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LISBURN & CASTLEREAGH CITY COUNCIL 

 
Minutes of the Special Meeting of the Planning Committee in the form of a Pre 
Determination Hearing in respect of planning applications LA05/2018/1154/O 
and LA05/2018/1155/F held remotely by zoom and in the Council Chamber, 
Island Civic Centre, The Island, Lisburn, on Monday 22 March 2021 at 11.30 
a.m. 

 

 

  
PRESENT: 

 
 
 
 
 
 

 

Present in Chamber: 
Alderman O Gawith (Chairman) 
 
Aldermen WJ Dillon, A Grehan and J Tinsley 
 
Councillors J Craig, U Mackin, and A Swan 
 
Present in Remote location: 
 
Alderman D Drysdale (Vice-Chairman) 
 
Councillors M Gregg, J McCarthy and John Palmer 

 
 
OTHER MEMBERS: 
 
 
 
IN ATTENDANCE: 

 
 
        The Deputy Mayor, Councillor Jenny Palmer 
        Councillor D Honeyford 
        Councillor S Eastwood 
 
        Present in Chamber: 

Head of Planning and Capital Development 
Member Services Officers (PS and BS) 
 
Present in Remote Location: 
Chief Executive 
Director of Service Transformation 
Principal Planning Officer (RH) 
Senior Planning Officer (MB) 
Head of Economic Development 
 
Legal Adviser: 
B Martyn - Cleaver Fulton & Rankin  
 
Agent for the Developer 
Mr Clyde Shanks 
Mr B Daly 
Mr G McBurney 
 
Consultees: 
As outlined at Appendix 
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 Commencement of Meeting 
 

 The Chairman, Alderman O Gawith, welcomed everyone to the meeting 
which was being live streamed to enable members of the public to hear and see 
the proceedings, he advised those present that recording of the proceedings was 
not permitted.   
 
The Chairman advised that, in accordance with Section 30 (4) of the Planning Act, 
the Committee had agreed to give the applicant and/or other specified persons, an 
opportunity to be heard by the Committee by way of a Pre Determination Hearing 
in advance of a formal recommendation being brought in front of the Committee by 
Council Officers.    
 
He explained that the purpose of the hearing was to allow a full exploration of the 
proposal without impacting upon the scheduled meeting of the Planning 
Committee at which other applications were also to be determined. 
 
He also advised that a minute of the Pre determination Hearing would be kept and 
appended to the officer’s reports when the applications came in front of the 
Committee for determination. 

 
The Chairman stated that Planning Officers, the Council’s Legal Advisors and 
Consultees were present remotely to address any questions members of the 
Committee might have.  Members had been provided with information on the 
arrangements and procedures for the pre determination hearing and were advised 
that Planning Committee Members may ask any speaker questions or seek 
clarification on any issue arising in the course of the hearing through the Chair.  
Other speakers, including non-committee Members of the Council were not 
permitted to ask any questions or cross examine any other person. 
 
The Head of Planning and Capital Development advised on housekeeping and 
evacuation procedures.  The Member Services Officer (BS) then read out the 
names of the Elected Members in attendance at the meeting. 
 

 
1.     Apologies 

 
There were no apologies. 

 
2. Declarations of Interest  
 

The Chairman sought Declarations of Interest from Members and reminded them 
to complete the supporting forms which had been left at each desk.  He indicated 
that a form would also be available for those Members attending remotely. 
 
No declarations were made. 
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3. Report from the Head of Planning and Capital Development 
 
    
(i) LA05/2018/1154/O and LA05/2018/1155/F – proposed mixed use 

development to include to include new housing (1300 dwellings) and 
commercial floor space (754,000 sq ft) 1.6 km M10 Knockmore link road, 
riverside parkland and ancillary works. 

 
With the aid of a visual presentation, the Principal Planning Officer (RH) 
Outlined the planning policy and other material considerations relevant to the 
application and then provided a summary of the key issues to be considered as 
part of the decision making process in due course.  This was outlined in the 
reports circulated in advance of the hearing.  No recommendation was provided. 
 
The Committee received Mr Clyde Shanks (the applicant’s agent) who wished to 
speak in support of the application and who had provided the Committee with a 
written submission in advance of the meeting. 
 
He presented the information, as circulated, which contained information on the 
following: 
 
• Decision Making Context 
• Development Plan 
• Site Context and key design principles 
• Illustrative Masterplan 
• Land use plan 
• M1 – Knockmore Link Road 
• Landscape strategy and open space network 
• Phasing 
• Material considerations and significant weight in favour of granting of planning 

permission 
 
Mr Shanks then responded to Members’ queries as follows: 
 

• Alderman J Tinsley referred to the mixed use development and asked what 
the general mix of uses was, apart from housing.  He asked how the flood 
plain area would be left and asked whether there would be any social 
housing included in the 10% affordable housing referred to.   
 
Mr Shanks responded that the mix would be  
- 80,000 sq ft of office accommodation,  
- 88,000 sq ft of hotel accommodation,  
- 14,000 sq ft of leisure accommodation; and  
- 499,000 sq ft of general industry.  
 
He stated that, regarding the community hub 48,200 sq ft would be the 
centre of the development and could be put to a variety of uses and that 
there would be 24,500 sq ft of commercial space.   
 
Regarding the flood plain query, he explained that this would become a 
riverside park with walkways and would be of supreme quality.  
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He stated that the 10% affordable housing would be as defined by the NI 
Housing Executive and Housing Associations. 

 
(During the above Councillor J Craig left at 12.25 and returned at 12.30 and 
Councillor S Eastwood arrived remotely at 12.25) 
 

• Alderman J Dillon asked whether the road and houses were expected to be 
completed within two years and asked whether any consideration had been 
given to charging tolls for using the road.   
 
Mr Shanks outlined how construction of the road would be phased advising 
that the intention was to complete the road and then phase in the residential 
and other applications he stated that, at this stage, there was no intention to 
charge tolls on the road. 
 
(Alderman J Tinsley left the meeting at 12.40 pm returning at 12.42) 
 

• Councillor U Mackin asked how much of the riverside park would be usable 
and how would this work.  He sought clarification on how the bus service 
would operate and referred to a wedge of land to the east asking why a 
concept plan for this area could not be seen.   
 
Mr Shanks responded that the plan for the riverside park was to leave much 
of it in a natural state and create a tow path, with the aid of a map he 
explained the proposals for walk ways with various connections.   
 
With reference to the bus service, Mr Shanks stated that this development 
provided an opportunity to create an improved flow of traffic around Lisburn.  
He outlined the improved connectivity which would occur as a result of the 
proposals which would link the whole of the city including Maze Long Kesh 
in the future, he went on to outline how financial contributions in relation to 
public transport provision would be phased.   
 
Regarding the wedge of land referred to by Councillor U Mackin, Mr Shanks 
explained that the concept masterplan would future proof the area to allow 
for future development.   
 
Mr B Daly from the applicant consultancy team provided additional 
information on the benefits of the road to the transport infrastructure, he 
highlighted the improvements stating that it had been designed to 
accommodate buses and included laybys as requested by Translink.  He 
outlined how Translink would be able to expand their service. 
 

• Councillor John Palmer asked whether there would be a cycle lane the 
entire length of the dual carriageway and was advised that there would be,  
Mr Shanks then went on to outline these on the map highlighting the 
various connecting points and Mr Daly provided more information on the 
links to the railway halt, the wider Lisburn area and to Belfast. 
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• Councillor John Palmer then asked whether there were plans to incorporate 
a leisure centre or pitches and was advised by Mr Shanks that whilst there 
was no leisure centre planned, the hotel may well include this and if that 
were the case it would be incorporated in future applications.  He said that 
there would be open space areas incorporated and the use of these would 
come forward in due course. 
 

• Councillor A Swan referred to school provision highlighting that it had not 
been included, he asked what the impact would be on existing schools.  He 
referred to the High Street and asked if this would be competing with Bow 
Street, he then asked whether any interest in operating the hotel had been 
expressed.  
 
Mr Shanks replied that the Environmental Statement provided information 
on school provision and it was envisaged that this would need to be 
addressed at a future stage.  The use of the term ‘High Street’ was to give 
an idea of the opportunities available, it would be character led and would 
not be competing with the City centre.   
 
He also advised that there had been some enquiries in relation to the hotel 
however this would gain momentum after the application had been 
approved. 
 

• Alderman D Drysdale referred to the servicing of the industrial sites and 
asked whether space had been incorporated to facilitate tasks such as 
emptying bins, recycling, noise etc.   
 
Mr Shanks responded that it was not envisaged that this would be dirty 
industry, it had been designed so that there would not be any issues in 
relation to noise.  The technical detail had been agreed and signed off by 
Environmental Health.   
 
With regard to recycling, he advised that discussions were ongoing 
regarding the potential for the Council’s re-cycling to be located there. 
 

• Councillor M Gregg sought clarification on the square footage set aside for 
commercial use and for housing use and sought clarification on the 
definition used regarding what was considered affordable housing, he 
asked whether the NI Housing Executive specification had been used.   
 
Mr Shanks provided the breakdown of the land use and advised that he did 
not have detail on the definition of affordable housing used but said that 
definitions of Co-ownership and Housing Associations would be used. 
 

• Alderman A Grehan also referred to the 10% affordable housing and asked 
what figure was used and whether a portion would be handed over to Co-
ownership Housing.   
 
Mr Shanks responded that Housing Associations and NI Co-ownership 
Housing would be invited to become involved.   
 



   Sp PC   22 03 2021 
 

224 
 

• Alderman A Grehan also asked whether this would mean the inclusion of an 
element of social housing and mixed tenure and Mr Shanks responded that 
there would be an element of mixed tenure which would be for discussion 
during the determination of future planning applications. 
 

• Councillor A Swan asked what was meant by ‘affordable’ housing and Mr 
Shanks responded that the precise detail would not be included at this 
stage, that level of detail would be for future consideration. 
 

• The Chairman, Alderman O Gawith referred to the industrial area stating 
that storage and distribution had been referred to which utilised a lot of 
space with low returns, he sought more information on this and was advised 
by Mr Shanks that it was difficult to predict what the market would require.  
He outlined how the development of the road would attract interest which 
would determine future applications. 

 
There then followed a question and answer session with the planning officers (and 
consultees) during which the following issues arose: 
 

• Councillor U Mackin referred to page 11 paragraphs 60 – 63 of the Planning 
Officer’s report and sought clarification on what weight should be given to 
the BMAP enquiry report and the Commissioner’s Report.   
 
The Head of Planning and Capital Development framed the context 
providing some history on the status of BMAP.  He went on to outline how 
these would need to be weighed before recommendations would be made. 

 
   (Councillor A Swan left at 13.10 and returned at 13.13) 
 

• Councillor John Palmer referred to archaeological and built heritage 
comments advising that there was a World War II landing strip and military 
camp within the site which was not referred to in the report as being part of 
the archaeological heritage.   
 
Mr Tom Kerr from the Historic Environment Division responded that the 
military camp was not registered with the relevant body however it would be 
referred to when the relevant applications come before the Committee. 
 

• Councillor J Craig referred to the capacity of NI Water infrastructure and 
asked what issues this development would cause.   
 
Roy Mooney from NI Water advised Members that there were capacity 
issues with the sewerage infrastructure.  Checks were currently being 
carried out and they were engaging with the developer regarding this but it 
was likely that network improvements will be required.   
 

• Councillor J Craig then asked for confirmation that, at this stage, there is no 
idea of the size and scale of any solutions and the representative from NI 
Water confirmed that this was correct. 
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• Councillor M Gregg highlighted that he had detected a distinct difference in 
the use of language in this application and asked whether the Planning Unit 
were minded to not include step by step conditions.  He also asked for 
clarification on the portion of the land zoned for housing and that zoned for 
commercial use, he sought clarification on the use of the term affordable 
housing and asked whether the 1300 homes included were commensurate 
with the numbers referred to in the Local Development Plan.   
 
The Head of Planning and Capital Development referred to the Phasing 
Plan included in the report and outlined how this would work, employment 
and housing would come forward in parallel, advice would have to follow on 
this together with the detail as this was an outline planning application only.  
With the aid of a visual presentation he highlighted which areas were 
designated mixed use, employment and residential explaining that the ratio 
was probably a 70/30 split but confirmed again that more detail would 
follow. 
 
The Head of Planning and Capital Development advised that affordable 
housing fell into two parts – social housing and intermediate housing (partial 
rent/own i.e. co-ownership).  He advised that any affordable housing should 
be a combination of the two.  He stated that current housing need in Lisburn 
was approximately 1,100 units mainly one and two bedroom units.   
 
Members were also advised that a development of this scale would take 
place over a long period of time and that the numbers of affordable units 
and the split between the two types would depend on the needs at the time 
they were to be developed.  Members were also advised that finer detail in 
relation to social housing need would be brought to the committee in due 
course.   
 

• Councillor M Gregg requested that the NIHE response should also be 
included in any subsequent report in full as an appendix.   In response to 
Councillor M Gregg’s final question, the Head of Planning and Capital 
Development said that, on the basis of evidence collected, the Local 
Development Plan was broadly in line with what is included in this 
application, there was no significant disparity. 
 

• Councillor J Palmer asked what proportion of this development was outside 
the Development Plan.   
 
The Head of Planning and Capital Development outlined where this was 
referred to in the report and stated that, at present, the majority sits inside 
the new development limit, members would need to weigh for themselves 
what should be the natural boundary.  Part of the application (two main 
areas) were outside the development limits and the Committee will be 
asked to consider this when making their decision. 
 

• Councillor U Mackin referred to the flood plain asking how this will impact 
on the leisure plans and for how much of the year will this be under water.  
He referred to NI Water and the ongoing capacity discussions asking 
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whether they were likely to impact on the determination of this planning 
application.   

 

The Head of Planning and Capital Development, with the aid of fluvial 
maps, explained that what needed to be considered was the impact of the 
development on the flood levels.  He said that it was important not to 
change the level of the land and in this case it would be left largely alone 
with the addition of some paths and planting but the delivery of this will not 
largely influence the levels.  He said that this could be examined in detail 
when it came before the Committee for determination.  He advised that 
there was built development outside of the flood plain and he outlined how 
this would be managed stating that detailed drainage plans would be 
included in future applications, at the minute this is considered in broad 
terms.   
 
Regarding the capacity of NI Water, there was capacity to deliver what was 
required, the development would be phased over a 15-20 year period and 
the mode of phasing will be dependent on infrastructure capacity at the 
time.  Mr C Fearon from DfI Rivers said that the mitigation measures being 
proposed were in line with best practice and what would be expected to 
minimise impact. 
 

• Councillor John Palmer said that it would be beneficial for members to have 
sight of an information map which included the archaeological heritage 
information and Mr T Kerr of the Historic Environment Division responded 
that he was aware of a map available which might be suitable. 
 

• Councillor M Gregg sought more detail on comments from NI Water as he 
considered that some of the statements made had been contradictory. 
 

• Alderman A Grehan also sought clarification on comments made by the 
representative from DfI Rivers.  The Head of Planning and Capital 
Development stated that more detail would be provided when full Planning 
Applications were made. 

 

(During the above discussion Councillor A Swan left at 13.12 and returned 
at 13.16, Councillor J Craig left at 1.25 and Alderman J Tinsley left at 13.52) 
 

 At this stage the Chairman, Alderman O Gawith provided the applicant’s agent, 
Mr Clyde Shanks, with an opportunity to make any further comment in light of 
the discussions that had taken place.  Mr Shanks proceeded to outlined to 
members how affordable housing had been defined in the application.   

 
Alderman A Grehan sought clarification on whether there would be social 
housing included and Mr Shanks advised that feedback from the NI Housing 
Executive would need to be obtained prior to the application coming before the 
Committee. 
 

 (Councillor J McCarthy left at 13.57)  
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 At the culmination of the discussion and as there was no further business, the 

Chairman, Alderman O Gawith thanked everyone for their input and 
participation and declared the hearing concluded at 2.00 pm. 

 
 
 
 

 
 

       ____________________________________    
      CHAIRMAN / MAYOR    
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Appendix 1 - List of Consultees Attending 
 
 

Consultee   
 

Department 

L Walsh DfI Roads 
C Dickinson DfI Roads 
C Fearon DfI Rivers 
C O Neill DfI Rivers 
T Kerr Historic Environment Division – Monuments 
D Charlton DAERA – Land, Soil and Air 
A Moore NI Water 
R Mooney NI Water 
R Moffitt NI Water 
C Burns Shared Environmental Services 
S Courtney Environmental Health 
R Henry Environmental Heath 
C O’Carroll RPS (Highways and Transportation Unit) 
D McGinnis RPS 
C O’Hara RPS 
S Carr Irwin Carr Consulting 
T Smith Ecology Solutions (Ecologist for the developer) 
M Ward Barton Willmore (Master Planning) 
C McHarrie Barton Willmore (Landscape Planning) 

 
 


