listed buildings of special architectural 
or historic interest are key elements of our built heritage and are often 
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important for their intrinsic value and for their contribution to the character and 
quality of settlements and the countryside.  
 

71. It advises that it is important that development proposals impacting upon such 
buildings and their settings are assessed, paying due regard to these 
considerations, as well as the rarity of the type of structure and any features of 
special architectural or historic interest which it possesses. 
 

72. PPS 6 - Planning, Archaeology and the Built Heritage sets out policies for the 
protection of our archaeology and built heritage.   
 

73. Policy BH11 – Development affecting the Setting of a Listed Building states 
that the Department will not normally permit development which would 
adversely affect the setting of a listed building. Development proposals will 
normally only be considered appropriate where all the following criteria are 
met:  

 
(a)    the detailed design respects the listed building in terms of scale, height, 

massing and alignment;  
(b)    the works proposed make use of traditional or sympathetic building 

materials and techniques which respect those found on the building; and  
(c)     the nature of the use proposed respects the character of the setting of 

the building.  
 
74. The application site is located immediately adjacent to the entrance of Glebe 

House.  
 

75. Given this close proximity Historic Environment Division were consulted in 
order to assess the impact of the proposed development on the setting of this 
Listed Building.  

 
76. Historic Buildings Branch of Historic Environment Division have advised they 

are unable to determine whether the proposal would have an adverse impact 
on the setting of the neighbouring listed building as the information submitted 
has no concept statement that demonstrates how the impact on the listed 
building is considered and mitigated.    

 
77. This issue was raised with the applicant’s agent and a Design and Access 

Statement was submitted dated 12 December. The statement emphasises the 
distance from Glebe House (190m from Ballinderry Road) and its surrounding 
mature beech and oak plantation as justification for the physical and visual 
separation from the listed building as keeping the site independent from same. 

 
78. In relation to the setting of Glebe House HB19/01/046, the Listed Buildings 

record emphasises the setting as ‘The house is located within a large site with 
mature vegetation, a long tree lined avenue provides access to the house. The 
house is accessed from the Ballinderry Road through a double alcoved 
entrance; entrance at left provides access to the farm at north; entrance at 
right provides access to the house and adjacent gate lodge. Entrances 
comprise square plan smooth rendered piers with pyramidal cap supporting 
replacement metal gates; attached plinth wall with replacement railings.’ 
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79. The submitted Design & Access Statement does not address HED’s 
requirements to demonstrate how the impact on the listed building is 
considered and mitigated.  

 
80. The agent emphasises the distance that the proposal is from the listed 

building. He also states that there will be no tree removal, however punching 
an access off the lane to the dwelling is likely to require the removal of some 
of the vegetation. The agent also claims that the proposal respects the best 
features and characteristics of the rural area, however the woodland 
surrounding the listed building is what sets out its context and a new roadside 
dwelling at the entrances to the listed building will have an impact on its 
setting as it is highly visible from the Ballinderry Road.  

 
81. The absence of proper submitting information HED take a precautionary 

approach in terms of the impact on the setting of the building.   The Council 
has no contrary evidence to weigh against this point.    

 
82. It is therefore considered on balance that the applicant has failed to 

demonstrate compliance with paragraph 6.12 of the SPPS and Policy BH11 of 
PPS6.  
 
Natural Heritage 
 

83. PPS 2 – Natural Heritage, sets out the planning polices for the conservation, 
protection and enhancement of our natural heritage. 
 

84. NED referred consideration to the tools and guidance available on the DAREA 
website to assist in the identification and/or assessment of the potential risks 
to designated sites and other natural heritage interests. 
 

85. It is therefore contended that subject to guidance being adhered to, that the 
proposed development will not have a negative impact on any natural heritage 
features. 
 
Access, Movement and Parking 
 

86. PPS 3 – Access, Movement and Parking sets out the policies for vehicular 
access and pedestrian access, transport assessments, the protection of 
transport routes and parking.   

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

planning and it embodies the Government’s commitment to the provision of a 
modern, safe, sustainable transport system. 

 
88. DfI Roads were consulted in relation to this proposal. They initially raised 

concerns regarding the adequacy of the visibility splays and forward sight 
distance.  

 
89. A visibility splay report was submitted to address these concerns and the 

agent has indicated that the access will be taken from an existing laneway.  
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Following consideration of this report DfI Roads offer no objection to the 
proposed development.  

 
90. The proposal is considered to be compliant with policy AMP 2 of Planning 

Policy Statement 3 in that a safe means of access to the public road can be 
provided. 

 

Flood Risk 
 

91. PPS 15 – Planning and Flood Risk sets out the 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 this planning application. 

 
92. Policy FLD1 of Planning Policy Statement (Revised) Planning and Flood Risk 

15 refers to development in fluvial (river) and coastal flood plains. It states 
development will not be permitted within the 1 in 100 year fluvial flood plain 
(AEP of 1%) or the 1 in 200 year coastal flood plain (AEP of 0.5%) unless the 
applicant can demonstrate that the proposal constitutes an exception to the 
policy. 

  
93. Rivers Agency advised that the Strategic Flood Map (NI) indicates that part of 

the site lies within the 1 in 100 year fluvial flood plain. They requested a Flood 
Risk Assessment to determine the accurate extent of the floodplain as the 
Strategic Flood is not the detailed Flood Hazard Map.  

 
94. The agent submitted a brief Flood Risk Assessment to address this matter. 

Rivers Agency have considered the detail of this assessment and are not 
content it has addressed their concerns/determined the accurate extent of the 
floodplain.  

 
95. The proposal is therefore considered contrary to Policy FLD1 of PPS15 

Revised in that the applicant has failed to demonstrate the application site is 
not located within a flood plain and is not prone to flooding. 

 

Conclusions 

 

96. Based on careful consideration of the relevant area plans, relevant planning 
policies and all material considerations, it is contrary to the SPPS and Policy 
CTY 10 of PPS 21 in that insufficient information has been submitted to 
demonstrate the applicant has an active and established farm holding, that no 
development opportunities have been sold off from the farm holding.  It is also 
considered that the dwelling is not visually linked or sited to cluster with an 
established group of buildings on the farm.  
 

97. The proposal is also considered to be contrary to the SPPS and Policy CTY 8, 
13 and14 of PPS21 in that the site lacks long established natural boundaries 
and is unable to provide a suitable degree of enclosure for the building to 
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integrate into the landscape and the proposal would, if permitted, result in the 
creation of ribbon development along Ballinderry Road. 
 

98. The proposal is also contrary to the SPPS and policy BH11 of PPS 6 in that it 
has not been demonstrated the proposal will not adversely affect the setting of 
neighbouring listed building known locally as Glebe House or that the proposal 
will not have a significant adverse effect on the setting of listed building which 
contributes to the environmental quality, integrity and character of Local 
Landscape Policy Area of the Ballinderry River Corridor. 
 

99. In addition it is contrary to the SPPS and policy FLD1 of PPS 15 in that it has 
not been demonstrated that the proposal development does not lie within a 
flood plain and that the proposed building is not at risk of flooding and/or will 
not exacerbate flood risk elsewhere. 

 

Recommendation 

 

97. It is recommended that planning permission is refused.  

 
Reasons for Refusal  

 
 

98. The following refusal reasons are recommended: 
 
 The proposal is contrary to the SPPS and 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. 

 
 The proposal is contrary to the SPPS and Policies CTY1 and CTY10 of 

Planning Policy Statement 21, Sustainable Development in the 
Countryside and does not merit being considered as an exceptional case 
in that it has not been demonstrated that: 
-   the farm business is currently active and has been established for 

at least six years.  
- other dwelling(s)/development opportunities have not been sold off 

from the farm holding within 10 years of the date of the application.  
- the proposed new building is visually linked or sited to cluster with 

an established group of buildings on the farm and access to the 
dwelling is not obtained from an existing lane. 

- health and safety reasons exist to justify an alternative site not 
visually linked or sited to cluster with an established group of 
buildings on the farm.  

- verifiable plans exist to expand the farm business at the existing 
building group(s) to justify an alternative site not visually linked or 
sited to cluster with an  established group of buildings on the farm. 

 
 The proposal is contrary to the SPPS and Policy CTY13 of Planning 

Policy Statement 21, Sustainable Development in the Countryside, in 
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that the proposed site lacks long established natural boundaries and is 
unable to provide a suitable degree of enclosure for the building to 
integrate into the landscape. 

 
 The proposal is contrary to the SPPS and Policy CTY14 of Planning 

Policy Statement 21, Sustainable Development in the Countryside, in 
that the proposed site would result in the creation of ribbon development 
and have a detrimental impact on the rural character of the area.  

 
The proposal is contrary to the SPPS and Policy BH11 of Planning Policy 
Statement 6 Planning, Archaeology and the Built Heritage in that it has 
not been demonstrated the proposal will not adversely affect the setting 
of neighbouring Listed Building Glebe House. 
 

 The proposal is contrary to the SPPS and Policy FLD 1 PPS15 Revised 
Planning and Flood Risk in that it has not been demonstrated that the 
proposal development does not lie in a flood plain and that the proposed 
site is not at risk of flooding. 

 
 The proposal is contrary to the SPPS and Policy CTY8 of Planning 

Policy Statement 21, Sustainable Development in the Countryside in that 
the proposal would, if permitted, result in the creation of ribbon 
development along Ballinderry Road. 
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Site Location Plan - LA05/2019/0198/O 

 

 

 



Statutory targets monthly update - April 2019 - November 2019 (unvalidated management information) APPENDIX 5.2HoS
Lisburn and Castlereagh

Number 
recieved

Number 
decided/
withdrawn1

Average 
processing 
time2

% of cases 
processed 
within 30 
weeks

Number 
recieved

Number 
decided/
withdrawn1

Average 
processing 
time2

% of cases 
processed 
within 15 
weeks

Number 
opened

Number 
brought to 
conclusion3

"70%" 
conclusion 
time3

% of cases 
concluded 
within 39 
weeks

April 0 - 0.0 0.0% 0 88 88 25.6 43.2% # 20 15 18.8 93.3% #
May 3 - 0.0 0.0% 0 87 87 18.2 47.1% # 22 26 19.0 84.6% #
June 0 - 0.0 0.0% 0 91 80 16.0 46.3% # 23 23 24.3 87.0% #
July 2 - 0.0 0.0% 0 82 74 19.5 40.5% # 30 32 17.6 84.4% #
August 0 1 484.6 0.0% 1 64 78 15.9 48.7% # 27 14 14.4 92.9% #
September 0 - 0.0 0.0% 0 80 111 15.4 48.6% # 35 25 14.2 96.0% #
October 1 1 28.0 100.0% 1 110 106 15.4 46.2% # 28 37 29.1 83.8% #
November 2 - 0.0 0.0% 0 79 82 16.6 46.3% # 32 32 27.3 81.3% #
December 0 - 0.0 0.0% 0 0 - 0.0 0.0% 0 0 - 0.0 0.0% 0
January 0 - 0.0 0.0% 0 0 - 0.0 0.0% 0 0 - 0.0 0.0% 0
February 0 - 0.0 0.0% 0 0 - 0.0 0.0% 0 0 - 0.0 0.0% 0
March 0 - 0.0 0.0% 0 0 - 0.0 0.0% 0 0 - 0.0 0.0% 0

Year to date 8 2 256.3 50.0% 681 706 16.4 46.0% 217 204 19.4 86.8%
Source: NI Planning Portal

Notes:

3. The time taken to conclude an enforcement case is calculated from the date on which the complaint is received to the earliest date of the following: a notice is issued; 
proceedings commence; a planning application is received; or a case is closed.  The value at 70% is determined by sorting data from its lowest to highest values and then 
taking the data point at the 70th percentile of the sequence.

Major applications (target of 30 weeks)
Local applications

(target of 15 weeks)
Cases concluded

(target of 39 weeks)

1.  CLUDS, TPOS, NMCS and PADS/PANs have been excluded from all applications figures 

2.  The time taken to process a decision/withdrawal is calculated from the date on which an application is deemed valid to the date on which the decision is issued or the 
application is withdrawn.  The median is used for the average processing time as any extreme values have the potential to inflate the mean, leading to a result that may not be 
considered as "typical".
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Key Points  

 

 

 There were 2,944 planning applications received in Northern Ireland during the second quarter of 2019/20; a decrease of over 
13% on the previous quarter and similar to the figure reported for the same period a year earlier. This comprised 2,907 local 
and 37 major applications. 
 

 In the second quarter of 2019/20, 3,161 planning applications were decided upon; up by 5% on the previous quarter and 3% on 
the same period a year earlier. Decisions were issued on 3,133 local, 27 major and one regionally significant planning application 
during the second quarter of 2019/20.  

 

 In the first six months of 2019/20 it took, on average, 13.8 weeks to process local applications to decision or withdrawal. This 
was within the 15 week target and represented an improvement of 1.2 weeks from the same period a year earlier. Eight of the 
11 councils were within the 15 week target after two quarters of 2019/20.  
 

 The average processing time for major applications during the first six months of 2019/20 was 57.4 weeks across all councils. 
This represents a small improvement of 0.5 weeks compared with the same point in 2018/19, but is still considerably higher than 
the 30 week target.  
 

 Across councils, over four-fifths (83%) of enforcement cases were concluded within 39 weeks during the first six months of 
2019/20. This meets the statutory target of 70% and represents an increase from the figure reported for the same period a year 
earlier (81%). Individually, 10 of the 11 councils were within the 39 week target at the end of the second quarter of 2019/20. 
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Introduction  

This statistical bulletin presents a summary of Northern Ireland (NI) 
planning volumes and processing performance for councils and the 
Department for Infrastructure, during the second quarter of 2019/20. Note 
that from the 8th May 2016, Ministerial responsibility for planning 
transferred from the former Department of the Environment to the 
Department for Infrastructure (the ‘Department’) following departmental 
re-organisation.  
 
Whilst the bulletin and accompanying tables report data for the second 
quarter of 2019/20, the detailed tables also include comparable data from 
previous years. Commentary will be mainly focussed on changes over the 
year and changes over the last quarter. Please note that these quarterly 
figures for 2019/20 are provisional and will be subject to scheduled 
revisions ahead of finalised annual figures, to be published in June / July 
2020.   

Background 

The Planning Act (Northern Ireland) 2011 (the ‘2011 Act’) sets out the 
legislative framework for development management in NI and provides 
that, from 1 April 2015, councils now largely have responsibility for this 
planning function. Planning applications for development categorised as 
being either major development or local development are determined by 
the councils. Responsibility for planning applications for regionally 
significant development rests with the Department. In addition, the 
Department retains responsibility for legacy ‘Article 31’ applications (i.e. 
Article 31 of the Planning (Northern Ireland) Order 1991).  
 
Furthermore, the Department has the power to ‘call in’ both major and 
local development applications from councils, where it so directs, and 
determine them (see ‘User Guidance’ for a fuller description of the 
different planning application types). Responsibility for planning 

legislation, and for formulating and co-ordinating policy for securing the 
orderly and consistent development of land, remains with the Department. 
Consequently, the responsibility for development management is shared 
between the 11 councils and the Department.  
 
The Department will continue to have responsibility for the provision and 
publication of Official Statistics relating to the overall development 
management function, including enforcement.  The quarterly and annual 
reports provide the NI headline results split by district council (and the 
Department where relevant).  These data will also provide councils with 
information on their performance in order to meet their own reporting 
obligations under the Local Government Act (Northern Ireland) 2014.   
 
Note that whilst pre-transfer activity volumes can be mapped historically 
to the new organisational areas from which the demands arise, it would 
not be valid to do the same with performance data as the newly 
established district councils did not exist, nor do they neatly overlap with 
the old area planning office jurisdictions.  
 
The first year of data under the new organisational areas was 2015/16. 
Therefore 2015/16 is regarded as the base year for reporting of 
performance-related data at council level with comparative trend data 
building from that point onwards. Whilst historic comparisons of 
performance at NI level can still be made, it is important to be aware that 
there have been a number of significant recent changes to the planning 
system which will have had an impact. Where relevant these have been 
highlighted throughout the report.   

Statistics included in this report 

This bulletin provides an overall view of planning activity across NI. It 
provides summary statistical information on council progress across the 
three statutory targets for major development applications, local 
development applications and enforcement cases as laid out in the Local 
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Government (Performance Indicators and Standards) Order (Northern 
Ireland) 2015. It also provides information relating to Departmental 
performance against quantitative Corporate Business Plan targets.  
All of the information underlying the charts and graphs featured in this 
bulletin are included in accompanying Excel tables (see Appendix 1 for 
additional ‘Definitions’ used in these tables). This summary bulletin 
provides an overview and high level commentary with more detail and 
further analysis available in the Excel tables. Where relevant, some of the 
more detailed findings may be referred to in the commentary. 

Revisions and changes since Quarter 1 2015/16 

(i) Major versus local classification - following the publication of the first 
quarter provisional bulletin in November 2015, a number of planning 
application classification issues were identified which required further 
investigation. This led to a number of revisions to the first quarter 2015/16 
provisional figures which are reflected in later quarterly bulletins. The 
validation exercise additionally highlighted some inconsistencies in major 
and local development classification between 2015/16 and 2014/15 when 
the new classification hierarchy was first administratively implemented. It 
was decided, therefore, that 2015/16, when the classification hierarchy 
was given full legal effect, would be the base year for future comparisons 
of major and local development activity. As such, back-comparisons at 
council level for these application types are not possible.   
 
(ii) ‘Discharge of conditions’ - whilst forming part of a council’s workload, 
these are not planning applications per se and hence should be excluded 
from the assessment of target processing performance. This led to some 
further revisions from the previously released first quarter 2015/16 results. 
However, whilst there were some small changes to activity volumes, their 
exclusion did not materially affect average processing times across the vast 
majority of councils. See ‘User Guidance’ for further detail on excluded 
planning activity. Table 9.1, in the accompanying bulletin tables, provides 
volumes and processing times for all such ‘non-application’ workload. 

(iii) Legacy versus new council activity – in order to provide additional 
context around council performance, two additional analyses have been 
included in the companion tables. Table 8.1 shows the volume of legacy 
work which each council inherited on 1st April 2015 and to what extent it 
has since been reducing, while Table 8.2 splits out processing performance 
for major and local development into legacy versus new council 
applications. These tables will be retained until the legacy applications 
become a negligible part of overall council workload. 

Future Releases 

The next quarterly release is due in March 2020. This will contain planning 
data up to 31st December 2019 (i.e. for Q3 2019/20).   
 
The next annual report covering 2019/20 is planned for release in June / 
July 2020.  
 
See GOV.UK Release Calendar for release dates of future publications. 

Other information 

The Northern Ireland Planning Statistics is undergoing an assessment by 
the Office of Statistics Regulation. More details on this assessment, 
including how and when feedback can be provided, can be found at: 
https://www.statisticsauthority.gov.uk/osr/what-we-
do/assessment/current-future-assessments/assessment-of-northern-
ireland-planning-statistics/  

The first edition of the Northern Ireland Planning Monitoring Framework, 
providing data for 2018/19, was published on 19th September 2019. The 
statistical bulletin and accompanying Excel tables can be found at: 
https://www.infrastructure-ni.gov.uk/articles/planning-monitoring-
framework.  

 

https://www.gov.uk/search/research-and-statistics?content_store_document_type=upcoming_statistics&organisations%5B%5D=department-for-infrastructure-northern-ireland&order=most-viewed
https://www.statisticsauthority.gov.uk/osr/what-we-do/assessment/current-future-assessments/assessment-of-northern-ireland-planning-statistics/
https://www.statisticsauthority.gov.uk/osr/what-we-do/assessment/current-future-assessments/assessment-of-northern-ireland-planning-statistics/
https://www.statisticsauthority.gov.uk/osr/what-we-do/assessment/current-future-assessments/assessment-of-northern-ireland-planning-statistics/
https://www.infrastructure-ni.gov.uk/articles/planning-monitoring-framework
https://www.infrastructure-ni.gov.uk/articles/planning-monitoring-framework
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1. Overall NI Planning Activity 

Applications Received  

The number of planning applications received in Northern Ireland (NI) by 
councils and the Department in the period July to September 2019 (Q2 
2019/20) was 2,944; a decrease of 13.5% on the previous quarter (3,402) 
and similar to the number received during the same period a year earlier 
(2,936). 
 
The number of planning applications received generally declined between 
its peak in 2004/05 and 2013/14, when it reached its lowest level of the 
series. Over the last eight years, the number of applications received has 
been fairly stable, although the change in Q2 2019/20 was the largest 
quarter-on-quarter change since Q2 2011/12.  
 
Fig 1.1 NI planning applications, quarterly Apr 2009 – Sep 2019 

 
 
 

Of the 2,944 applications received in Q2 2019/20, almost three-quarters 
were for full planning permission (74.4%); a small decrease from the 
proportion reported for the same period a year earlier (75.2%).  
 
In Q2 2019/20, the number of planning applications received varied across 
councils, ranging from 411 in Belfast (accounting for 14.0% of all 
applications received across NI), to 170 in Antrim and Newtownabbey 
(5.8% of all applications received).  
 
The volume of planning applications received in Q2 2019/20 increased in 
six of the 11 councils, when compared with the same period in 2018/19. 
The largest increase occurred in Mid Ulster (16.9%). Five councils reported 
decreases over the year, with the largest occurring in Ards and North 
Down (-16.7%).  
 
Fig 1.2 Applications received by council, Q2 2018/19 & Q2 2019/20 

 
 
Refer to Tables 1.1, 1.2, 5.6. 

https://www.infrastructure-ni.gov.uk/articles/planning-activity-statistics
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Applications Decided  

The number of planning decisions issued during Q2 2019/20 was 3,161; an 
increase of 5.0% from the previous quarter (3,011) and 2.9% from the 
same period a year earlier (3,071). This also represents the highest number 
of decisions issued in any quarter since Q1 2017/18. Over three-quarters of 
planning decisions in Q2 2019/20 (76.7%) were for full planning 
permission. 

In the first quarter of 2015/16, immediately following the transition of 
planning authority to councils, the level of decisions issued dropped 
sharply, before quickly recovering in subsequent quarters. Since Q3 
2016/17 the number of applications received has generally exceeded the 
number decided each quarter, although the opposite was true in Q2 
2019/20 (Figure 1.1).  
 
In Q2 2019/20, 138 applications were withdrawn; a decrease of 6.1% over 
the quarter (147) and 8.6% from the same period the previous year (151). 
Applications can be withdrawn at any stage prior to a decision being made.  
 
Across councils the number of decisions issued in Q2 2019/20 ranged from 
465 in Newry, Mourne and Down (accounting for 14.7% of all decisions 
across NI), to 170 in Mid and East Antrim (5.4% of all decisions).  
 
Seven of the 11 councils issued more decisions during Q2 2019/20 than 
during the same period a year earlier, with the increase greatest in Newry, 
Mourne and Down (65.5%). Four councils reported decreases in the 
number of decisions issued over the year, with the largest decrease, in 
percentage terms, occurring in Mid and East Antrim (-25.1%). 
 
In six councils, the number of decisions issued exceeded the number of 
applications received during Q2 2019/20. This difference was greatest in 
Newry, Mourne and Down, where 42.6% more decisions were issued 

compared with the number of applications received. Refer to Tables 1.1, 
1.2, 5.6.  
 
Fig 1.3 Applications decided by council, Q2 2018/19 & Q2 2019/20 

 
  

In addition to processing applications, councils deal with a range of other 
planning related work. For example, during Q2 2019/20, they processed to 
decision or withdrawal: 242 certificates of lawfulness; 235 discharge of 
conditions; and 119 non-material changes. A further breakdown of these 
figures is provided in Table 9.1. 

Approval Rates 

The overall Northern Ireland approval rate for all planning applications 
was 94.1% in Q2 2019/20; an increase from the previous quarter (93.1%), 
and similar to the rate reported for the same period a year earlier (94.0%). 
Approval rates varied across councils during Q2 2019/20, from 98.4% in 
Mid Ulster to 90.2% in Lisburn and Castlereagh. These rates are dependent 
on many factors and care should be taken in making any comparisons.    

https://www.infrastructure-ni.gov.uk/articles/planning-activity-statistics
https://www.infrastructure-ni.gov.uk/articles/planning-activity-statistics
https://www.infrastructure-ni.gov.uk/articles/planning-activity-statistics
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Fig 1.4 Approval rates by council, Q2 2019/20 

 
 
Six of the 11 councils reported a decreased approval rate when compared 
with the same quarter a year earlier, with the largest decrease occurring in 
Lisburn and Castlereagh (down from 95.2% to 90.2%). The remaining five 
councils reported an increased approval rate over the year, with Newry, 
Mourne and Down reporting the largest increase (up from 85.4% to 
90.3%). Refer to Table 1.2. 

Live applications 

There were 6,335 live applications in the planning system across NI at the 
end of September 2019; a decrease of 2.0% from 6,467 at the end of 
September 2018, and the lowest end-of-quarter live count since Q4 
2013/14. Almost one-fifth of all live applications in the planning system at 
the end of September 2019 were over one year old (1,217; 19.2%); an 

increase from the proportion reported for the end of September 2018 
(1,185; 18.3%).  Refer to Table 1.3. 
 
Fig 1.5 Live applications by council and length of time in the planning 
system at end of Sep 2019 

 
 
As Figure 1.5 shows, the proportion of live applications over one year old 
at the end of September 2019 varies across councils, ranging from 28.7% in 
Derry City and Strabane to 4.7% in Antrim and Newtownabbey.  
 
Compared with the same point last year, five councils reduced the 
proportion of live cases in the system for over a year, with the greatest 
decrease occurring in Newry, Mourne and Down (down from 26.2% to 
20.3%). The proportion of live cases in the system for over a year increased 
in five councils, with Derry City and Strabane reporting the greatest 
increase (up from 20.1% to 28.7%). In Mid Ulster 21.5% of live cases were 
in the system for over a year at the end of September 2019; the same 
proportion as reported for the end of September 2018. Refer to Table 1.4.  

https://www.infrastructure-ni.gov.uk/articles/planning-activity-statistics
https://www.infrastructure-ni.gov.uk/articles/planning-activity-statistics
https://www.infrastructure-ni.gov.uk/articles/planning-activity-statistics
https://www.infrastructure-ni.gov.uk/articles/planning-activity-statistics
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2.   Departmental Activity 

During Q2 2019/20, the Department received three applications; two 
called-in and one other1 application. This compares with two applications 
received by the Department during the same period a year earlier. 
 
The Department reached decisions on three applications during Q2 
2019/20; one regionally significant and two other applications. This 
compares with no decisions made on Departmental applications during the 
same period a year earlier. In addition, two Departmental applications 
were withdrawn during Q2 2019/20; one regionally significant and one 
called-in application.  
 
Overall, the average processing time for the five applications processed to 
a decision or withdrawal by the Department in Q2 2019/20 was 80.6 
weeks. It is important to bear in mind the low number of applications 
processed when considering this average processing time. 
 
At the end of September 2019, there were: five ongoing regionally 
significant development (RSD) applications; six retained applications; 12 
called-in applications; and 11 other applications. Almost four-fifths of 
these applications (27 of 34) were in the system over a year (Figure 2.1). 
Refer to Tables 2.1, 2.2. 
 
RSD applications are similar to former Article 31 applications in that they 
will be determined by the Department. These developments have a critical 
contribution to make to the economic and social success of Northern 
Ireland as a whole, or a substantial part of the region. They also include 
developments which have significant effects beyond Northern Ireland or 
involve a substantial departure from a local development plan.  

                                                                 
1  'Other’ applications include Conservation Area Consents, Variation of Conditions and 
Reserved Matters. 

Fig 2.1 Live Departmental applications by development type and length of 
time in the planning system at end of Sep 2019 

 
 

 

No RSD applications were progressed to Ministerial Recommendation 
during the first six months of 2019/20. One RSD application was withdrawn 
during this period. However, as this application had been progressed to 
Ministerial Recommendation prior to 2019/20, it falls outside the scope of 
the target. Of the five RSD applications live on the planning system at the 
end of September 2019, four have already been progressed to Ministerial 
Recommendation prior to 2019/20. The 30 week period for 
recommendation/withdrawal has been exceeded for the remaining 
application and progress on it, and any other new RSD applications 
received, will continue to be assessed in future reports.2 

2 From Q1 2019/20 this revised target replaces the previous Departmental target. 

It is a target for the Department to contribute to sustainable 
economic growth by processing Regionally Significant Planning 
Applications from date valid to a Ministerial Recommendation or 
withdrawal within an average of 30 weeks2. 

 

https://www.infrastructure-ni.gov.uk/articles/planning-activity-statistics
https://www.infrastructure-ni.gov.uk/articles/planning-activity-statistics
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3.  Major Development Planning Applications 

Major Developments have important economic, social and environmental 
implications. The majority of major applications are multiple housing, 
commercial, and government and civic types of development.  
 
The number of major planning applications received in NI during Q2 
2019/20 was 37; an increase of five applications over the quarter (32) and 
up 10 applications compared with the same period a year earlier (27).  
 
Fig 3.1 Major development applications, quarterly Apr 2015 – Sep 2019    

      
       

From 1st July 2015, pre-application community consultation became a pre-
requisite to a major application.  All major applications now go through a 
minimum 12 week consultation process before being accepted.  The 
impact of this requirement should be borne in mind when considering the 
longer term trend in major applications received.  
 

Q2 2015/16 had the lowest number of major applications received across 
the whole series but this can be attributed to the new community 
consultation requirement. From Q2 2015/16, the number of major 
applications received steadily increased quarter on quarter until Q3 
2016/17. Since then, the number of major applications received each 
quarter suggests something of a levelling out, although there has been 
some fluctuations across the most recent 12-month period.  
 
Across councils, the number of major applications received in Q2 2019/20 
was highest in Belfast (nine). 
 
During Q2 2019/20, 27 major planning applications were decided; a 
decrease of 10 applications over the quarter (37) and seven applications 
over the year (34). Two major applications were withdrawn during the 
most recent quarter.  
 
Ten of the 11 councils issued decisions on major applications during Q2 
2019/20, with Armagh City, Banbridge and Craigavon, and Belfast issuing 
the most (five each).  
 
Refer to Tables 3.1, 3.2. 
 
 
 
 
 
 
 
 
 

https://www.infrastructure-ni.gov.uk/articles/planning-activity-statistics
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Figure 3.2 provides year-to-date processing times for major applications. 
During the first six months of 2019/20, the average processing time for 
major applications brought to a decision or withdrawal was 57.4 weeks 
across all councils. This represents a small improvement compared with 
the same point a year ago (down 0.5 weeks from 57.9 weeks), but is still 
considerably higher than the 30 week target.   
 
Fig 3.2 Major development average processing times by council, Apr – Sep 
2018 & 2019 

 
 
Whilst Figure 3.2 has been provided for completeness, across councils 
there was an insufficient number of major applications processed to 
decision or withdrawal during the first two quarters of both the current 

and previous year to allow any meaningful assessment of their individual 
performance. Comparison against the target and across councils will 
become more robust as the year progresses, with more applications being 
processed. With this in mind, two councils processed major applications 
within the 30 week target time during the first six months of 2019/20: 
Fermanagh and Omagh (an average of 23.4 weeks); and Antrim and 
Newtownabbey (an average of 26.2 weeks). Both of these councils 
processed a total of three applications over this period.  
 
Refer to Table 3.2. 
 
A further breakdown of these figures by legacy cases and council received 
cases is provided in Table 8.2.   
 
Across Northern Ireland in Q2 2019/20, 92.6% of major planning 
applications decided upon were approved. Ten councils issued decisions 
on major applications during this period; in eight of these, 100% of major 
applications decided upon were approved. 
 
 

 

  

It is a statutory target for each council that their major development 
planning applications will be processed from the date valid to 
decision issued or withdrawal date within an average of 30 weeks. 

 

https://www.infrastructure-ni.gov.uk/articles/planning-activity-statistics
https://www.infrastructure-ni.gov.uk/articles/planning-activity-statistics
https://www.infrastructure-ni.gov.uk/articles/planning-activity-statistics
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4. Local Development Planning Applications 

Local Development planning applications are mostly residential and minor 
commercial applications received and determined by a council. The 
number of local planning applications received in NI during Q2 2019/20 
was 2,907; a decrease of 13.7% on the previous quarter (3,370) and similar 
to the number received during the same period a year earlier (2,909). 
 
Across councils the number of local applications received during Q2 
2019/20 ranged from 402 in Belfast to 166 in Antrim and Newtownabbey.   
 
Six councils reported an increase in the number of local applications 
received in Q2 2019/20 compared with the same period a year earlier, 
with the largest increase recorded in Mid Ulster (17.5%). Five councils 
reported decreases over the year, with the largest occurring in Ards and 
North Down (-17.6%).  
 
The number of local applications decided in Q2 2019/20 was 3,133; an 
increase of 5.4% from the previous quarter (2,973) and 3.2% from the 
same period a year earlier (3,037). 
 
In the first quarter of 2015/16, immediately following the transition of 
planning functions to councils, the number of local applications received 
was considerably higher than the number of decisions made. In 2016/17 
this gap narrowed considerably. Since Q3 2016/17 the number of 
applications received has generally exceeded the number decided; the 
opposite was true in Q2 2019/20 (Figure 4.1).  
 
 
 
 

 

 

Fig 4.1 Local development applications, quarterly Apr 2015 – Sep 2019 

 
 
During Q2 2019/20, the number of local planning decisions issued across 
councils ranged from 463 in Newry, Mourne and Down to 166 in Mid and 
East Antrim.  
 
Seven councils issued more decisions on local applications during Q2 
2019/20 than they did during the same period a year earlier, with the 
greatest increase reported for Newry, Mourne and Down (64.8%). Four 
councils reported decreases over the year, with the largest, in percentage 
terms, occurring in Mid and East Antrim (-26.5%).  
 
Over the quarter, 135 local applications were withdrawn across NI; the 
lowest quarterly total reported since Q4 2015/16. Across councils, the 
number of local applications withdrawn in Q2 2019/20 ranged from 22 in 
Causeway Coast and Glens to four in Ards and North Down. 
 
Refer to Tables 4.1, 4.2.  

https://www.infrastructure-ni.gov.uk/articles/planning-activity-statistics
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Figure 4.2 provides year-to-date processing times for local applications. 
During the first six months of 2019/20 the average processing time for 
local applications brought to decision or withdrawal was 13.8 weeks 
across all councils, within the statutory target of 15 weeks. This represents 
an improvement of 1.2 weeks compared with the same period last year 
(15.0 weeks).  
 
Across the councils, average processing times for local applications during 
April to September 2019 ranged from 6.8 weeks in Mid and East Antrim to 
22.0 weeks in Newry, Mourne and Down.  
 
Eight of the 11 councils were within the 15 week target during the first six 
months of 2019/20: Mid and East Antrim (6.8 weeks); Fermanagh and 
Omagh (9.6 weeks); Antrim and Newtownabbey (9.8 weeks); Mid Ulster 
(12.8 weeks); Belfast (13.8 weeks); Derry City and Strabane (13.8 weeks); 
Ards and North Down (14.2 weeks); and Armagh City, Banbridge and 
Craigavon (14.6 weeks).   
 
Nine councils reduced their average processing times for local applications 
during April to September 2019, compared with the same period a year 
earlier. The improvement was greatest Mid Ulster (down 4.6 weeks, from 
17.4 to 12.8 weeks). Over the same period, average processing times for 
local applications increased in Newry, Mourne and Down (up 6.6 weeks 
from 15.4 to 22.0 weeks) and were unchanged in Derry City and Strabane 
(13.8 weeks). 
 
Refer to Table 4.2. 
 

Fig 4.2 Local development average processing times by council, Apr – Sep 
2018 & 2019 

 

 
A further breakdown of these figures by legacy cases (those applications 
received prior to transition of planning powers) and council received cases 
is provided in Table 8.2.   
 
The overall Northern Ireland approval rate for local applications was 
94.1% in Q2 2019/20; an increase from the previous quarter (93.1%), and 
similar to the rate reported for the same period a year earlier (94.0%). 
Across councils, approval rates for local applications in Q2 2019/20 ranged 
from 98.4% in Mid Ulster to 90.3% in Newry, Mourne and Down. 

It is a statutory target for each council that their local development 
planning applications will be processed from the date valid to 
decision issued or withdrawal date within an average of 15 weeks.  

 

https://www.infrastructure-ni.gov.uk/articles/planning-activity-statistics
https://www.infrastructure-ni.gov.uk/articles/planning-activity-statistics
https://www.infrastructure-ni.gov.uk/articles/planning-activity-statistics
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5. Development Type  

Generally the majority of planning applications received are for residential 
development. During Q2 2019/20, residential applications accounted for 
61.7% of all planning applications received in NI; an increase from the 
proportion reported for Q2 2018/19 (60.8%).   
 
Residential was the most commonly received application type in all 
councils in Q2 2019/20. The proportion of all applications received that 
were residential ranged from 71.9% in Lisburn and Castlereagh to 40.6% in 
Belfast.  
 
Belfast (28.2%) and Derry City and Strabane (27.3%) received a higher 
proportion of applications categorised as ’other’ in Q2 2019/20, compared 
with the other councils.  See Appendix 1 – ‘Definitions’ for a description of 
the types of applications included in this category. 
 
Refer to Tables 5.1, 5.2. 
 
Residential applications 
 
The overall number of residential planning applications received in NI 
during Q2 2019/20 was 1,816; a decrease of 14.8% over the quarter 
(2,132) but a 1.8% increase from the same period a year earlier (1,784).  
 
During Q2 2019/20, 2,010 residential planning applications were decided 
upon in NI; an increase of 4.8% on the previous quarter (1,918) and up 
8.8% on the same period a year earlier (1,848). This also represents the 
highest number of decisions on residential applications reported for any 
quarter since Q2 2016/17. 
 

 

 

Fig 5.1 NI Residential applications, quarterly Apr 2009 – Sep 2019 

 
 
Refer to Table 5.3. 
 
  

https://www.infrastructure-ni.gov.uk/articles/planning-activity-statistics
https://www.infrastructure-ni.gov.uk/articles/planning-activity-statistics
https://www.infrastructure-ni.gov.uk/articles/planning-activity-statistics
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The Northern Ireland approval rate for residential planning applications 
was 94.2% in Q2 2019/20; an increase from the previous quarter (93.1%), 
but down slightly from the corresponding period a year earlier (94.6%).  
 
Approval rates for residential planning applications varied across councils 
in Q2 2019/20, ranging from 98.2% in Mid Ulster to 89.5% in Lisburn and 
Castlereagh (Figure 5.2). 
 
Fig 5.2 Residential approval rates by council, Q2 2019/20 

 
 
Approval rates for residential planning applications increased in four 
councils between Q2 2018/19 and Q2 2019/20. The largest increase over 
this period was in Newry, Mourne and Down (up from 83.6% to 90.6%). 

Approval rates declined in seven councils over the year, with the largest 
decrease occurring in Lisburn and Castlereagh (down from 94.1% to 
89.5%).  
 
During Q2 2019/20, 73 residential applications were withdrawn across NI; 
a decrease on the previous quarter (84) and on the same period a year 
earlier (77). 
 
Refer to Table 5.4.  
 
Residential applications – Urban, Rural and Open Countryside 
 
Across urban areas (settlements greater than or equal to 5,000 
population), the number of residential applications received in Q2 2019/20 
was 584; a decrease of 21.6% from the previous quarter (745) and 6.0% 
from the same period a year earlier (621).  
 
In rural settlements (those with a population greater than or equal to 
1,000 and less than 5,000), 204 residential applications were received in 
Q2 2019/20; a decrease of 20.6% from the previous quarter (257) and 
11.3% from the same period a year earlier (230). 
 
In the open countryside (including settlements less than or equal to 1,000 
population), the number of residential applications received in Q2 2019/20 
(1,028) was a decrease over the quarter (from 1,130; -9.0%) but an 
increase from the same period a year earlier (from 933; 10.2%).  
 
  

https://www.infrastructure-ni.gov.uk/articles/planning-activity-statistics
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Residential applications – Urban and Rural 
 
Figure 5.3 shows a breakdown of the type of residential applications 
received in Q2 2018/19 and Q2 2019/20.  Urban is based on areas with 
settlements greater than 5,000 population while rural is a combination of 
settlements below 5,000 population and the open countryside.   
 
Fig 5.3 NI Residential applications received by urban/rural, Q2 2018/19 & 
Q2 2019/20 

 
 
New single dwellings in rural areas (509) and alterations/extensions in 
urban areas (387) continue to be the most common types of residential 
application, together accounting for almost half (49.3%) of all residential 
applications received during Q2 2019/20; similar to the position in Q2 
2018/19 (49.5%).  
 
The increase over the year in the number of residential applications 
received (1.8%) was driven in large part by increases in the number of 
applications received in rural areas for domestic alterations and extensions 

(up 10.1%; from 317 to 349) and new single dwellings (up 8.1% from 471 
to 509). 
 
Fig 5.4 NI Residential applications decided by urban/rural, Q2 2018/19 & 
Q2 2019/20 

 

 
Figure 5.4 shows a breakdown of the type of residential applications 
decided in Q2 2018/19 and Q2 2019/20.  The overall increase in the 
number of residential applications decided over the year (8.8%) was driven 
in large part by increases in the number of decisions for both replacement 
(up 21.3%; from 164 to 199) and new (up 20.7%; from 455 to 549) single 
dwellings in rural areas.  

 
Refer to Table 5.5. 

  

https://www.infrastructure-ni.gov.uk/articles/planning-activity-statistics
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6. Compliance and Enforcement Activity  

The number of enforcement cases opened in Northern Ireland during Q2 
2019/20 was 1,326; an increase of 18.7% from the previous quarter (1,117) 
and up 32.5% from the same period a year earlier (1,001). The 1,326 cases 
opened in Q2 2019/20 was the highest quarterly figure reported over the 
entire time series presented in Figure 6.1 (Q1 2009/10 to Q2 2019/20). 
 
Across the councils, the number of enforcement cases opened in Q2 
2019/20 ranged from 324 in Belfast to 47 in Mid Ulster.  Nine of the 11 
councils reported increases in the volume of enforcement cases opened in 
Q2 2019/20 compared with the same period a year earlier. The increase 
was greatest in Belfast, where the number of cases opened increased by 
86.2% over the year (from 174 to 324).  
 
Fig 6.1 Enforcement cases opened & closed, quarterly, Apr 2009 – Sep 
2019 

 
 

The number of enforcement cases closed during Q2 2019/20 was 1,114; 
an increase of 2.7% from the previous quarter (1,085) and up 49.3% 
compared with the same period a year earlier (746). The 1,114 cases 
closed in Q2 2019/20 was the highest quarterly figure reported since Q1 
2010/11. 
 
The number of cases closed in Q2 2019/20 varied across councils, ranging 
from 233 in Belfast to 54 in Derry City and Strabane. Nine of the 11 
councils reported increases in the volume of enforcement cases closed in 
Q2 2019/20 compared with same period a year earlier. This increase was 
greatest in Newry Mourne and Down, where the number of cases closed in 
Q2 2019/20 (116) was almost nine times higher than the number closed 
during Q2 2018/19 (13).  
 
The most common reasons for enforcement cases closing in Q2 2019/20 
were that the cases had been remedied or resolved (35.9%) or that no 
breach had actually occurred (29.7%). Together these accounted for 
almost two-thirds (731; 65.6%) of the 1,114 cases closed during Q2. 
 

Refer to Tables 6.1, 6.2.  
 
 
 
 
   
 
Across Northern Ireland, over four-fifths (82.6%) of enforcement cases 
were concluded within 39 weeks during the first six months of 2019/20 
(April to September 2019). This meets the statutory target and is higher 
than the rate for same period in the previous year (81.3%). 
 
During the first six months of 2019/20, 10 of the 11 councils were within 
the 39 week target, with a high of 99.7% recorded in Antrim and 
Newtownabbey. Nine councils improved the proportion of enforcement 

It is a statutory target that 70% of all enforcement cases dealt with 
by councils are progressed to target conclusion within 39 weeks of 
receipt of complaint. 

 

https://www.infrastructure-ni.gov.uk/articles/planning-activity-statistics
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cases concluded within 39 weeks compared with the first six months of the 
previous year, most notably in Derry City and Strabane (up from 55.4% to 
76.8%).  
 
Refer to Table 6.2.  
 
Fig. 6.2 Percentage of cases concluded within 39 weeks by council, Apr – 
Sep 2018 & 2019 

 
 
During Q2 2019/20, there were 18 prosecutions initiated across NI; a small 
increase over the quarter (from 15) and over the year (from 17). Five 
councils initiated prosecutions during the most recent quarter, with 
Fermanagh and Omagh initiating the most (seven).   
 
There were eight convictions across NI during Q2 2019/20, with a high of 
five reported in Antrim and Newtownabbey. 
 
Refer to Tables 6.1 and 6.3.  

The number of live enforcement cases at the end of September 2019 was 
3,789; an increase over the quarter (5.9%; from 3,577) and similar to the 
number reported for the same point in the previous year (3,775).  
 
The number of cases over two years old stood at 1,049 at the end of 
September 2019, accounting for 27.7% of all live cases. This compares with 
29.6% of all live cases at the end of June 2019 and 27.1% of live cases at 
the end of September 2018.  
 

Refer to Table 6.4.  
  
Across councils, Newry, Mourne and Down had the highest number of live 
cases at the end of September 2019 (1,011), with 47.0% of these in the 
system for over 2 years; the highest proportion across all councils. Mid and 
East Antrim had the smallest number of live cases (126) at this point and 
13.5% of these were in the system for over 2 years.  
 
The number of live enforcement cases decreased in seven of the 11 
councils between the end of September 2018 and the end of September 
2019. This decrease was greatest, in percentage terms, in Mid and East 
Antrim (-30.8%; down by 56 enforcements). In the remaining four councils, 
the number of live enforcements cases increased over this period, with the 
greatest increase evident in Belfast (51.0%; up by 179 enforcements).   
 
Refer to Table 6.5. 
  

https://www.infrastructure-ni.gov.uk/articles/planning-activity-statistics
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7. Renewable Energy (RE) Activity 
 
The overall number of renewable energy applications received in Q2 
2019/20 was 28, an increase of five from the same period in the previous 
year (23). The number of applications received during July to September 
peaked in 2011/12 at 204.  It is likely that the high levels at this time were 
driven by the NI Executive’s targets for electricity consumption from 
renewable sources, with a target of 20% to be achieved by 2015, and 40% 
by 2020. The sharp decline in recent years (an 86.3% decrease from 204 
applications in Q2 2011/12 to 28 applications in Q2 2019/20) may be partly 
due to a reduction in government funding available, as well as a lack of 
capacity on the power grid to allow for new connections. 
 
Fig 7.1 Renewable Energy applications, quarterly, Apr 2009 – Sep 2019 

 
 
The number of renewable energy applications decided during Q2 2019/20 
was 14, a decrease from 18 reported for Q2 2018/19. The 14 applications 
received in Q2 2019/20 represents a 92.2% decrease from the series’ 

second quarter peak of 180 applications decided in 2012/13.  Two 
renewable energy applications were withdrawn during Q2 2019/20. 
During this period, the average time taken for a renewable energy 
application to be brought to decision or withdrawal was 43.6 weeks across 
NI; an increase of 20.8 weeks over the quarter (from 22.8 weeks) and 11.2 
weeks over the year (from 32.4 weeks). 
 
Single wind turbines continue to be the most common renewable energy 
application, accounting for 22 out of 28 applications received during Q2 
2019/20. In addition, eight of the 14 renewable energy decisions issued in 
Q2 2019/20 were for single wind turbines.  
 
Refer to Tables 7.1, 7.2. 
 
Figure 7.2 shows the distribution of received renewable energy 
applications across the different planning authorities, with Fermanagh and 
Omagh (10) receiving the most in Q2 2019/20. 
 
Fig 7.2 RE applications received by authority, Q2 2018/19 & Q2 2019/20 
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Figure 7.3 shows that the number of renewable energy planning decisions 
issued across planning authorities was highest in Causeway Coast and 
Glens (three) in Q2 2019/20.  
 
Fig 7.3 RE applications decided by authority, Q2 2018/19 & Q2 2019/20 

 
 
At the end of September 2019, there were 104 live renewable energy 
applications. Approximately two-thirds (69 of 104) were for single wind 
turbines. Of these 104 live applications, 44.2% were in the planning system 
for over a year; a decrease from the proportion reported for the same 
point in 2018 (45.5%).  
 
The NI approval rate for renewable energy applications was 85.7% in Q2 
2019/20, i.e. 12 out of 14 decisions issued during this period were 
approvals.  
 

 

Fig 7.4 Location of approved wind energy applications by council, Apr – Sep 
2019  

 

 

Refer to Tables 7.3, 7.4. 
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User Guidance  
 
Notes on Data Source and Quality 

The records of all planning applications from 1st April 2019 to 30th 
September 2019 were transferred in October 2019 from a live database. 
This included all live planning applications in the Planning Portal. The data 
were validated by Analysis, Statistics and Research Branch (ASRB) which 
involved quality checks and inspection of coding of classifications in the 
Planning Portal.  Local councils were provided with their own headline 
planning statistics before the release of this publication as part of the 
quality assurance process.  On completion of ASRB and council validation, 
a final extract was taken in November 2019.  Quarterly data for 2019/20 
are regarded as provisional and will retain this status until the annual 
report for 2019/20 is published in June / July 2020. 
 
Users should be aware that quite a number of structural changes have 
been made to the Planning Portal and associated processes, in order to 
comply with new planning legislation and it will inevitably take time for 
these to become properly embedded.  
 
Regionally Significant / Major / Local Development Applications after 1st 
April 2014 
 
Note that a new classification hierarchy of development for planning 
applications came into effect on 1st April 2014, on an administrative basis, 
with the introduction of the following new categories – regionally 
significant, major and local development.  The hierarchy was subsequently 
placed on a statutory basis in line with the transfer of planning functions to 
the new district councils on 1st April 2015. It should be noted that there 
are some differences between the initial administrative hierarchy 
classifications in place from 1st April 2014 and the final classifications set 
out in the Planning (Development Management) Regulations (Northern 
Ireland) 2015 (S.R.2015 No.71).   

Regionally significant developments (RSD) are similar to former Article 31 
applications in that they will be determined by the Department.  These 
developments have a critical contribution to make to the economic and 
social success of Northern Ireland as a whole, or a substantial part of the 
region.  They also include developments which have significant effects 
beyond Northern Ireland or involve a substantial departure from a local 
development plan.  Applications for these development proposals will be 
submitted to and determined by the Department.  However, the 
thresholds for RSD may mean that applications which may have previously 
been dealt with by the Department will now be classified as major 
development and thus determined by the relevant council. Like major 
applications, RSD proposals will be subject to pre-application consultation 
with the community.   
 
Major developments have important economic, social and environmental 
implications.  The majority of applications for major developments will be 
dealt with by councils under the new planning system and will be subject 
to pre-application consultation with the community.   
 
Local developments will comprise of all other developments (other than 
permitted development) that do not fall within the classes described for 
major or for regionally significant developments.  They comprise of the 
vast majority of residential and minor commercial applications to be 
received and determined by a council.   
 
Departmental activity 
 
Retained Section 26 (former Article 31) applications are Major applications 
being processed by the Department as Article 31 (under the Planning (NI) 
Order 1991) and, where a decision had not issued before 1 April 2015, 
which will now be determined under Section 26 of the Planning Act (NI) 
2011. 
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Retained Section 29 (former non Article 31) applications are those being 
dealt with by the Department’s Strategic Planning Division which were 
close to determination at 1 April 2015 and which were retained for 
determination as if the Department had called them in under Section 29 of 
the Planning Act (NI) 2015. 

Called-in applications are those initially made to councils where the 
Minister/Department directs that these should fall to the Department for 
determination. 

It should be noted that in Section 2 of this report, processing times for 
‘Called-In’ applications are calculated from the date the application was 
called in by the Department.  This method is only used in Section 2 of the 
report in order to show Departmental processing performance. All other 
processing times reported in the publication are based on the date the 
application is made valid. 

Appeals 

All applicants of a planning application have the right to appeal a decision 
or the conditions attached to a decision. The statistics reflected in this 
publication only reflect the original decision and not any subsequent 
decision on appeal.  
 
Enforcement Activity 
 
Compliance and enforcement are important functions of the planning 
system.  The summary data presented in this report and accompanying 
Excel tables covers enforcement cases opened, enforcement cases closed, 
court action taken and the live caseload as at the end of the quarter. Cases 
may be closed for a variety of reasons: 

 case has been remedied or resolved (the breach may have been 
removed or amended accordingly);  

 planning permission has been granted (so no breach has occurred); 

 it would not be expedient to take further action;  

 no breach has actually occurred;  

 the breach may be immune from enforcement action (it may be 
outside the time limit in which to initiate action);  

 Or an application has been allowed on appeal or indeed the notice 
has been quashed. 

The time taken to conclude an enforcement case is calculated from the 
date the complaint is received to the earliest date of the following:  

 a notice is issued;  

 legal proceedings commence;  

 a planning application is received; 

 the case is closed. 
 
Please note that the number of cases closed is not a sub-set of the number 
of cases concluded in that period - cases that are concluded in any given 
period may not be closed until subsequent periods, and cases that are 
closed in any given period may have been concluded in previous quarters. 
 
The value at 70% is determined by sorting data from its lowest to highest 
values and then taking the data point at the 70th percentile of the 
sequence. 
 

Processing Times 
 
The time taken to process a decision/withdrawal is calculated from the 
date on which an application is deemed valid to the date on which the 
decision is issued or the application is withdrawn.  The average processing 
time is the median.  The median is determined by sorting data from its 
lowest to highest values and then taking the data point in the middle of 
the sequence.  The median is used because some planning applications can 
take several years to reach a decision.  As a consequence, these extreme 
cases (outliers) can inflate the mean to the extent that the mean may not 
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be considered as ‘typical’.  Therefore the median may be taken to better 
represent the ‘average’ or ‘typical’ processing time. 
 
Geographical Classification 
 
The method of classifying the urban and rural marker has been updated to 
reflect the latest NISRA guidance using the 2015 Settlement limits:  
 
https://www.nisra.gov.uk/sites/nisra.gov.uk/files/publications/settlement
15-guidance.pdf.  
 
This method is preferred to the previous method as it more accurately 
considers which of the eight settlement bands (A-H) fall into mainly urban 
or rural areas.  The limitation of the previous method was that all 
settlement bands were classified as urban.  Under the new method it is 
recognised that smaller settlements are more rural than urban in character 
and should be distinguished as such.  Presently the mid-point of the 
application polygon is used to assign urban and rural bandings. 
 
From Q2 2016/17, an additional split has been provided reporting 
separately rural settlements with populations of less than 5,000 people. In 
addition, ‘housing developments’ and ‘other’ residential applications have 
been included within the urban and rural breakdowns.   
 
In line with NISRA guidance, the following definitions have been used in 
this report: 
 

 Urban settlements - settlements with a population greater than or 
equal to 5,000 (bands A-E); 

 Rural settlements - settlements with a population greater than or 
equal to 1,000 and less than 5,000 (bands F and G); and 

 Rural countryside - the open countryside including settlements with 
less than 1,000 population (band H). 

If users want to compare this information with information published 
before 2015/16 the ‘housing developments’ and ‘other’ residential 
applications should be excluded first; the next step to obtain a 
comparative figure would be to add ‘urban settlements’ and ‘rural 
settlements’ together. 
 
To obtain rural figures in line with the NISRA definition users should add 
‘rural settlements’ and ‘rural countryside’ together. 
 
The method of classifying the Parliamentary Constituencies is based on the 
x and y co-ordinates as recorded on the planning application in conjunction 
with Westminster Parliamentary Constituency boundaries (2008). 

Note on Exclusions: 

Certificates of Lawful Use or Development (CLUDs) 
 
Certificates of Lawful Use or Development (CLUDs), either proposed or 
existing, have not been included in the Official Statistics bulletin since 
2012/13.  These are not actually applications for planning permission.  A 
council will issue a CLUD if it is satisfied that a particular development is 
lawful within the provisions of planning legislation.  Examples include 
proposed extensions, which fall within the provisions of the Planning 
(General Permitted Development) Order (Northern Ireland) 2015 for 
permitted development and do not require planning permission, or uses 
that have become lawful due to the length of time they have been in 
existence. 

Tree Preservation Orders (TPOs) 

While applications for planning permission and other consents were 
included in the operational statistics produced prior to transfer, Tree 
Preservation Orders (TPOs) were excluded. In the interests of consistency 
TPOs will also be excluded from the new operational statistics.  

https://www.nisra.gov.uk/sites/nisra.gov.uk/files/publications/settlement15-guidance.pdf
https://www.nisra.gov.uk/sites/nisra.gov.uk/files/publications/settlement15-guidance.pdf


25 
 

Non Material Changes (NMCs) 

Applications for a Non Material Change (NMCs) to an existing planning 
permission are provided for under the 2011 Act, but they are not planning 
applications.  There is no requirement to advertise or consult on NMCs.   

Pre-Application Discussions (PADs)  

Pre-Application Discussions (PADs) are not provided for in planning 
legislation and councils may adopt different approaches in relation to 
these, as may the Department.   

Proposal of Application Notices (PANs) 

Proposal of Application Notices (PANs) are provided for under Section 27 
of the 2011 Act, but they are not planning applications. They are 
essentially advance notices of major/RSD planning applications and detail 
how a developer proposes to engage with the community.  A major/RSD 
development planning application cannot be submitted without a PAN 
having been issued, community consultation undertaken and a report 
prepared and submitted with the application by a developer.  

Discharge of Conditions (DCs) 

It will be necessary to seek to discharge a condition where planning 
approval has been granted and a condition has been attached to the 
decision which requires the further consent, agreement or approval of the 
council (or the Department). 
 
Further Information 

Information and statistics for England, the other devolved administrations 

and Republic of Ireland, as well as other relevant NISRA statistics, can be 

found at the following links: 

England:  

https://www.gov.uk/government/collections/planning-applications-

statistics 

Scotland:  

https://www.gov.scot/publications 

Wales:  

https://gov.wales/planning-services-performance 

Republic of Ireland: 

http://www.cso.ie/en/statistics/construction/ 

Northern Ireland: 

Building Control (LPS Starts and completions): 

https://www.finance-ni.gov.uk/topics/statistics-and-research/new-

dwelling-statistics 

Housing Bulletin, Department for Communities: 

https://www.communities-ni.gov.uk/topics/housing-statistics 

  

https://www.gov.uk/government/collections/planning-applications-statistics
https://www.gov.uk/government/collections/planning-applications-statistics
https://www.gov.scot/publications/?topics=Building,%20planning%20and%20design&publicationTypes=statistics&page=1
https://www.gov.scot/publications/?topics=Building,%20planning%20and%20design&publicationTypes=statistics&page=1
https://gov.wales/planning-services-performance
http://www.cso.ie/en/statistics/construction/
https://www.finance-ni.gov.uk/topics/statistics-and-research/new-dwelling-statistics
https://www.finance-ni.gov.uk/topics/statistics-and-research/new-dwelling-statistics
https://www.communities-ni.gov.uk/topics/housing-statistics
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Appendix 1 – Definitions 

The Statistical Categories referred to in Section 5 and Excel Tables 5.1 and 
5.2 are defined below. 
 
Agricultural  
 
These include: agricultural buildings or structures for the storage of slurry 
and/or manure; agricultural glasshouses, stables and livery yards; and 
infilling of land for agricultural purposes. 
 
Commercial  
 
These include: food supermarkets and superstores; non-food retailing; 
major retail developments exceeding 1000 sq. m; alterations, extensions 
and improvements to buildings used for retailing; retail warehouses; clubs; 
post offices; factory outlets; petrol stations; offices; purpose built office 
developments; restaurants; car parking; and motor vehicle display, hire, 
repair or sale.  
 
Government and Civic 
 
These include: police stations; coastguard stations; civic amenity sites; 
recycling centres; schools and colleges; hospitals; clinics; other medical 
establishments including surgeries and dental practices; and ‘hard 
infrastructure’ facilities such as roads, water mains, water treatment 
works, trunk sewers, waste water treatment works and natural gas 
pipelines. This also includes: recreational facilities, including indoor and 
outdoor sports facilities, and swimming pools; and renewable energy 
applications, including wind turbines, wind farms, solar panels, biomass 
burners, hydroelectric schemes etc. Note that this category also includes 
non-public sector applications related to the above topics. 
 
 

Industrial 
 
These include: factories; warehousing; light and general industrial floor 
space; quarries; sand and gravel extraction; and fuel depots.   
  
Mixed Use 
 
These include applications for mixed development, incorporating a 
number of development types such as residential, retailing, offices, 
community and leisure. 
 
Residential   
 
These include: housing developments (incorporating a mixture of house 
types and apartments); purpose built apartment developments; sheltered 
housing schemes; single dwellings including dwellings on farms; holiday 
chalets; caravans and mobile homes; alteration, extension or improvement 
of existing dwellings; residential homes or nursing homes; and hotels or 
motels.  
 
Change of Use  
 
These include applications for a change in the use of land or buildings, 
including changes to residential, retailing, offices, community or leisure 
uses.   
 
Other 
 
All other types of applications not mentioned above are put into the 
‘Other’ category but mainly comprise ‘Works to Facilitate Persons Who 
Are Disabled’, ‘Advertisements’, and ‘Listed Buildings’. 
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The application types referred to in Excel Table 5.6 are defined below. 
 
Outline permission 
 
An application for outline planning permission can be used to ascertain 
whether a proposed development is acceptable in principle.  This usually 
means that detailed drawings are not needed.  However, the council or, as 
the case may be, the Department, may, in certain circumstances, require 
the submission of additional information or insist that an application for 
full planning permission be submitted.  
 
Full permission 
 
An application for full planning permission requires the submission of all 
details of the proposal.  This type of application would be appropriate, for 
example, if the erection of new buildings is proposed and / or if a change 
of use of land or buildings is proposed. 
 
Approval of Reserved Matters 
 
If outline planning permission is granted, then a subsequent application 
and approval relating to the siting, design, external appearance, means of 
access and landscaping details, known as ‘reserved matters’, will be 
required before building work can commence.  The reserved matters 
application must be consistent with the outline planning permission and 
take into account any conditions that have been attached to it. If the 
development proposal changes, then it may be necessary to submit a new 
planning application. 
 
Consent to Display an Advertisement 
 
Advertisement consent is normally required to display an advertisement, 
particularly large signs and illuminated adverts.  
 

Listed Building Consent  
 
Works that would affect the character of a listed building need listed 
building consent.  This includes work to the internal or external fabric of 
the building or any demolition.  It should be noted that the requirement 
for Listed Building Consent is in addition to any requirement for planning 
permission for works to a listed building.  
 

Conservation Area Consent  
 

Works that would entail the full or partial demolition of a non-listed 
building in a conservation area need Conservation Area Consent.  It should 
be noted that the requirement for Conservation Area Consent may be in 
addition to any requirement for planning permission.   

 

Hazardous Substances Consent 
 

The Planning (Hazardous Substances) (No2) Regulations (Northern Ireland) 
2015 are concerned with the storage and use of hazardous substances 
which could, in quantities at or above specified limits, present a risk.  
Hazardous Substances Consent ensures that hazardous substances can be 
kept or used in significant amounts only after the council or, as the case 
may be, the Department has had the opportunity to assess the degree of 
risk arising to persons in the surrounding area and to the environment. 
  

Reader Information  

This document may be made available in alternative formats, please 
contact us to discuss your requirements.  
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Appeal Reference: 2019/A0029 
Appeal by: Mr David Cooke. 
Appeal against: The refusal of outline planning permission. 
Proposed Development: Proposed infill dwelling, new access and all associated site 

works. 
Location: Land adjacent to and south of No. 27 Moira Road (between 

Nos. 27 and 19 Moira Road, Hillsborough). 
Planning Authority: Lisburn & Castlereagh City Council. 
Application Reference: LA05/2017/1297/O. 
Procedure: Written representations and accompanied site visit on 17th 

September 2019. 
Decision by: Commissioner Damien Hannon, dated 22nd November 2019. 

Decision 

1. The appeal is dismissed.

Reasons 

2. This appeal raises the following main issues:-

 Whether the proposed development is acceptable in principle in the countryside.

 The impact of the proposal on visual amenity and rural character.

 Whether the proposal would create a flood risk.

3. On 18th May 2017, the Court of Appeal declared the Belfast Metropolitan Area Plan
2015 (BMAP) unlawful. Consequently, the Belfast Urban Area Plan 2011 (BUAP)
operates as the local development plan relevant to the appeal site. A further
consequence of this ruling is that the Draft Belfast Metropolitan Area Plan 2015
(Draft BMAP) is also material to consideration of this appeal. The appeal site lies
within the countryside as designated in both the BUAP and the Draft BMAP.
However, neither document contains any provisions relevant to proposals for single
dwellings in the countryside.

4. No conflict arises between the provisions of the Strategic Planning Policy Statement
for Northern Ireland - Planning for Sustainable Development - September 2015
(SPPS) and the retained policies within existing planning policy documents relevant
to this case. Consequently, Planning Policy Statement 21 - Sustainable
Development in the Countryside (PPS 21) and Revised Planning Policy Statement
15 – Planning and Flood Risk (PPS 15), provide the relevant policy context.

   Appeal 
  Decision 

  Park House  
  87/91 Great Victoria Street 
  BELFAST 
  BT2 7AG 
  T:  028 9024 4710 
  F:  028 9031 2536 
  E:  info@pacni.gov.uk 

Appendix 5.4
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5. Policy CTY 1 of PPS 21 sets out a range of types of development, which are
acceptable in the countryside in principle.  The appellant argued that the proposal
was acceptable in accordance with Policy CTY 8 of PPS 21. Policy CTY 8 states
that permission will be refused for a building, which adds to a ribbon of development.
However, it adds that 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. This policy test is repeated in criterion (d) of Policy CTY 14 in the
context of rural character.

6. The appeal site comprises the curtilage of No. 27, the southernmost of a pair of
semi-detached dwellings fronting Moira Road. Another pair of semi-detached
dwellings fronting the road (Nos 17 and 19) adjoin the appeal site to the south. Nos.
17, 19, 27 and 29 constitute an otherwise substantial and continuously built up
frontage for the purposes of Policy CTY 8.  The appeal site has a frontage of over
30m onto Moira Road and forms part of a gap of some 40m between buildings at
Nos. 27 and 19.

7. I have assessed the existing frontage development pattern in terms of size, scale,
siting and plot size and conclude that the relevant gap could accommodate more
than two dwellings whilst respecting the existing development pattern along the
frontage. I do not therefore consider the proposal acceptable in principle in the
countryside as the development of a small gap site in accordance with Policy CTY8.
Policy CTY 1 goes on to state that other types of development in the countryside
will only be permitted where there are overriding reasons why that development is
essential and could not be located in a settlement. As no such case was advanced,
the Council’s objection in principle is upheld and its first reason for refusal based on
Policy CTY 1 is sustained. I further consider that the proposal would add to an
existing ribbon of development along Moira Road contrary to Policy CTY 8 and the
Council’s second reason for refusal based thereon is sustained.

8. Policy CTY 14 addresses the matter of rural character and states that a new building
will be unacceptable where proposals engage a number of stated criteria. I have
already concluded that the proposal would add to a ribbon of development and
therefore further conclude that criterion (d) would be engaged. I further conclude
that through the addition to ribbon development, the proposal would fail to respect
the traditional pattern of settlement exhibited in the area and consequently criterion
(c) would be engaged. Criteria (c) and (d) would be offended and the proposal would
result in a detrimental change to the character of the surrounding area.  The
Council’s objections on rural character and visual amenity grounds are well founded
and its third reason for refusal, based on Policy CTY 14 is sustained.

9. The Council objected on the grounds that it had not been demonstrated that the
proposal would not constitute a flood risk. Policy FLD 1 of PPS 15 states that, unless
exceptional circumstances exist, development will not be permitted within a 1 in 100
year fluvial flood plain (AEP of 1%). However, no persuasive evidence was
submitted to establish that the appeal site lay within such a flood plain and
consequently, the Council’s objection based on Policy FLD 1 is not sustained.

10 Policy FLD 3 relates to development and surface water flood risk outside flood plains 
and states that a Drainage Assessment will be required for development proposals 
located in an area where there is evidence of a history of surface water flooding. 



3 

The appellant stated that over the last 27 years the area was the subject of one 
incident of surface water flooding which occurred in the 1990s. The appellant 
explained that this was a result of security barriers, in connection with Hillsborough 

Castle, being mistakenly placed over and blocking storm drains at the end of the 
cul-de-sac. This caused surface water to divert from its intended course and drain 
into an undesignated warercourse adjacent to Moira Road. This situation has long 
since been resolved with the removal of the security barriers.  The appellant’s 
account of events was not disputed and having inspected the drainage conditions 
in the area, I accept that this was a one off incident and that the area does not 
present a history of surface water flooding for the purposes of Policy FLD3. In the 
circumstances of this case, I consider that the proposed development would not be 
at risk of flooding or have implications for flooding elsewhere and conclude that, 
notwithstanding the merits of a precautionary approach, a Drainage Assessment is 
not required. The Council’s fourth reason for refusal on flooding grounds and based 
on policies FLD 1 and FLD 3 is not sustained. 

11. The Council’s first three reasons for refusal, which I have found sustained, are
determining in this case.

This decision is based on the following drawings received by the council on 19th 
Devember 2017:- 

1: 1250 scale Site Location Plan, numbered 01. 
1:500 scale Illustrative layout and Contextual Elevations numbered 02 
1: 1250 scale drawing entitled ‘Plot Sizes Version 1’ numbered 03 

COMMISSIONER DAMIEN HANNON 
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Mr. Andy Stephens (Matrix Planning) 
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Lisburn & Castlereagh City Council 

Council/Committee Planning Committee 

Date of Meeting 6 January 2020 

Responsible Officer Conor Hughes 

Date of Report 20 December 2019 

File Reference LA05/2019/1203/PAN 

Legislation Section 27 of the Planning Act (Northern Ireland) 2011 

Subject Full planning application for the redevelopment of Millennium 
Integrated Primary School with a new primary school and 
nursery unit with hard and soft play areas, landscaping, car 
parking, amended access arrangements off the Belfast Road 
and associated site works.  

Attachments PAN Form and Site Location Plan 

Purpose of the Report 

1. The purpose of this report is to advise Members of a Pre-Application Notice
(PAN) for the redevelopment of Millennium Integrated Primary School with a new
primary school and nursery unit with hard and soft play areas, landscaping, car
parking, amended access arrangements off the Belfast Road and associated site
works at Millennium Integrated Primary School, 139 Belfast Road Saintfield.

Background Detail 

2. Section 27 of the Planning Act (Northern Ireland) 2011 requires that a
prospective applicant, prior to submitting a major application must give notice to
the appropriate council that an application for planning permission for the
development is to be submitted.

3. It is stipulated that there must be at least 12 weeks between the applicant
giving the notice (through the PAN) and submitting any such application.

4. The modified PAN for the phased demolition of existing Dundonald
International Ice Bowl and associated redevelopment project was received on
26 November 2019.

5. The earliest possible date for the submission of a planning application is now
the end of week commencing 17 February 2019.

Consideration of PAN Detail 

APPENDIX 5.5(a) 
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6. Section 27 (4) stipulates that the PAN must contain:

A description in general terms of the development to be carried out;

7. The description associated with the FORM PAN 1 is for the redevelopment of
Millennium Integrated Primary School with a new primary school and nursery unit
with hard and soft play areas, landscaping, car parking, amended access
arrangements.

8. Having regard to the relevant section of the legislation and paragraph 2.4 of
Development Management Practice Note 10, it is accepted that a description in
general terms of the development to be carried out has been provided.

The postal address of the site, (if it has one);

9. The postal address identified on the modified FORM PAN 1 is at Millennium
Integrated Primary School, 139 Belfast Road Saintfield.

10. Having regard to the relevant section of the legislation and paragraph 2.4 of
Development Management Practice Note 10, it is accepted that an adequate
description of the location has been provided.

A plan showing the outline of the site at which the development is to be
carried out and sufficient to identify that site;

11. Having regard to the relevant section of the legislation and paragraph 2.4 of
Development Management Practice Note 10, it is accepted that a site location
plan with the site outlined in red submitted with the PAN form is sufficient to
identify the extent of the site.

Details of how the prospective applicant may be contacted and
corresponded with;

12. Having regard to the relevant section of the legislation and paragraph 2.4 of
Development Management Practice Note 10 it is noted that the FORM PAN1
and associated covering letter includes details of how the prospective applicant
may be contacted and corresponded with.

13. The Form PAN1 includes the Agents name and address as before.  Any person
wishing to make comments on the proposals or obtain further information can
contact Resolve Planning, Innovation Factory, Forthriver Business Park, 385
Springfield Road, Belfast, BT12 7DG.

14. In addition to the matters listed above, regulation 4 of the Planning
(Development Management) Regulations (Northern Ireland) 2015 sets out that
a PAN must also contain the following.

A copy (where applicable) of any determination made under Regulation 7
(1)(a) of the Planning (Environmental Impact Assessment) Regulations
(Northern Ireland) 2015 in relation to the development to which the
proposal of application notice relates;

15. Having regard to the relevant section of the legislation and paragraph 2.5 of
Development Management Practice Note 10 it is noted that question 9 of the
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modified FORM PAN 1 indicates that an environmental impact assessment 
determination has been made.   

16. A copy of the determination made under Part 2 of the Planning (Environmental
Impact Assessment) Regulations (Northern Ireland) 2015 is provided.

A copy of any notice served by the Department under Section 26(4) or (6)
i.e. confirmation (or not) of the Department’s jurisdiction on regionally
significant developments

17. Having regard to the relevant section of the legislation and paragraph 2.5 of
Development Management Practice Note 10 it is considered that the form of
development proposed is not specified in the Planning (Development
Management) Regulations (Northern Ireland) 2015 as a major development
(i.e. regionally significant) prescribed for the purpose of section 26 (1) of the
Planning Act (Northern Ireland) 2011 and it is noted that consultation with the
Department has not taken place.

An account of what consultation the prospective applicant proposes to
undertake, when such consultation is to take place, with whom and what
form it will take

18. Having regard to the relevant section of the legislation and paragraph 2.5 of
Development Management Practice Note 10 the account of what consultation
the prospective applicant proposes to undertake, when such consultation is to
take place, with whom and what form it will take has been provided.

The Form PAN 1 indicates that a Public Information Event will take place at
Millennium Integrate Primary School, 139 Belfast Road, Saintfield on Thursday
23 January 2020 from 3 – 5pm and 7 – 9pm.

The Notice indicates that the event will be advertised in the Down Recorder and
Belfast Telegraph week commencing 6 January 2020, at least 7 days prior to
the first event in accordance with legislative requirements.

The Form PAN1 provides details of following other publicity methods:
 Leaflet drop on the same week as newspaper advert (approximately 14

days) in advance of the Public Information Event within 250m of the
application site residing on the Belfast and Lisdoonan Roads and any
other private roads within a 250m radius of the site boundary.

Elected Members for the DEA identified to receive a copy of the Proposal of 
Application Notice on 22 November 2019. 

Recommendation 

19. In consideration of the detail submitted with the modified Pre-Application Notice
(PAN) in respect of community consultation, it is recommended that the
Committee note the information submitted with the Notice.















Our ref: 107669 

03/12/2019 

For the attention of the Planning Manager 
Local Planning Office 
Lisburn & Castlereagh City Council 
Lagan Valley Island 
The Island 
Lisburn 
BT27 4RL 

Dear Sir or Madam, 

Notification submitted under Part 18 (Development by Electronic Communications Code 
Operators) of Article 3 of Schedule 1 to the Planning (General Permitted Development) 
Order (Northern Ireland) 2015 & Notification under the Electronic Communications Code 
(Conditions and Restrictions) Regulations 2003 (as amended) to utilise permitted 
development rights at: Sprucefield O2 Site Lagan Valley Hospital Hillsborough Road 
Lisburn County Antrim BT28 1JP 

Telefónica UK Limited has entered into an agreement with Vodafone Limited pursuant to which the 
two companies plan to jointly operate and manage a single network grid across the UK. These 
arrangements will be overseen by Cornerstone Telecommunications Infrastructure Ltd (CTIL) 
which is a joint venture company owned by Telefónica UK Limited and Vodafone Limited. 

This agreement allows both organisations to: 
• pool their basic network infrastructure, while running two, independent, nationwide

networks
• maximise opportunities to consolidate the number of base stations
• significantly reduce the environmental impact of network development

APPENDIX 5.6HoS



Please accept this letter as a notification in accordance with the above Regulations 

This letter provides formal notification in writing, 28 days notice in advance, of the intention to 
install electronic communications apparatus.  

CTIL and Telefónica UK Ltd intends to utilise permitted development rights as set out in Part 18 
(Development by Electronic Communications Code Operators) of Article 3 of Schedule 1 to the 
Planning (General Permitted Development) order (Northern Ireland) 2015 

For the avoidance of doubt this letter does not constitute an application for planning permission. No 
fee is required for the notification  

The proposed installation comprises – 

Existing 3 RRUs to be removed. 12 new RRUs to be installed on existing steel vertical RRU poles 

It will be located as marked on the attached drawings at: 

 Sprucefield 

O2 Site Lagan Valley Hospital 

Hillsborough Road 

Lisburn 

BT28 1JP 

It will deliver public benefit in terms of the mobile services it will provide 

Finally, we enclose an ICNIRP Declaration and clarification statement 

We trust that this information is useful in assisting you to maintain an accurate and up to date 
register of telecommunications installations. My clients are eager to initiate early development in 
order to integrate the radio base station at the above location. We would be grateful if you could 
provide your acknowledgement that the proposed electronic communications apparatus is 
permitted development at your earliest convenience.  



 
 

 

 

 
 
 
 
 
Should you have any queries regarding this matter, please do not hesitate to contact me (quoting 
cell number 1927) 
 
Yours faithfully 
 
 

 
 
Donna Sowerby 
Project Manager   
For Taylor Pattterson Surveyors Limited  
Contact Number 02890659555 
 
 
 
(for and on behalf of CTIL and Telefónica UK Ltd) 

 
Enc.    Drawings 
           ICNRIP Declaration & Clarification Statement 
           General Background Information 
            
 



Our ref: 107669 

03/12/2019 

For the attention of the Planning Manager 
Lisburn & Castlereagh City Council 
Local Planning Office 
Lagan Valley Island 
The Island 
Lisburn 
BT27 4RL 

Dear Sir/Madam 

CLARIFICATION OF THE DECLARATION OF ICNIRP COMPLIANCE ISSUED AS PART OF 
THE PLANNING APPLICATION ATTACHED FOR SITE AT O2 SITE LAGAN VALLEY 
HOSPITAL HILLSBOROUGH ROAD LISBURN COUNTY ANTRIM BT28 1JP 

I refer to the Declaration of Conformity with ICNIRP Public Exposure Guidelines (“ICNIRP 
Declaration”), sent with this application in relation to the proposed telecommunications installation 
as detailed above. 

The “ICNIRP Declaration” certifies that the site is designed to be in full compliance with the 
requirements of the radio frequency (RF) guidelines of the International Commission on Non-
Ionizing Radiation Protection (ICNIRP) for public exposure as expressed in the EU Council 
recommendation of July 1999. 

This ICNIRP declaration takes into account the cumulative effect of the emissions from the 
proposed installation and all radio base stations present at, or near, the proposed location. 



 

The radio emission compliance calculation is based upon the maximum possible cumulative 
values. 

All operators of radio transmitters are under a legal obligation to operate those transmitters in 
accordance with the conditions of their licence. Operation of the transmitter in accordance with the 
conditions of the licence fulfils the legal obligations in respect of interference to other radio 
systems, other electrical equipment, instrumentation or air traffic systems. The conditions of the 
licence are mandated by Ofcom, an agency of national government, who are responsible for the 
regulation of the civilian radio spectrum. The remit of Ofcom also includes investigation and remedy 
of any reported significant interference.   

The telecommunications infrastructure the subject of this application accords with all relevant 
legislation and as such will not cause significant and irremediable interference with other electrical 
equipment, air traffic services or instrumentation operated in the national interest. 

If you have any further enquiries concerning the “ICNIRP Declaration” certificate or anything else in 
this letter then  please contact the CTIL EMF UNIT on 01753 564306. 

Yours sincerely 

 
 

 

PROJECT MANAGER  
 
 
 
 
 
 
 
 
 
 
 



 

Our ref: CTIL 107669 
 
Declaration of Conformity with ICNIRP Public Exposure Guidelines 
(“ICNIRP Declaration”) 
 

Telefónica Limited  

260 Bath Road 

Slough  

SL1 4DX 

 

Declares that the proposed equipment and installation as detailed in the attached planning/GPDO 
application at 

Sprucefield 

O2 Site Lagan Valley Hospital 

Hillsborough Road 

Lisburn 

B28 1JP 

 
is designed to be in full compliance with the requirements of the radio frequency (RF) public 
exposure guidelines of the International Commission on Non-Ionizing Radiation Protection 
(ICNIRP), as expressed in the EU Council recommendation of 12 July 1999 * “on the limitation of 
exposure of the general public to electromagnetic fields (0 Hz to 300 GHz)”. 
 
 
* Reference: 1999/519/EC 
 

Date: 3rd December 2019 

Signed:  

 
 

Name: Donna Sowerby 

Position: Project Manager for Taylor Patterson Surveyors 

 



NOTES

4. For further details refer to sketch site layout plan

1. Cell Site Reference - 1927

2. Site Name - SPRUCEFIELD

5. GRID REFERENCES:

UK: 138265 519797

6. DIRECTIONS:

Head northeast on M1 toward Exit 8. At junction 8,

take the A101 exit to A1/Dublin/Sprucefield/Lisburn.

At the roundabout, take the 3rd exit onto Cusher

Rd/Magherageery Rd/A101. Continue to follow

Magherageery Rd/A101. Go through 1 roundabout.

At the roundabout, take the 1st exit onto A1. At

Sprucefield Roundabout, take the 3rd exit onto

Hillsborough Rd/A1. Go through 1 roundabout. Turn

right and the destination will be on the right.
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NOTES

1. Cell Site Reference - 1927

2. Site Name - SPRUCEFIELD

3. JV ID - T0006313P

A Construction VB JP

21/09/18

SPRUCEFIELD

107669 1927 N/A

PROJECT:

ALTERATIONS TO TEF RADIO SITE AT

SPRUCEFIELD, LAGAN VALLEY HOSPITAL

HILLSBOROUGH RD, LISBURN, BT28 1JP

TPS251/1927

Existing chimney.

Existing roof access hatch.

Existing inspection chambers

Existing inspection chamber.

Existing location of oil

storage tank and bund wall.

Equipmentto be refreshed within TEF

Portasilo portable cabin

Existing route of overhead cable

ladder carrying existing TEF

feeder cables

Existing line of covered feeder cable trays

Electricity meter and isolator (supplied

by Hospital Trust) is situated in electrical

switch room in adjacent boiler house.

Existing pallisade fencing.

Existing footpath.

Existing roadway.

rwo

rwo

rwo

rooflight rooflight

Existing covered vertical cable tray

Existing handrail

Existing air con unit

Existing vents on roof

Brick wall with palisade fence below

existing cable tray

Existing palisade gate (vehicular access)

Existing palisade cage storage

Existing wooden fence with gate

(pedestrian access)

Existing BOC gas tank and enclosure

Existing cabin

Existing oil tanks

Existing enclosed storage area

Existing 1No. TEF  panel antennae to be

retained

Existing 800/900 C2 Kathrien combiners to

be retained

Existing 1No. TEF  panel antennae to be

retained

Existing 800/900 C2 Kathrien combiners to

be retained

Existing 1No. TEF  panel antennae to be

retained

Existing 800/900 C2 Kathrien combiners to

be retained

Existing TEF RRU fixed to existing

steelwork on existing chimney.

A- Existing 3no L8 RRU to be removed.

B - Existing 3no U21 RRU to be removed

C - New 12no RRU to be installed on

existing 3no steel vertical RRU poles
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NOTES

1. Cell Site Reference - 1927

2. Site Name - SPRUCEFIELD

3. JV ID - T0006313P

A Construction VB JP

21/09/18

SPRUCEFIELD

107669 1927 N/A

PROJECT:

ALTERATIONS TO TEF RADIO SITE AT

SPRUCEFIELD, LAGAN VALLEY HOSPITAL

HILLSBOROUGH RD, LISBURN, BT28 1JP

TPS251/1927

Existing reinforced concrete frame.

Existing brickwork.

2
2
m

.

Existing handrail.

2
5
0
0

Existing lightning protection tape

dropped down side of building

and linked into TEF cabin below

(and subsequently into existing

underground tape.)

2
0
0
0

Existing chimney.

Top of Existing antennae

+25.5m AGL

GL

Existing 1No. TEF  panel antennae to be

retained

Existing 800/900 C2 Kathrien combiners to

be retained

Existing TEF RRU fixed to existing

steelwork on existing chimney.

A- Existing 3no L8 RRU to be removed.

B - Existing 3no U21 RRU to be removed

C - New 12no RRU to be installed on

existing 3no steel vertical RRU poles

Existing 1No. TEF  panel antennae to be

retained

Existing 800/900 C2 Kathrien combiners to

be retained

Existing covered vertical cable tray

3no new hybrid cables to be installed.

Existing cable cover may have to be

removed to allow this.
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