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Limitations
URS Infrastructure & Environment UK Limited (“URS”), in association with Countryside Consultancy has prepared this
Report for the sole use of the Department for Social Development and Lisburn City Council in accordance with the
Agreement under which our services were performed [47064953, November 2012]. No other warranty, expressed or
implied, is made as to the professional advice included in this Report or any other services provided by URS. This Report
is confidential and may not be disclosed by the Client nor relied upon by any other party without the prior and express
written agreement of URS.
The conclusions and recommendations contained in this Report are based upon information provided by others and
upon the assumption that all relevant information has been provided by those parties from whom it has been requested
and that such information is accurate. Information obtained by URS has not been independently verified by URS, unless
otherwise stated in the Report.
The methodology adopted and the sources of information used by URS in providing its services are outlined in this
Report. The work described in this Report was undertaken between May 2014 and July 2014 and is based on the
conditions encountered and the information available during the said period of time. The scope of this Report and the
services are accordingly factually limited by these circumstances.
Where assessments of works or costs identified in this Report are made, such assessments are based upon the
information available at the time and where appropriate are subject to further investigations or information which may
become available.
URS disclaim any undertaking or obligation to advise any person of any change in any matter affecting the Report, which
may come or be brought to URS’ attention after the date of the Report.
Certain statements made in the Report that are not historical facts may constitute estimates, projections or other forwardlooking statements and even though they are based on reasonable assumptions as of the date of the Report, such
forward-looking statements by their nature involve risks and uncertainties that could cause actual results to differ
materially from the results predicted. URS specifically does not guarantee or warrant any estimate or projections
contained in this Report.
Copyright
© This Report is the copyright of URS Infrastructure & Environment UK Limited. Any unauthorised reproduction or usage
by any person other than the addressee is strictly prohibited.

SEA ENVIRONMENTAL REPORT (DRAFT)
AUGUST 2014

ii

Department for Social Development Laganbank Quarter Development Scheme SEA

TABLE OF CONTENTS

1.

INTRODUCTION ................................................................ 1

1.1
1.2

Purpose of this SEA Environmental Report ....................... 1
Background to the Development Scheme and Lisburn
City Centre Masterplan ....................................................... 1
Executive Summary of the Draft Comprehensive
Development Scheme ........................................................ 3
Alternatives for the Laganbank Quarter Development
Scheme............................................................................... 3

1.3
1.4
2.

METHODOLOGY AND CONSULTATION ......................... 5

2.1
2.2
2.3
2.4

Strategic Environmental Assessment (SEA) Process ........ 5
The SEA Scoping Report ................................................... 6
SEA Environmental Objectives ........................................... 6
Consultation on the Scoping Report for the draft
Development Scheme ........................................................ 7
Limitations and data gaps ................................................... 9
Consultation proposals for the SEA Environmental
Report ...............................................................................10

2.5
2.6
3.

REVIEW OF RELEVANT POLICIES AND
PROGRAMMES ...............................................................11

3.1
3.2
3.3
3.4
3.5
3.6
3.7
3.8
3.9

Introduction .......................................................................11
Flora, Fauna and Biodiversity ...........................................11
Population and Human Health..........................................14
Soil ....................................................................................19
Water Quality ....................................................................20
Water Quantity ..................................................................22
Air and Climate (including Transport) ...............................23
Cultural, Archaeological and Architectural Heritage .........24
Landscape ........................................................................26

4.

ENVIRONMENTAL BASELINE AND THE
ENVIRONMENTAL OBJECTIVES, TARGETS AND
INDICATORS....................................................................30

4.1
4.1.1
4.1.2
4.1.3
4.1.4

Flora, Fauna and Biodiversity ...........................................30
Internationally Designated Sites .......................................30
Nationally Designated Sites ..............................................30
Locally Designated Sites ..................................................31
Key Environmental Issues in relation to Areas of Nature
Conservation Importance .................................................31
Important Habitats within the Study Area .........................32
Important Species within the Study Area .........................33
Population .........................................................................34
Employment ......................................................................36
Human Health ...................................................................36
Crime and Antisocial Behaviour .......................................37
Material Assets .................................................................38
Soils ..................................................................................38

4.1.5
4.1.6
4.2
4.2.1
4.3
4.3.1
4.4
4.5

SEA ENVIRONMENTAL REPORT (DRAFT)
AUGUST 2014

iii

Department for Social Development Laganbank Quarter Development Scheme SEA

4.6
4.6.1
4.6.2

4.13

Water Quality ....................................................................39
Existing Water Environment .............................................39
Surface Water, Heavily Modified and Artificial Waterbody
Classification.....................................................................40
Groundwater .....................................................................42
Risk of flooding .................................................................42
Water Pollution .................................................................42
Water Quantity ..................................................................43
Air and Climate .................................................................43
Cultural, Archaeological and Architectural Heritage .........44
Landscape ........................................................................44
Landscape Character Areas .............................................44
Lagan Valley Regional Park .............................................45
Lisburn Conservation Area ...............................................46
Lagan Valley Area of Outstanding Natural Beauty ...........46
Lisburn Castle Gardens Historic Park ..............................46
Local Landscape Policy Areas .........................................46
Area of High Scenic Value ................................................46
Key Environmental Issues ................................................47
Setting the Environmental Objectives, targets and
indicators ..........................................................................49
Environmental Baselines and Targets ..............................50

6.

ASSESSMENT OF THE ALTERNATIVES .......................57

6.1
6.2

Methodology for the assessment......................................57
Assessment of the draft Development Scheme against
the SEA Objectives ...........................................................57
SEA Objective 1: To promote and enhance the
connectivity of habitats within the river corridor and its
capacity to provide both ‘blue’ and ‘green’ infrastructure
within the Laganbank Quarter landscapes. ......................57
SEA Objective 2: To prevent terrestrial and aquatic
biodiversity loss within the area and in downstream and
upstream habitats during construction. ............................64
SEA Objective 3: To protect UK (including Northern
Ireland) priority species and species protected through
EC Habitats and Bird Directives. ......................................69
SEA Objective 4: To contribute to improving water quality
and its ecological components and physical requirements
to ‘Good’ Ecological Potential (GEP) within the River
Lagan, consistent with WFD and RBMP targets for the
watercourse. .....................................................................72
SEA Objective 5: To prevent the introduction and/or
spread of invasive / alien species to / from the immediate
area and the Lagan Corridor catchment as a whole. .......77
SEA Objective 6: To reduce the deprivation status of
Super Output Areas within the Laganbank Quarter area
(summarising a number of underlying issues, such as
employment, health, access to services etc.). ..................80
SEA Objective 7: To reduce the incidence of crime and
anti-social behaviour in the Laganbank Quarter area. .....82
SEA Objective 8: To improve health and wellbeing of the
local community through improvements to open space

4.6.3
4.6.4
4.6.5
4.7
4.8
4.9
4.10
4.10.1
4.10.2
4.10.3
4.10.4
4.10.5
4.10.6
4.10.7
4.11
4.12

6.2.1

6.2.2

6.2.3

6.2.4

6.2.5

6.2.6

6.2.7
6.2.8

SEA ENVIRONMENTAL REPORT (DRAFT)
AUGUST 2014

iv

Department for Social Development Laganbank Quarter Development Scheme SEA

6.2.9
6.2.10
6.2.11
6.2.12
6.2.13

provision and sustainable transport linkages along and to
the river corridor and to enhance the amenity of the
Lagan Valley Regional Park. ............................................86
SEA Objective 9: To promote and enable sustainable
journeys within the City of Lisburn and elsewhere. ..........92
SEA Objective 10: To increase levels of investment in the
Laganbank Quarter area by the private sector. ................95
SEA Objective 11: To contribute to a reduction in the
impacts of flooding within Lisburn.....................................97
SEA Objective 12: To improve and modernise sewerage
infrastructure in the Laganbank Quarter area. ...............100
SEA Objective 13: To maintain and enhance the natural
function of the floodplain area. .......................................103

7.

KEY SEA ISSUES, MITIGATION, MONITORING AND
RECOMMENDATIONS ..................................................105

7.1

Key Strategic Environmental Issues faced by the
Development Scheme ....................................................105
Cumulative Impact ..........................................................105
SEA of the Laganbank Quarter draft Development
Scheme...........................................................................106
Monitoring .......................................................................107
Recommendations ..........................................................118

7.2
7.3
7.4
7.5

Appendix A: DSD / LCC Final Draft Comprehensive Development Scheme,
Laganbank Quarter, Lisburn VS 9.6 June 2014

SEA ENVIRONMENTAL REPORT (DRAFT)
AUGUST 2014

v

Department for Social Development Laganbank Quarter Development Scheme SEA

List of Abbreviations

AEP

Annual Exeedance Probability

AFBI

Agri-Food and Biosciences Institute

AoHSV

Area of High Scenic Value

AONB

Area of Outstanding Natural Beauty

AQAP

Air Quality Action Plan

AQMA

Air Quality Management Area

AQS

Air Quality Strategy

ASSI

Area of Special Scientific Interest

BAP

Biodiversity Action Plan

BGS

British Geological Survey

BMA

Belfast Metropolitan Area

BMTP

Belfast Metropolitan Transport Plan

BMUA

Belfast Metropolitan Urban Area

CBD

Convention on Biological Diversity

CSIA

Community Safety Impact Assessment

DARD

Department of Agriculture and Rural Development

DAS

Drainage Area Study

DCAL

Department of Culture, Arts and Leisure

DEL

Department of Employment and Learning

DETI

Department of Enterprise, Trade and Investment

DHHSPS

Department of Health, Social Services and Public Safety

DOE

Department of Environment

DOJ

Department of Justice

DRD

Department for Regional Development

DSD

Department for Social Development

GEP

Good Ecological Potential

GHG

Green House Gases

SEA ENVIRONMENTAL REPORT (DRAFT)
AUGUST 2014

vi

Department for Social Development Laganbank Quarter Development Scheme SEA

GSNI

Geological Survey of Northern Ireland

ISNI

Investment Strategy for Northern Ireland

LBAP

Local Biodiversity Action Plan

LBQDS

Laganbank Quarter Development Scheme

LCA

Landscape Character Area

LGD

Local Government District

LLPA

Local Landscape Policy Area

LMA

Local Management Area

LVRP

Lagan Valley Regional Park

MEP

Moderate Ecological Potential

NIBS

Northern Ireland Biodiversity Strategy

NIEA

Northern Ireland Environment Agency

NILCA

Northern Ireland Landscape Character Assessment

NINIS

Northern Ireland Neighbourhood Information Service

NISRA

Northern Ireland Statistics and Research Agency

OFMDFM

Office of First Minister and Deputy First Minister

PAH

Polycyclic Aromatic Hydrocarbons

PfG

Programme for Government

PPG

Pollution Prevention Guidelines

PPS

Planning Policy Statement

PSNI

Police Service of Northern Ireland

RBD

River Basin District

RBMP

River Basin Management Plan

RDS

Regional Development Strategy

SEA

Strategic Environmental Assessment

SFRA

Strategic Flood Risk Assessment

SLNCI

Sites of Local Nature Conservation Importance

SMR

Sites and Monuments Record

SOA

Super Output Area

SEA ENVIRONMENTAL REPORT (DRAFT)
AUGUST 2014

vii

Department for Social Development Laganbank Quarter Development Scheme SEA

SRP

Soluble Reactive Phosphorus

WaNE

Wildlife and Natural Environment Act

WFD

Water Framework Directive

SEA ENVIRONMENTAL REPORT (DRAFT)
AUGUST 2014

viii

Department for Social Development Laganbank Quarter Development Scheme SEA

1.
1.1

INTRODUCTION
Purpose of this SEA Environmental Report
This report has been prepared by URS, working in association with Judith A Annett of
Countryside Consultancy. It constitutes the Strategic Environmental Assessment (SEA)
‘Environmental Report’ of the Draft Comprehensive Development Scheme, Laganbank
Quarter Lisburn.
The Department for Social Development (DSD) has determined that the Laganbank Quarter
Development, Lisburn comes under the scope of Directive 2001/42/EC of the European
Parliament and of the Council on the assessment of the effects of certain plans and
programmes on the environment (the SEA Directive) and The Environmental Assessment of
Plans and Programmes Regulations (Northern Ireland) 2004, which implements the Directive
in Northern Ireland.
The reason for this is that the proposed strategic plan may:
§

have significant environmental effects, taking account of the relevant criteria in Annex II
of the SEA Directive;

§

affect water management and land use which sets the framework for future development
consent of projects listed in Annex II of Directive 85/337/EEC; and

§

have effects on sites that have been determined to require an assessment pursuant to
Article 6 or 7 of Directive 92/43/EEC.

An SEA Scoping Study was therefore prepared and consulted on during the autumn of 2013
and is the subject of a separate report (November 2013).
This Environmental Report has been prepared to meet the requirements of the Directive
2001/42/EC. It responds as required to the consultation on the Scoping Study, as well as
providing a Strategic Environmental Assessment of the DSD’s Draft Comprehensive
Development Scheme document.
The Environmental Report sets Environmental Objectives, against which the Development
Scheme is assessed; these formed part of the Scoping Report consultation. Where there are
judged to be likely and significant environmental effects of the scheme, either by itself or in
conjunction with other plans and programmes, mitigation is proposed. The SEA process is set
out in more detail in Section 2 of this report.
Responsible Authority for the SEA
This SEA is being carried out on behalf of the Department for Social Development, which has
assumed the role of Responsible Authority on behalf of its statutory body parties.
1.2

Background to the Development Scheme and Lisburn City Centre Masterplan
The proposed Laganbank Quarter Development Scheme is part of the delivery process for the
Lisburn City Centre Masterplan. In 2010 this was the subject of extensive public
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1

consultation .The Development Scheme proposal covers the area shown in Figures 1.1 and
1.2 and consists of residential, mixed use, retail and light industrial development.

Figure 1.1 Location of Laganbank Quarter within the City of Lisburn

1

GVA Grimley and Aecom 2010 Lisburn City Centre Masterplan. Prepared for DSD, Lisburn City Council
and Lisburn City Centre Management.
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Figure 1.2 Laganbank Quarter Development Scheme area
1.3

Executive Summary of the Draft Comprehensive Development Scheme
The Final Draft Comprehensive Development Scheme provided by DSD and Lisburn City
Council in relation to the Laganbank Quarter, Lisburn is included at Appendix A of this
Environmental Report.

1.4

Alternatives for the Laganbank Quarter Development Scheme
The following alternatives have been identified by DSD, along with the SEA team, as being
feasible options with potentially different environmental issues.
These alternatives will be considered and their effects assessed as part of this Environmental
Report.
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Table 1.1 Alternatives for the Laganbank Quarter Development
Laganbank Quarter Development Alternatives

Alternative 1

Do-Nothing:The Laganbank Quarter Development Scheme does not go ahead as
part of the Lisburn City Centre Masterplan.

Alternative 2(a)

The Laganbank Quarter Development Scheme (as envisaged in the Lisburn City
Centre Masterplan) is delivered over a period of 10 to 15 years.

Alternative 2(b)

The Laganbank Quarter Development Scheme (as envisaged in the Lisburn City
Centre Masterplan) is delivered over a longer-term phased approach of 15 to 25
years.

Alternative 3(a)

The Laganbank Quarter Development Scheme (as envisaged in the Lisburn City
Centre Masterplan) is delivered over a period of 10 to 15 years incorporating a
buffer strip (20m) along both sides of the River Lagan (where constraints allow).

Alternative 3(b)

The Laganbank Quarter Development Scheme (as envisaged in the Lisburn City
Centre Masterplan) is delivered over a longer-term phased approach of 15 to 25
years incorporating a buffer strip (20m) along both sides of the River Lagan (where
constraints allow).
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2.
2.1

METHODOLOGY AND CONSULTATION
Strategic Environmental Assessment (SEA) Process
This section describes the SEA process, and describes how the Environmental Report has
been structured. The approach has been based on guidance set out in:
§

‘Strategic Environmental Assessment – Consultation Bodies, Services and Standards for
Responsible Authorities’, produced by the Northern Ireland Environment Agency;

§

A Practical Guide to the Strategic Environmental Assessment Directive, produced by the
Office of the Deputy Prime Minister.

Strategic Environmental Assessment is based on a five-stage approach of which this report
provides Stage C, as set out below. Consultation with stakeholders (Stage D) takes place on
the basis of information provided in this report.
Each of the stages builds on previous work, so information from previous stages of the
process is provided in this report for clarity.
Figure 2.1 Five - Stage Approach to SEA
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2.2

The SEA Scoping Report
The Scoping phase for the Development Scheme was completed November 2013 and this
process developed the framework for undertaking the main assessment. The Scoping Report
defined the 10 thematic or environmental topics (SEA topics) which ensure that the full range
of environmental issues were considered and assessed.
The thematic topics for the SEA of the Laganbank Quarter Development Scheme are:
Thematic topics

2.3

1

Flora, Fauna, Biodiversity

2

Population

3

Human Health

4

Soil

5

Water Quality

6

Water Quantity

7

Air and Climate

8

Material Assets

9

Cultural, Archaeological and Architectural Heritage

10

Landscape

SEA Environmental Objectives
These headings, and the evidence collected under each, provided the framework for
developing Environmental Objectives against which to assess the draft Development Scheme
during Stage C. The Environmental Objectives to be used for the assessment stage, and for
this Environmental Report, formed part of consultation on the Scoping Report and are set out
below:
SEA Objectives

1.

2.

3.

To promote and enhance the connectivity of habitats within the river corridor and its
capacity to provide both ‘blue’ and ‘green’ infrastructure within the Laganbank Quarter
landscapes.
To prevent terrestrial and aquatic biodiversity loss within the area and in downstream
and upstream habitats during construction;
To protect UK (including Northern Ireland) priority species and species protected
through EC Habitats and Bird Directives.
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SEA Objectives

2.4

4.

To contribute to improving water quality and its ecological components and physical
requirements to ‘Good’ Ecological Potential (GEP) within the River Lagan, consistent
with WFD and RBMP targets for the watercourse.

5.

To prevent the introduction and/or spread of invasive / alien species to / from the
immediate area and the Lagan Corridor catchment as a whole.

6.

To reduce the deprivation status of Super Output Areas within the Laganbank Quarter
area (summarising a number of underlying issues such as employment, health, access
to services etc.).

7.

To reduce the incidence of crime and anti-social behaviour in the Laganbank Quarter
area.

8.

To improve health and wellbeing of the local community through improvements to open
space provision and sustainable transport linkages along and to the river corridor and
to enhance the amenity of the Lagan Valley Regional Park.

9.

To promote and enable sustainable journeys within the City of Lisburn and elsewhere.

10.

To increase levels of investment in the Laganbank Quarter area by the private sector.

11.

To contribute to a reduction in the impacts of flooding within Lisburn.

12.

To improve and modernise sewerage infrastructure in the Laganbank Quarter area.

13.

To maintain and enhance the natural function of the floodplain area.

Consultation on the Scoping Report for the draft Development Scheme
Consultation was held with the Northern Ireland Environment Agency (NIEA) as the Statutory
Consultee, as required under SEA legislation. The consultation also included a number of
other relevant consultees during the scoping process. The range of consultees is listed below:
§

Northern Ireland Environment Agency (NIEA) - Strategic Environmental Assessment
(SEA) Team (Statutory Consultee);

§

Department of Agriculture and Rural Development (DARD) - Rivers Agency;

§

Department of Culture, Arts & Leisure (DCAL) - Recreation and Fisheries;

§

Department for Social Development (DSD);

§

Lisburn City Council; and

§

Northern Ireland (NI) Water.
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The formal consultation on the Scoping Study commenced on 30 July 2013. Written
comments were received from the NIEA-SEA Team and a selection of other consultees. A
summary of the response dates and comments is contained in Tables 2.1 and 2.2.

Table 2.1 Consultee Response Dates
Consultee

Response Date

Northern Ireland Environment Agency (NIEA) – Strategic Environmental
Assessment (SEA) Team

04 September 2013

Department of Agriculture and Rural Development (DARD) - Rivers Agency

16 September 2013

Department of Culture, Arts & Leisure (DCAL) - Recreation and Fisheries

_

Department for Social Development (DSD)

11 September 2013

Lisburn City Council

10 September 2013

Northern Ireland (NI) Water

15 August 2013

Table 2.2 Summary of Consultee Responses and action within Environmental Report
Consultee

NIEA – SEA
Team (Statutory
Consultee)

Main Points Raised

Action within the
Environmental Report

Will air quality improve with less congestion and less
vehicles on road?

Addressed within
Objective 9 (Section
6.2.9 of report)

Need to sustain and enhance biodiversity by protecting
existing / create new ecological or wildlife corridors.

Addressed within
Objectives 1 and 3
(Sections 6.2.1 and
6.2.3 of report)

Establish, protect and manage ecological networks.

Addressed within
Objective 3 (Section
6.2.3 of report)

Protect and encourage green and blue infrastructure.

Addressed within
Objective 1 (Section
6.2.1 of report)

Protect, enhance and restore quality of inland water
bodies.

Addressed within
Objective 4 (Section
6.2.4 of report)

Conserve, protect and enhance areas recognised for
their landscape.

Addressed within
Objective 1 (Section
6.2.1 of report)
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Consultee

Main Points Raised

Action within the
Environmental Report

NIEA – SEA
Team (Statutory
Consultee)

Animal species may be affected by works.

Addressed within
Objective 2 (Section
6.2.2 of report)

Promote development which improves health and
wellbeing.

Addressed within
Objective 8 (Section
6.2.8 of report)

Retain landscape character in the Laganbank Quarter
and where possible enhance the landscape quality and
character and function of the Lagan Valley Regional
Park.

Addressed within
Objective 8 (Section
6.2.8 of report)

Development along the River Lagan will need to be
taken sensitively.

Addressed with inclusion
of an Alternative
(Alternative 3) with
Buffer Strip along the
banks of River Lagan.

Impact of green infrastructure should be an SEA
objective.

Addressed within
Objective 1 (Section
6.2.1 of report)

Opportunity to improve connectivity of habitats within
the Lagan Valley River corridor with the creation of
wetland and existing wetland habitats.

Addressed within
Objective 1 (Section
6.2.1 of report)

Include Pollution Prevention and Control

Addressed within
Objective 12 (Section
6.2.12 of report)

Consideration needs to be given to SuDS and green
infrastructure philosophy.

Addressed within
Objectives 1 and 11
(Sections 6.2.1 and
6.2.11 of report)

Development may affect local flooding. Need to retain
and enhance natural floodplain area.

Addressed within
Objective 13 (Section
6.2.13 of report)

Recent reports on Air Quality to be assessed.

Included (Section 4.8 of
report)

DARD – Rivers
Agency

Lisburn City
Council

2.5

Limitations and data gaps
In terms of difficulties and data gaps, the assessment of the plan has been iterative with the
DSD, with the commencement of the preparation of the Development Scheme and preparation
of the Scoping Study occurring concurrently. Whilst this process presents opportunities for
good practice in terms of the design of the scheme being aligned with the Environmental
Objectives early in the process, it also means that not all of the detail of the scheme and the
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processes has been available to be assessed at the Draft Plan Stage. In order to address this,
DSD and Lisburn City Council agreed a set of principles to guide how the Development
Scheme will be carried out. These are contained in the Scoping Report. A further data gap has
been the non-availability of statistics and research specifically at Laganbank Quarter
Development Scheme area level.
In certain cases electoral or census data areas have been used as a substitute to acquire data
and set baselines and targets (crime, health and deprivation levels); in other cases (e.g. VAT registered businesses) data is only available at Local Government District level. Detail of
infrastructure, such as sewerage and drainage, is not available within the Laganbank Quarter
Development Scheme at present, so assessment of these aspects has been based on the
assumption that DSD and Lisburn City Council will adopt the principles outlined within the
Development Scheme document.

2.6

Consultation proposals for the SEA Environmental Report
This Environmental Report has been prepared to meet the requirements of the SEA Directive
and as a basis for consultation. The report is available to the public. A six week consultation
period will be facilitated.
During the six week consultation period, a SEA public consultation event will be held at the
Island Civic Centre in Lisburn. This will provide an opportunity to view a display of the main
conclusions of the Environmental Report, to talk to staff about the report and conclusions, and
to make comments and submissions. The location and time of this consultation is as follows:
§

th

Island Civic Centre, Lisburn (Wednesday 17 September 2014; 2.00pm – 7.00pm)
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3.
3.1

REVIEW OF RELEVANT POLICIES AND PROGRAMMES
Introduction
The Laganbank Quarter is affected and influenced by a wide context of legislation, policies
and strategies. An outline review of the key policies and programmes is provided in this
section, together with their potential influence on the Development Scheme. This legislation,
policy and strategy context is arranged based on the Environmental topics identified in the
original Scoping Report as follows:
1.

Flora, Fauna, Biodiversity

2.

Population

3.

Human Health

4.

Soil

5.

Water Quality

6.

Water Quantity

7.

Air and Climate

8.

Material Assets

9.

Cultural, Archaeological and Architectural Heritage

10. Landscape

3.2

Flora, Fauna and Biodiversity
Table 3.1 Summary of Flora, Fauna and Biodiversity Policies and Programmes
Context or Policy

Main implications for the Development Scheme

EU Sustainable
Development
Strategy (2006)

The EU Sustainable Development Strategy was adopted in 2006. It included an
objective on “Halting the loss of biodiversity by 2010 – and beyond”. The UK is
also a Party to the Convention on Biological Diversity (CBD), a principal objective
of which is the conservation of biodiversity. Commitment to the CBD led to
preparation of the 1994 UK Biodiversity Action Plan (UK BAP), the overall goal of
which is to conserve and enhance biodiversity within the UK and contribute to
efforts to conserve global biodiversity. The UK BAP identifies our most
threatened biodiversity assets and includes action plans for the recovery of
priority species and habitats.
The EU Biodiversity Strategy, published in 2011, has the following vision:

EU Biodiversity
Strategy (2011)

‘By 2050 EU biodiversity and the ecosystem services that it produces – its natural
capital- are protected, valued and appropriately restored for biodiversity’s intrinsic
value and for their essential contribution to human wellbeing and economic
prosperity, and so that catastrophic changes caused by the loss of biodiversity
are avoided.’
Amongst other objectives, the Strategy calls for full implementation of the Nature
Directives (Habitat and Birds Directive), a sustainable approach to fisheries, and
the implementation of ecosystem approaches to the management of natural
resources where the actions of many agencies impact on the ecosystems.

The Northern

The Northern Ireland Biodiversity Strategy (NIBS) was signed off by the
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Main implications for the Development Scheme

Ireland Biodiversity
Strategy (2002)

Environment Minister in 2002, and provides the foundation and basis for
biodiversity conservation in Northern Ireland. Part of the Strategy committed
Government to recognise biodiversity within its policies and establish suitable
delivery mechanisms. The Government has since made a commitment to
significantly reduce the loss of biodiversity by 2010 and halt the loss entirely by
2
2016 in line with the aims of other European countries. A number of species and
habitat Action Plans have been produced, outlining biodiversity targets and
actions to meet them. In addition, six biodiversity delivery groups have been
constituted. The remit of these groups includes the co-ordination of arrangements
for monitoring and reporting on habitats in the context of the BAPs, co-ordinating
activity on the habitats, identifying and supporting research needs, considering
cross-border management issues, and providing biodiversity advice to
government.
An updated NIBS is currently being prepared by Government in order to provide a
more targeted strategy that will include measures to manage ecosystems, such
as wetlands. Proposals will include managing rivers as ecosystems, restoration of
important biodiversity that has been lost, and a focus on further developing
wildlife corridors and links between existing protected sites. This will have
implications for the Laganbank Quarter area in terms of retaining existing
vegetation. The Laganbank Quarter lies within Lisburn City Council area.
Currently there is no relevant Local Biodiversity Action Plan (LBAP) for this area.

Programme for
Government (PfG)

There is a PfG target to work towards halting biodiversity loss by 2016.
Target RG11 – Conserve, protect and where possible enhance our built heritage
and natural environment. In particular there is a need to sustain and enhance
biodiversity by:

Regional
Development
Strategy 2035
(2012)

2

§

Protecting existing or creating new wildlife corridors, particularly in our cities;

§

Identify, establish, protect and manage ecological networks. Ecological
networks, including the protection of priority species, are needed to maintain
environmental processes and help to conserve and enhance biodiversity. A
well-established ecological network, including designated sites, should
provide the habitats needed for ecosystems and species populations to
survive in an increasingly human-dominated landscape. Such networks
could also be of amenity value if linked to the green and blue infrastructure
provided by walking and cycle routes to heritage and other recreational
interest;

§

Protect and encourage green and blue infrastructure within urban areas.
Urban areas generate, absorb and store a lot of heat energy which could be
a big problem for people living there. Local hot spots are generated when
solar energy absorbing plants, trees, grass, soil, lakes, etc. are replaced by
high thermal inertia concrete, asphalt and highly reflective glass. The
situation is made worse when this is combined with an impermeable surface
where not even water can infiltrate into the ground. Green infrastructure
such as parks, green spaces and street trees can be used to moderate the
effect, as can blue infrastructure such as ponds, streams and lakes;

§

Protect, enhance and restore the quality of inland water bodies; and

§

Conserve, protect and enhance areas recognised for their landscape
quality.

Programme for Government 2008-2011. Northern Ireland Executive 2008.
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EC Habitats
Directive
92/43/EEC

Main implications for the Development Scheme
Under the EC Habitats Directive, the River Lagan would be considered to be a
landscape feature of significance for flora and fauna, which Article 10 of the
directive seeks to protect.

EC Birds Directive
2009/147/EC

The legislation listed has created a network of statutory designated sites which
protect a range of habitats and species at an International level. However no
European designated sites lie within or close to the Laganbank Quarter
Development Scheme area.

Water Framework
Directive (WFD)
2000/60/EC

The WFD aims to improve water quality. Therefore development occurring within
or adjacent to the River Lagan must ensure that there is no reduction in water
quality as a result of construction of structures or buildings or discharges.

Conservation
(Natural Habitats,
etc.) Regulations
(Northern Ireland)
1995 (as amended)
Environment
(Northern Ireland)
Order 2002 (as
amended)
Nature
Conservation and
Amenity Lands
(Northern Ireland)
Order 1995 (as
amended)

The legislation listed has created a network of statutory designated sites which
protect a range of habitats and species at a national level.
No ecological nationally designated sites lie within or close to the Laganbank
Quarter Development Scheme area.

The Wildlife
(Northern Ireland)
Order 1985 (as
amended)

Wildlife and Natural
Environment Act
(Northern Ireland)
2011

Planning Policy
Statement 2 –
Natural Heritage
4.2 – 4.4 (July
2013)

The newly published WaNE Act 2011 has also put a legal duty on Government
and Public Bodies, including local councils, to protect existing biodiversity and to
further the conservation of biodiversity where possible when undertaking any of
their functions. The Department of Environment must provide guidance containing
recommendations, advice and information for the assistance of public bodies in
complying with the duty. This guidance is available on request.
Planning Policy Statement (PPS) 2 - Natural Heritage, contains planning policy
for statutory designated sites and Sites of Local Nature Conservation Importance
(SLNCIs). It ensures that biodiversity and the natural environment must be fully
taken into account when considering any sort of development. In addition, a
range of other policies and legislation detailed in other sections of this report
(particularly Soil, Water Quality, and Water Quantity), directly benefit biodiversity.
It also includes policies on European and Nationally protected species, wetlands
(including river corridors) and features of the landscape which are of major
importance for wild flora and fauna.
Revised PPS2 July 2013:
4.2 - In addition, plan-makers may seek to protect and integrate certain features
of the natural heritage when zoning sites for development through “key site
requirements”. Moreover, development plans should seek to identify and promote
green and blue infrastructure where this will add value to the provision,
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enhancement and connection of open space and habitats in and around
settlements.
4.3 - Natural heritage features will normally be identified as part of the process of
Countryside Assessment carried out in association with plan preparation. Local
designations arising from the plan should be identified and policies brought
forward for their protection and, where possible their enhancement, such as those
for Sites of Local Nature Conservation Importance (SLNCIs). Development plans
should also seek to identify and promote the design of ecological networks
throughout the plan area which could help reduce the fragmentation and isolation
of natural habitats through a strategic approach.
4.4 - The Development Scheme should consider the natural and cultural
components of the landscape and promote opportunities for the enhancement or
restoration of degraded landscapes, particularly those affecting communities.
No SLNCIs fall within or close to the Laganbank Quarter Development area.

3.3

Population and Human Health
Table 3.2 Summary of Population and Human Health Policies and Programmes
Context or
Policy

Main implications for the Development Scheme
The RDS provides an overarching strategic planning framework to facilitate and guide
the public and private sectors. It does not redefine other Departments’ strategies, but
complements them with a spatial perspective.
It influences:

Regional
Development
Strategy
(RDS) 2035

•

the Programme for Government (PfG);

•

the Investment Strategy for Northern Ireland (ISNI);

•

Departments’ investments;

•

Councils’ decisions and investments; and

•

Investment by the private sector.

The majority of the goals of the Regional Development Strategy 2035 are all relevant to
the Laganbank Quarter Development Scheme:
•

Support strong, sustainable growth for the benefit of all parts of Northern
Ireland

•

Support our towns, villages and rural communities to maximise their potential;

•

Promote development which improves the health and well-being of
communities;

•

Improve connectivity to enhance the movement of people, goods, energy and
information between places;

•

Protect and enhance the environment for its own sake; and

•

Take actions to reduce our carbon footprint and facilitate adaptation to climate
change.

In promoting development that improves the health and well-being of communities, the
RDS states;
‘A healthy community is better able to take advantage of the economic, social and
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Main implications for the Development Scheme
environmental opportunities which are open to it. Improved health and well-being is
derived not only from easy access to appropriate services and facilities, although this is
important, but also from the creation of a strong economy set within a safe and
attractive environment. The provision of more social and affordable housing also helps
to build strong balanced communities. Policies RG6 on Strengthening Community
Cohesion and RG7 on supporting urban and rural renaissance are both relevant to the
Masterplan’.
Almost half of all Northern Ireland’s net new jobs during the period are expected to be
created in the four city Councils of Belfast, Londonderry, Lisburn and Newry.
The strategy identifies that the urban area of Lisburn benefits from its location at the
meeting point of the Belfast/Dublin economic corridor, and the East/West transport
corridor. In 2008 it had a population of approximately 72,500 (Lisburn City Council area
recorded a population of 120,165 in the 2011 census). Lisburn has a vibrant city centre
with a strong focus on leisure provision, sports and the arts. Potential exists to grow the
retail offer and create high quality office offer through the creation of employment in
business services. Potential also exists to generate a new driver for the night-time
economy, and to provide a range of flexible commercial accommodation and business
parks at development locations, such as Blaris and the Maze/Long Kesh.
Lisburn is situated within the Belfast Metropolitan Urban Area (BMUA) and is part of
Policy SFG 1: Promote urban economic development at key locations throughout the
BMUA and ensure sufficient land is available for jobs. Specifically policy guidance
states:
•

Enhance Lisburn City as a major employment and commercial centre.

Research shows that in the 10 years between 1998 and 2008, 5% of the increase in
Northern Ireland’s employment levels was in the Lisburn District Council area. Lisburn
is strategically located at the meeting of Key Transport Corridors (KTCs) and has high
development potential, and the scope to generate additional jobs. Projections suggest
that between 2008 and 2028, Lisburn City Council will account for nearly 10% of the
total increase in employment. Sprucefield will continue to retain its status as a regional
out-of-town shopping centre.
Policy SFG4 seeks to manage the movement of people and goods within the BMUA
and encourages reduction in city centre car parking spaces, in coordination with
improved provision of public transport links. It also encourages more pedestrian and
cycle-friendly journey opportunities.

The NI Programme for Government sets out spending priorities for the period 20102015. Many of the commitments are relevant to regenerating the Laganbank Quarter
Development Scheme and would have an influence on its success. In relation to this
programme, the most relevant targets include:
Programme
for
Government
(PfG) 20102015

•

Invest in social enterprise growth to increase sustainability in the broad
community sector (DSD);

•

Develop and implement a Strategy to reduce economic inactivity through
skills, training, incentives and job creation (DEL/DETI);

•

To deliver 8000 affordable homes (DSD);

•

To reduce levels of serious crime (DOJ);

•

Improve community safety through tackling anti-social behaviour (DOJ); and

•

Deliver at least 30 schemes to improve landscapes in public areas to promote
private sector investment in towns and cities across Northern Ireland (DSD).
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Northern
Ireland
Executive
Economy and
Jobs Initiative
2012

Main implications for the Development Scheme
This economic initiative is led by the OFMDFM and has three main focuses:
•

People impacted by difficulties in the labour market;

•

Businesses facing challenges in key markets; and

•

Infrastructure investment to support the construction sector.

This Economic Development Action plan has four main themes:

Lisburn City
Council
Economic
Development
Action Plan
2012-2015

Investing for
Health
Strategy for
Northern
Ireland

•

Business Competitiveness;

•

Tourism Development;

•

Regeneration; and

•

Rural Development.

Three of these themes are relevant to Laganbank Quarter, with the most relevant
actions within them being:
•

Business Competitiveness – improve the capacity of businesses to capitalise
on market opportunities. Develop a Business Leaders Forum;

•

Tourism Development – development of one or more new hotels in Lisburn;

•

Regeneration – City Centre Public Realm Developments; Smithfield Square
and Antrim Street Mixed Use Developments; Laganbank Quarter
Development Scheme, i.e. Produce a Comprehensive Development Scheme
to enable future development of the Laganbank Quarter area into a new mixed
use riverside area, providing a range of quality business accommodation, car
parking, homes and other commercial opportunities.

The Investing for Health Strategy had two overarching goals: (1) to improve health, and
(2) to reduce health inequalities, and seven objectives, which focussed on the wider
determinants of health including: poverty, education and skills, the living and working
and wider environment, reducing deaths and injuries from accidents, promoting mental
health and wellbeing, and encouraging people to make healthy choices. It was an
overarching strategic framework for action, based on the premise that, to be effective in
achieving health improvement, multi-sectoral partnership working is required across
government, public bodies, local communities, voluntary bodies, District Councils and
social partners. Reflecting the range of cross-cutting issues it sought to address, local
inter-sectoral structures were established to support the delivery of the strategy.
The proposed ‘Fit and Well’ strategy, for which the consultation period ended in
November 2012, builds on the former Investing for Health Strategy. It provides vision
and updated strategic direction to:

Fit and Well
Strategy

§

facilitate whole-government synergy to address the range of key socioeconomic factors which influence health and wellbeing;

Changing
Lives 20122022

§

provide direction for delivery and implementation at the regional and local
levels through partnership working.

The strategy addresses both formal health provision and the environmental conditions
that determine health status, and will be an important underpinning strategy for the
Laganbank Quarter Development.
The strategy supports Programme for Government Priorities, namely:
Priority 1: Growing a Sustainable Economy and Investing in the future;
Priority 2: Creating Opportunities, Tackling Disadvantage and Improving Health and
Well-Being; and
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Main implications for the Development Scheme
Priority 3: Protecting our People, the Environment and Creating Safer Communities.
The key approach in the strategy relevant to the Laganbank Quarter Development
Scheme is to ensure that social determinants are conducive to health; poverty for
instance is a key determinant of education outcomes, as well as poor health, and can
be linked to a greater propensity to be involved in criminal behaviour.
Conversely, population health is a determinant for other social outcomes, for example if
efforts can be applied in ways that secure good health and wellbeing, this in turn can
lead to social and economic benefits for society. Economic growth can improve health
and improved health enhances economic productivity and growth.
The strategy promotes an approach that there should be a fair distribution of health and
wellbeing amongst communities, and that many of the determinants of health lie
outside the scope of health planners. The strategy argues that health planning should
be a function of wider Departmental actions, such as regeneration, housing provision,
planning etc. and that there should be the adoption of a ‘Health in all Policies’
approach.
In January 2013, DRD published a Northern Ireland Active Travel Strategy which was
followed-up by an Active Travel Plan.
Key objectives are to:

NI Executive
Active Travel
Strategy

•

Increase average distance walked to be in line with UK Counterparts by 2020.

•

Increase average distance travelled to be in line with UK Counterparts by
2020.

•

Increase as percentage of trips taken by cycling to be in line with UK
Counterparts by 2020.

The Programme for Government target is that by 2015 36% of primary school pupils
and 22% of secondary school pupils will walk or cycle to school as their main form of
transport, rising to 40% and 25% respectively by 2019.
A consultation on a Community Safety Strategy for Northern Ireland was issued in
2011, under the title “Building Safer, Shared and Confident Communities”.
The strategy is being taken forward in the context of wider Executive policies, notably
the Programme for Cohesion, Sharing and Integration, Neighbourhood Renewal
Strategy and Early Years Strategy, which all reflect the cross-cutting nature of
community safety and have a part to play in addressing crime and antisocial behaviour.
Community
Safety
Strategy for
Northern
Ireland

The key underpinning principle for the Laganbank Quarter Development Scheme is that
crime can, to an extent, be designed out of communities during renewal programmes.
The overall goal is to help build:
• Safer communities: with lower levels of crime and anti-social behaviour;
• Shared communities: where everyone’s rights are respected in a shared, and
cohesive community; and
• Confident communities: in which people feel safe and have confidence in the justice
agencies that serve them.

Regional
Transportation
Strategy
(RTS)
Ensuring a
sustainable

The vision for the new transportation approach is:
‘To have a modern, sustainable, safe transportation system which benefits society, the
economy and the environment and which actively contributes to everyone’s quality of
life’.
This strategy has three high level aims:
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Transport
Future – A
New
Approach to
Regional
Transportation
from 2015

Main implications for the Development Scheme
A. Support the Growth of the Economy. The rebuilding and rebalancing of the
economy is the Executive’s principal goal. Transportation networks must be designed
to support this.
B. Enhance the Quality of Life for All. It is important that we help achieve the
Executive’s goal for our society, to deliver modern high quality and efficient public
services and promote tolerance, inclusion, health and wellbeing.
C. Reduce the Environmental Impact of Transport. While supporting economic
growth, this should not be at the expense of the environment.
Twelve objectives support the aims as follows:
A. Support the Growth of the Economy
1: Improve connectivity within the region;
2: Use road space and railways more efficiently;
3: Better maintain transport infrastructure;
4: Improve access in our towns and cities;
5: Improve access in rural areas;
6: Improve connections to key tourism sites.
B. Enhance the Quality of Life for All
7: Improve safety;
8: Enhance social inclusion;
9: Develop transport programmes focussed on the user.
C. Reduce the Environmental Impact of Transport
10: Reduce greenhouse gas emissions from transport;
11: Protect biodiversity; and
12: Reduce water, noise and air pollution.
These are all relevant to the Laganbank Quarter Development Scheme.
The NI Economic Strategy, published in March 2012, identifies the Executive’s
economic policy priorities and the following economic vision for 2030:
“An economy characterised by a sustainable and growing private sector, where a
greater number of firms compete in global markets and there is growing employment
and prosperity for all”.

NI Economic
Strategy 2012
-2030

Lagan Valley
Regional Park
Management

Increased prosperity will create opportunities for all sectors of the economy and help
the Executive tackle disadvantage and the wider effects of deprivation. The Economic
Strategy recognises that delivering growth and prosperity requires co-ordinated action
from all sectors of the economy and includes specific commitments from all Executive
Departments. The NI Economic Strategy explicitly recognises the positive link between
prosperity and health outcomes. Healthier people are more productive and improved
health & well-being will lead to positive economic outcomes, for both individuals and
the wider society. The NI Economic Strategy explicitly notes that implementation of
strategies which deliver improved health outcomes, will enhance individual’s
opportunities to secure employment and make a positive contribution to delivery of
wider economic goals.
The Lagan Valley Regional Park Management Plan, which affects the Laganbank
riverside areas, seeks to increase the recreational value of the corridor, protect,
conserve and enhance biodiversity, and conserve the cultural, archaeological and built
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Plan

Lagan Canal
Trust Lagan
Navigation
Re-opening
Plan

3.4

Main implications for the Development Scheme
heritage of the area. The Lagan Canal Towpath is an important feature of the Regional
Park and promotes both walking and cycle journeys for pleasure and commuting
purposes. The towpath in the Laganbank Quarter section is narrow in places,
compared to other sections of the Regional Park. The Regional Park path infrastructure
allows journeys between Sprucefield and Belfast, with many nodes connected with
public transport opportunities.
The Lagan Canal Trust, of which Lisburn City Council is a member, is seeking to reopen the Lagan Navigation through the Laganbank Quarter area and to develop
berthing infrastructure within the area. Any structures within the river bank areas will
need to protect the capacity for future reuse of the river as a navigation. The lock at
Lagan Valley Island was constructed to further this purpose and it will be consistent if
the Laganbank Quarter Development Scheme promotes this future use.

Soil
Table 3.3 Summary of Soil Policies and Programmes
Context or Policy

Main implications for the Development Scheme

The Environment (Northern
Ireland) Order 2002

This legislation requires NIEA to identify and designate Areas of Special
Scientific Interest (ASSIs). ASSIs are nationally important sites which are
designated for their important flora, fauna or geological features. The
Order replaces the original ASSI provisions contained in the Nature
Conservation and Amenity Lands (NI) Order 1985 (as amended). There
are no ASSIs in the vicinity of the Laganbank Quarter Development
Scheme.

The Waste and
Contaminated Land
(Northern Ireland) Order
1997 (Part 3)

The Order contains the main legal provisions for the introduction of a
contaminated land regime in Northern Ireland. The Order was enacted in
1997 but the regime is not yet in operation. The Part 3 regime aims to deal
with the legacy of historically contaminated land through the “polluter pays”
principle. This will ensure that, where possible, those who pollute the land
will pay for its remediation so that it is “suitable for use”. There are a
number of areas of known and potentially contaminated land in proximity
to the Laganbank Quarter Development Scheme.

Planning Policy Statement
2 (PPS 2) - Planning and
Nature Conservation

Strongly guided by Government policy, PPS 2 states the Department of
the Environment’s (DoE) planning policy for nature conservation for the
whole of Northern Ireland. It helps to protect designated areas and advises
on the treatment of nature conservation issues in development plans. In
addition, it outlines the criteria that DOE Planning employs when
processing planning applications which might affect nature conservation
interests, and to which developers should have regard when preparing
proposals. Geological features and landforms are included as important
components, which form the focus of the conservation policies within the
document. There are no nature conservation or geological features or
landforms of interest within the Laganbank Quarter immediate study area.

Water Framework Directive
2000/60/EC

The EU Water Framework Directive (2000/60/EC) and its objectives set
out to maintain and enhance the quality of all surface waters in the EU.
The WFD established a framework for management of water resources
throughout the European Union. The Directive came into force in
December 2000, and was implemented in Northern Ireland via The Water
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Environment (Water Framework Directive) Regulations (Northern Ireland)
2003. These regulations identified the Department of the Environment
(DoE) as the competent authority for each River Basin District (RBD)
within Northern Ireland. The leading body on the technical work within the
DoE is the Northern Ireland Environment Agency (NIEA), who in
partnership with the Department of Agriculture and Rural Development
(DARD) (Rivers Agency), the Department of Culture, Arts and Leisure
(DCAL) (Inland Waterways & Fisheries), and the Department for Regional
Development (DRD), formally adopted the North Eastern River Basin
Management Plan (RBMP) for the study area in December 2009.
As noted above, the WFD is implemented through river basin planning,
which introduces a six-yearly cycle of planning, action and review. Every
six years a RBMP will be produced for each RBD. In common with the rest
of Europe, NIEA has developed three plans for the Province for the period
from 2009 to 2015.
As the scheme develops, care must be taken to ensure that no earthworks
/ sediment material is released / discharged into the River Lagan (part of
the wider North-Eastern River basin system), risking deterioration of water
quality and pollution from contaminated land.

3.5

Water Quality
Table 3.4 Summary of Water Quality Policies and Programmes
Context or Policy

Main implications for Development Scheme
Provides the framework to plan and deliver a better water environment
across Europe, by setting ecological and water quality objectives to be met
through activities contributed by a number of actions. The WFD will be fully
effective by 2015 and its key objectives provided for in River Basin
Management Plans (RBMP), are to:

The Water Framework
Directive (2000/60/EC)
implemented in Northern
Ireland via The Water
Environment (Water
Framework Directive)
Regulations (Northern
Ireland) 2003.

§ prevent deterioration, enhance and restore bodies of surface water,
achieve ‘Good’ chemical and ecological status of such water, and
reduce pollution from discharges and emissions of hazardous
substances;
§ protect, enhance and restore all bodies of groundwater, achieve ‘Good’
chemical and quantitative status of groundwater, prevent the pollution
and deterioration of groundwater, and ensure a balance between
groundwater abstraction and replenishment; and
§ preserve protected areas.
The Development Scheme will need to consider how it may affect water
quality, quantity or cause changes in hydromorphology.

The Groundwater
Daughter Directive
(2006/118/EC)
implemented in Northern
Ireland via The
Groundwater Regulations
(Northern Ireland) 2009 (as
amended).
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The Priority Substances
Daughter Directive
(2008/105/EC)
implemented in Northern
Ireland via The Water
Framework Directive
(Priority Substances and
Classification) Regulations
(Northern Ireland) 2011 (as
amended).
The Urban Waste Water
Treatment (UWWT)
Directive (consolidated),
91/271/EEC implemented
in Northern Ireland via The
Urban Waste Water
Treatment Regulations
(Northern Ireland) 2007.

Northern Ireland
Sustainable Development
Strategy (2006)

Main implications for Development Scheme

The purpose of the Directive is to eliminate pollution from List I substances
and to reduce pollution from List II substances, as established under the
original Directives which this replaces. The Directive will work together
with the WFD with regard to discharges of certain dangerous substances.
Consideration should be given as to how the Development Scheme will
minimise water pollution.

The purpose of the Directive is to regulate the collection, treatment and
discharge of urban waste water, and the treatment and discharge of waste
water from certain industrial sectors, so as to protect the environment from
the adverse effects of waste water discharges on the aquatic environment.
Consideration should be given as to how the Development Scheme will
harmonise measures on urban waste water treatment throughout the
community.
This strategy represents a joined-up approach to meet the challenges of
climate change and finite resources, which threaten wellbeing and future
prosperity in Northern Ireland.
Strategic Objective 2 imposes a requirement ‘to protect and enhance the
freshwater and marine environment’. An important step in achieving this
Objective and its Key Targets is the promotion of SuDS in future
developments (i.e. the Development Scheme).

The Regional
Development Strategy
(RDS) 2035 ‘Building a
Better Future’

The RDS (2035) provides an overarching strategic planning framework to
facilitate and guide the public and private sectors. It does not redefine
other government departments’ strategies but compliments them with a
spatial perspective. It revises the original strategy published in 2001 and
amended in 2008 and whilst many of the objectives of the previous
strategy are still valid, this document now replaces it. The Development
Scheme should take cognisance of the key environmental objectives
included within this strategic planning framework for the protection of the
water environment.

Belfast Metropolitan Area
Plan 2015 (Draft Plan
November 2004)

The purpose of the Plan is to inform the general public, statutory
authorities, developers, and other interested bodies of the policy
framework and land use proposals that will be used to guide development
decisions within the BMA over the Plan period. In application of the policy
framework and planning proposals contained within this plan, the DoE has
a co-ordinating role to ensure the best use of physical resources, the
maintenance of water quality and the appropriate use and development of
land.

North Eastern RBMP
Summary (2009)

The RBMP provides the primary means of co-ordinating and integrating
the management and protection of the water environment in the North
Eastern River Basin District. It will have to link with other relevant plans
and programmes and will have to be taken into account by other public
bodies when carrying out their duties and functions. This integrated
approach should provide benefits for all those involved in the protection
and enhancement of the water environment.
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The Draft Strategy has four key strategic aims:

Draft Long Term Water
Strategy for Northern
Ireland (2014 - 2039)
(Under Consultation)

o
o
o
o

3.6

to provide high quality sustainable supplies of drinking water to
households, industry and agriculture;
to manage flood risk and drainage in a sustainable manner;
to achieve the environmental requirements of the Water Framework
Directive in a sustainable manner; and
to provide sustainable water and sewerage services that meet
customers' needs.

Water Quantity
Table 3.5 Summary of Water Quantity Policies and Programmes
Context or Policy –
Water Quantity

Main implications for the Laganbank Quarter Development Scheme

Water Framework
Directive
(2000/60/EC)

The EU Water Framework Directive (2000/60/EC) and its objectives set out to
maintain and enhance the quality of all surface waters in the EU. Any potential
changes in water quantity created by the Laganbank Development Scheme will
potentially affect water quality.

Directive on the
Assessment and
Management of
Flood Risks
(2007/60/EC)

The Floods Directive applies to river basins and coastal areas at risk of flooding.
With trends such as climate change and increased domestic and economic
development in flood risk zones, this poses a threat of increased flooding along
the River Lagan and Benson Street Stream and Altona Stream tributaries. This
Directive requires preparedness and the introduction of Sustainable Drainage
Systems.

The Freshwater Fish
Directive
(78/659/EC)

Directive to protect those fresh water bodies identified by Member States as
waters suitable for sustaining fish populations. For those waters, it sets physical
and chemical water quality objectives for salmonid waters and cyprinid waters.
This may have implications for the flows for fish passage during temporary
construction works in the River Lagan channel.

The Urban
Wastewater
Treatment (UWWT)
Directive
91/271/EEC
(Amended under
Directive 98/15/EEC)

The primary objective is to protect the environment from the adverse effects of
discharges of urban wastewater, by the provision of urban wastewater collecting
systems (sewerage) and treatment plants for urban centres. The Directive will
have implications for existing combined sewer overflows which currently
discharge into the River Lagan.

Managing
Stormwater(NIEA
2011)

A strategy for promoting the use of Sustainable Urban Drainage Systems in
Northern Ireland. This strategy seeks to manage the impact of Stormwater
discharges from developed land and to ensure that permeable surfaces are
retained within Development proposals.
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3.7

Air and Climate (including Transport)
Table 3.6 Summary of Air and Climate (including Transport) Policies and Programmes
Context or Policy

Main implications for the Development Scheme

EU strategy on
adaptation to climate
change

The strategy aims to make Europe more climate-resilient. By taking a coherent
approach and providing for improved co-ordination, it will enhance the
preparedness and capacity of all governance levels to respond to the impacts of
climate change.

Northern Ireland
Executive’s
Programme for
Government (PfG)

The current PfG sets a target of a reduction of at least 35% in greenhouse gas
source emissions by 2025 on 1990 levels. All relevant plans and programmes
are expected to contribute to reductions in greenhouse gases, or be neutral in
effect.
Provides a legally-binding framework to tackle the dangers of climate change.
The Act extends throughout the UK. A legally-binding target of at least an 80%
cut in greenhouse gas emissions by 2050, to be achieved through action in the
UK and abroad. There is also a target to reduce emissions by at least 34% by
2020 against a 1990 baseline.

UK Climate Change
Act 2008

It sets out the duty for the relevant Northern Ireland Departments to lay
programmes before the Northern Ireland Assembly. All government
Departments, not just DOE, play a role in greenhouse gas reductions and
adapting to our changing climate. Due to this collective responsibility, DOE does
not lead on all policies that touch on climate change. The Department for Social
Development (DSD) has a role to play in the energy efficiency of domestic
residences for example.

Ambient Air Quality
and Cleaner Air for
Europe Directive
(2008/50/EC)
implemented in
Northern Ireland via
the Air Quality
Standards
Regulations
(Northern Ireland)
2010

This legislation contains binding limit values for certain airborne pollutants and
have been set with the aim of avoiding, preventing or reducing harmful effects on
human health and on the environment as a whole. Air quality limit values are
therefore an appropriate measure to use in assessing the significance of effects
on air quality sensitive receptors.

UK Climate Change
Risk Assessment:
Government Report
(January 2012)

The Climate Change Act 2008 makes the UK the first country in the world to
have a legally-binding long-term framework to cut GHG emissions and a
framework for building the UK’s ability to adapt to a changing climate.

Environment
(Northern Ireland)
Order 2002 - Air
Quality Management
Areas (AQMAs)

Under Local Air Quality Management, Lisburn City Council has a duty to carry
out assessment against the Local Air Quality objective values, and if it is unlikely
that the objective values will be met in the given timescale, they must designate
an Air Quality Management Area (AQMA) and prepare an Air Quality Action Plan
(AQAP) with the aim of achieving the objective values.

The Regional
Development
Strategy (RDS) 2035
‘Building a Better
Future’ (2012)

The RDS (2035) provides an overarching strategic planning framework to
facilitate and guide the public and private sectors. It does not redefine the other
government departments’ strategies but compliments them with a spatial
perspective. It revises the original strategy published in 2001 and amended in
2008, and whilst many of the objectives of the previous strategy are still valid,
this document now replaces it.
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Context or Policy

Main implications for the Development Scheme

Ensuring a
Sustainable
Transport Future: ‘A
New Approach to
Regional
Transportation’

While economic growth is the Executive’s top priority, determined efforts to
protect or enhance the environment are also required. Ultimately, reducing
emissions and realising more sustainable transport arrangements will require
significant changes in travel behaviour and difficult decisions as to how we
prioritise and maximise the use of finite road space. Active travel has a very
important role in meeting the wider objective of more sustainable transport
arrangements. For short to medium journeys, walking and cycling is likely to be
the most sustainable form of transport and should be a viable alternative for
many journeys. Active travel can help improve health and well-being, the
environment and the economy.

Belfast Metropolitan
Area Transport Plan
(Lisburn)

BMTP recognises that there is a good supply of paid surface car parking in the
city centre, which contributes to economic vitality. However city centre parking
also contributes to congestion levels and proposals are made for provision of
alternative transportation methods to reach the city centre, for both work and as
a regional shopping centre.
In January 2013, DRD published a Northern Ireland Active Travel Strategy which
was followed-up by an Active Travel Plan.
Key objectives are to:

NI Executive Active
Travel Strategy

•

Increase average distance walked to be in line with UK Counterparts by
2020.

•

Increase average distance travelled to be in line with UK Counterparts
by 2020.

•

Increase as percentage of trips taken by cycling to be in line with UK
Counterparts by 2020.

The Programme for Government target is that by 2015 36% of primary school
pupils and 22% of secondary school pupils will walk or cycle to school as their
main form of transport, rising to 40% and 25% respectively by 2019.

3.8

Cultural, Archaeological and Architectural Heritage
Table 3.7 Summary of Cultural, Archaeological and Architectural Heritage Policies and
Programmes
Context or Policy

The Planning
(Northern Ireland)
Order 1991
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Main implications for the Development Scheme
Article 42 of The Planning (NI) Order 1991 places a duty on the NIEA to
compile lists of buildings of special architectural or historic interest. The Order
gives the Department powers to influence change to these structures through
Listed Building Consent, grant aid and enforcement against unauthorised
works. In terms of the Laganbank Quarter, although it does not contain listed
buildings within the boundary, a number are located next or close to it.
Article 50 states Conservation Areas are ‘areas of special architectural or
historic interest, the character or appearance of which it is desirable to
preserve or enhance’. In designating a Conservation Area, the NIEA and DOEPlanning have a statutory duty to secure their conservation and enhancement.
Development proposals within a Conservation Area are subject to tighter
planning controls than those outside such areas to protect their special
character and appearance. The northern perimeter of the Laganbank Quarter is
located within Lisburn Conservation Area; therefore any development
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Context or Policy

Main implications for the Development Scheme
associated with the Laganbank Quarter in this area will be liable to stricter
planning controls.

The Historic
Monuments and
Archaeological
Objects (Northern
Ireland) Order 1995

The Order is one of the primary pieces of legislation used to protect Built
Heritage assets in Northern Ireland. Article 13 of the Order allows for the
protection of historic monuments and archaeological sites by taking these sites
into public ownership under the stewardship of the NIEA within the Department
of the Environment (DoE), for the purpose of securing their protection and
providing public access. These sites are classified as being in ‘State Care’.
Article 3 allows for NIEA to schedule monuments for protection whilst not
actually being in ownership of them. Works at these sites are controlled
through Scheduled Monument consent and are protected from damage and
unauthorised development through management agreements. With regards to
sites that are not afforded State Care and Scheduled status, NIEA is
responsible for their survival and preservation (where possible) and are
automatically consulted by DOE-Planning about every new development likely
to affect a site or its setting. NIEA contribute to the preparation of local Area
Plans, whereby recorded archaeological sites and monuments and other
features of the Built Heritage such as Registered Parks, Gardens and
Demesnes of Special Historic Interest, can be identified and appropriately
protected from future planned development.
The Order also requires NIEA to licence and regulate excavations on
archaeological sites under Article 41. All excavations must be carried out under
the direction of a qualified archaeologist. There is also an obligation under
Article 42 of the Order for finders of archaeological objects to report these to
the relevant authority. Within the Laganbank Quarter a number of sites exist,
the majority being of Industrial age but traces of archaeology dating as far back
as the medieval period have been uncovered. Therefore any potential
development may uncover archaeology, and be subject to this Order.

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

SEA ENVIRONMENTAL REPORT (DRAFT)
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PPS 6 sets out most of the planning policies for the protection and
conservation of archaeological remains and features of the built heritage and
advises on the treatment of these issues in development plans. It provides
guidance on direct physical impacts upon the natural or man-made
environments. This PPS states that the DoE is committed to environmental
stewardship of our archaeological and built heritage. In assessing the
archaeological implications of a development proposal, the Department will
consider whether it would damage or destroy a site or monument, result in
inappropriate change to its setting, or whether the existing quality and
character of the site or monument would be retained.
As a number of historic sites, conservation area, scheduled monuments and
Gardens & Demesnes are located within or close to the Laganbank Quarter,
the proposed development plans may potentially impact upon a site or
monument, either through destruction or its setting. Careful consideration will
need to be given so negative impacts are not felt upon the surrounding
heritage.
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3.9

Landscape
Table 3.8 Summary of Landscape Policies and Programmes
Context or
Policy

Main implications for the Development Scheme
3

The UK Government is a signatory to the European Landscape Convention. The
Convention aims to encourage public authorities within Member States to adopt
policies and measures for the protection, management and planning of all landscapes,
whether outstanding or ordinary, that determine the quality of people’s living
environment. The Convention especially encourages local authorities to introduce
exemplary and long lasting polices or measures to protect, manage and plan
landscapes.
European
Landscape
Convention

The Nature
Conservation
and Amenity
Lands
(Northern
Ireland)
Order 1985

The Planning
(Northern
Ireland)
Order 1991

The European Landscape Convention defines ‘landscape character’ as: “a distinct and
recognisable pattern of elements that occur consistently in a particular type of
landscape.” Landscape Character Assessment (LCA) is a tool that allows landscape
character to be understood, explained and described in a transparent and robust way.
It does this by mapping and describing the variations in physical, natural and cultural
attributes and experiential characteristics that make one area distinctive from another
at a range of spatial scales. LCA also considers how landscapes have changed over
time, and acknowledges the influence that human activities and the impacts of
economic development have in shaping and changing landscapes. A better
understanding of landscapes provided by Landscape Character Assessments – their
diversity, character and distinctiveness, evolution, sensitivity to change and their
management needs – is essential to effective spatial planning.
Under Part IV of the Order (National Parks and Areas of Outstanding Natural Beauty
(AONB)) where the Department of the Environment (DoE) considers an area (not being
an area within a National Park) to be of such outstanding natural beauty that it is
desirable that the provisions of this Article should apply to the area, the Department
may make an Order designating it as an AONB. This designation is designed to protect
and enhance the qualities of each area and to promote their enjoyment by the public. It
is the only designation currently in use in Northern Ireland to identify areas of high
landscape quality. Although there is provision for the designation of National Parks,
none currently exist in Northern Ireland.
The Planning (Northern Ireland) Order 1991 ("the 1991 Order") requires the
Department of Environment to “formulate and co-ordinate policy for securing the
orderly and consistent development of land and the planning of that development.”
The Department's main functions under the 1991 Order are the preparation of planning
policy and Development Plans, controlling development through planning permission
and consent procedures and taking enforcement action against breaches of planning
control. These functions were extended by the Planning (Amendment) (Northern
Ireland) Order 2003 and the Planning Reform (Northern Ireland) Order 2006.
One of the aims of the RDS is to “Protect and enhance the environment for its own
sake”. The RDS states that:
“Protecting the environment is essential for enhancing the quality of life of current and
future generations. Northern Ireland’s environment is one of its greatest assets, with its
stunning landscapes, an outstanding coastline, a complex variety of wildlife, and a rich

3

More information about the European Landscape Convention is available at:

http://www.coe.int/t/dg4/cultureheritage/heritage/landscape/default_en.asp (accessed 06/14)
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Context or
Policy

Main implications for the Development Scheme
built and cultural heritage for the ecosystem services it provides, and its sense of place
and history for all.”
Chapter 3 of the RDS outlines two types of strategic guidance:
• Regional Guidance (RG) – This applies to everywhere in the region and is presented
under the three sustainable development themes of Economy, Society and
Environment.
• Spatial Framework Guidance (SFG) - This is additional to the region-wide guidance
and is tailored to each of the five elements of the Spatial Framework.
The RDS sets out Regional Guidance in relation to society under RG7.

Regional
Development
Strategy
(RDS) for NI
2035 –
Building a
Better Future

“RG 7 - Support urban and rural renaissance”
RG7 provides guidance under a number of headings:
•

“Develop innovative ways to bring forward under-utilised land and buildings,
particularly for mixed use development;

•

Promote regeneration in areas of social need;

•

Ensure that environmental quality in urban areas is improved and maintained,
particularly with adequate provision of green infrastructure;

•

Reduce noise pollution.”

The RDS sets out Regional Guidance in relation to the built and natural environment
under RG11.
“RG11 - Conserve, protect and, where possible, enhance our built heritage and
our natural environment”
RG11 provides guidance under a number of headings:
§

“Sustain and enhance biodiversity;

§

Identify, establish, protect and manage ecological networks;

§

Protect and encourage green and blue infrastructure within urban areas;

§

Protect and manage important geological and geomorphological features;

§

Protect enhance and manage the coast;

§

Protect, enhance and restore the quality of inland water bodies;

§

Recognise and promote the conservation of local identity and distinctive
landscape character;

§

Conserve, protect and where possible enhance areas recognised for their
landscape quality;

§

Protect designated areas of countryside from inappropriate development (either
directly or indirectly) and continue to assess areas for designation;

§

Consider the establishment of one or more National Parks.”

The RDS highlights the importance of the rich variety of landscapes within Northern
Ireland. In particular it states that “The Northern Ireland Landscape Character
Assessment 2000 provides valuable guidance on local landscape character and scenic
quality.”
The RDS also recognises the need for the protection of designated landscapes and
continued assessment of areas for designation.
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Context or
Policy

Main implications for the Development Scheme
The RDS sets out Spatial Framework Guidance in relation to the built and natural
environment of the Belfast Metropolitan Urban Area (BMUA) under SFG5.
“SFG5: Protect and enhance the quality of the setting of the BMUA and its
environmental assets.”
SFG5 provides guidance under a number of headings:
§

“Protect areas of high scenic value, undeveloped coast line, Belfast Lough, the
Lagan Valley Regional Park and the hills around the BMUA from development;

§

Protect and enhance the network of open spaces in the BMUA;

§

Make use of green space to help manage access to important wildlife sites and
minimise the potential for damage due to visitor pressure.”

In SFG5, the RDS recognises the importance of the combined network of open spaces
which together “define a sense of place and character for urban communities” while
also recognising the need to protect the “integrity and value” of areas of high scenic
value.

Sustainable
Development
Strategy for
Northern
Ireland 2006

Chapter 2 of the Sustainable Development Strategy focuses on protection and
enhancement of the environment. One of the five key strategic objectives for the
protection of the environment is to ‘conserve our landscape and manage it in a more
sustainable way’.
The key targets in relation to the landscape are:
•

Complete the review of Areas of Outstanding Natural Beauty (AONB) and
programme of designation by 2016;

•

Introduce enabling legislation for the designation of National Parks by 2009;

•

Increase Northern Ireland’s forested area by at least 500 hectares per annum in
line with the recently published Forestry Strategy – A Strategy for Sustainability
and Growth.

PPS 2 sets out the Department of the Environment’s land-use planning policies for the
conservation of our natural heritage.
Development Plans

Planning
Policy
Statement 2
(PPS2) –
Planning and
Nature
Conservation

PPS 2 highlights the importance of Countryside Assessments as an integral part of the
Development Plan making process. The Countryside Assessment will establish and
evaluate the assets and resources of the countryside, for example, important
landscapes or features of the landscape, significant woodland, wildlife habitats and
archaeological and historic features.
PPS 2 also notes that “where practicable, development plans will identify on the plan
proposals map all designated areas within which relevant nature conservation policies
apply”.
Section 4.2 of PPS 2 addresses the need for development plans to identify and
promote green and blue infrastructure. Section 4.4 states “the development plan
should consider the natural and cultural components of the landscape and promote
opportunities for the enhancement or restoration of degraded landscapes”.
Trees and Woodlands
PPS 2 states that careful consideration will be given to the potential impact of proposed
development on trees. Landowners and developers will be encouraged to retain
existing trees, where practicable, and to plant additional trees.
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Context or
Policy

Main implications for the Development Scheme

Planning Policy Statement 6 - Planning, Archaeology and The Built Heritage (PPS 6),
states that development plans will, where appropriate, designate Local Landscape
Policy Areas (LLPAs) and contain local policies and guidance to maintain the intrinsic
environmental value and character of these areas. Local Landscape Policy Areas
consist of those features and areas within and adjoining settlements considered to be
of greatest amenity value, landscape quality or local significance, and therefore worthy
of protection from undesirable or damaging development.
PPS 6 Planning,
Archaeology
and the Built
Heritage

LLPAs may include:
§

Archaeological sites and monuments and their surroundings;

§

Listed and other locally important buildings and their surroundings;

§

River banks and shorelines and associated public access;

§

Attractive vistas, localised hills and other areas of local amenity importance;

§

Areas of local nature conservation importance, including areas of woodland and
important tree groups.

PPS 6 allows for the designation of LLPAs by Development Plans. These areas may
also include features of the natural environment. Accordingly, these paragraphs,
insofar as they relate to features of the natural environment, shall be treated as an
addendum to PPS2 “Planning and Nature Conservation”.

Northern
Ireland
Landscape
Character
Assessment
2000 (to be
revised
2014)

The Northern Ireland Landscape Character Assessment 2000 (NILCA), published by
the NIEA, identified Areas of High Scenic Quality. These are defined as landscapes of
regional or local importance for their scenic quality (i.e. important landscape resources
in their own right, regardless of location or setting). They are characterised by visually
pleasing patterns or combinations of landscape elements, and by their generally
unspoilt character, free from major intrusion. In addition, they may include significant
sites or features of nature conservation, historic or cultural importance. Often they are
visually prominent landscapes, such as ridge tops, scarp slopes above settlements,
and lough shores, and therefore many of these areas are particularly sensitive to
change. The Areas of High Scenic Quality identified in the NILCA are considered to be
of regional significance and represent a second tier (below AONBs) in the hierarchy of
landscape classifications. In addition, Areas of Scenic Quality that are identified within
the Northern Ireland Landscape Character Assessment are often designated as Areas
of High Scenic Value in Development Plans.
There are two Development Plans which cover the study area. These are:

Development
Plans

•

Belfast Metropolitan Area Plan (BMAP) 2015 (Draft 2004);

•

Lagan Valley Regional Park Local Plan 2005 (Adopted 1995) – whilst
remaining a statutory instrument for the plan area, BMAP (2015) is a newer
development plan covering this study area.
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4.
4.1
4.1.1

ENVIRONMENTAL BASELINE AND THE ENVIRONMENTAL OBJECTIVES, TARGETS
AND INDICATORS
Flora, Fauna and Biodiversity
Internationally Designated Sites
Natura 2000 Sites
The Habitats Directive 92/43/EEC required EU Member States to create a network of
protected wildlife areas, known as Natura 2000 sites, across the European Union. This
network consists of Special Areas of Conservation (SAC) established to protect important or
threatened habitats and species, and Special Protection Areas (SPA), established to protect
wild birds under the Birds Directive. The potential impacts to all Natura 2000 sites occurring
within Northern Ireland were considered. A zone of influence where the sites were situated
close enough, either by land or hydrologically-linked, was considered in more detail. Sites
outside this zone of influence would not be impacted by the Development Scheme in any way.
Sites within it may be at risk of potential impact, however slight.
There are no Natura 2000 designations within a 10km (radius) zone of influence of the
Development Scheme area. The closest SPAs are located approximately 15km to the east
and west. These are Lough Neagh & Lough Beg SPA, and Belfast Lough SPA. The closest
SAC is Montiagh’s Moss SAC, which lies over 16km to the west.
Ramsar Sites
The Convention on Wetlands of International Importance (the Ramsar Convention) was signed
in Ramsar, Iran in 1971. It was an intergovernmental treaty which provided for the
conservation and wise use of wetlands.
Within 10km of the Laganbank Quarter, no Ramsar sites occur. The closest is Lough Neagh &
Lough Beg Ramsar Site, which lies approximately 16km to the northwest of the study area.
As the closest European sites are located at such a distance, no significant impacts are
predicted to them as a result of any development within the Laganbank Quarter. On this basis
no Habitat Regulations Assessment (HRA) is therefore considered necessary in association
with this SEA.

4.1.2

Nationally Designated Sites
Areas of Special Scientific Interest (ASSI) (within 5km)
ASSIs are Northern Ireland’s very best representative wildlife and geological sites. They are
selected for their value in terms of flora or fauna, or their geological or physiographical (i.e.
landform) features. Each of the aforementioned international designations is also underpinned
by at least one national ASSI designation.
There are over three hundred ASSIs across Northern Ireland. However, only those in close
proximity to the Laganbank Quarter, or linked to it via a watercourse, could potentially be
impacted. All those ASSI sites in that category have been checked, with those within 5km
outlined in this report. Beyond 5km, the Development Scheme would be considered to have
no impact on any ASSIs. There are no ASSIs which lie within 5km of Laganbank Quarter. The
closest is Slievenacloy ASSI situated approximately 6km to the north in the Belfast Hills. It is
designated for its Lowland meadow, Purple moor-grass & rush pasture and Fungi
assemblage.
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Nature Reserves (NRs) (within 5km)
Belshaw’s Quarry is a designated Nature Reserve, which is situated approximately 5km
northwest of Laganbank Quarter. It is designated for its wildlife value as a quarry site no
longer in operation. No impact would be expected to it from any development within the
Laganbank Quarter.
4.1.3

Locally Designated Sites
Sites of Local Nature Conservation Importance (SLNCI)
Development within SLNCIs is restricted through the planning process and permission to
develop is not usually granted if the selection features would be impacted upon. In cases
where damage occurs, or development is unavoidable, then permission is granted but
compensatory habitat is required.
A range of SLNCIs have been included in each of the development Area Plans through each
of the review processes, and their presence is taken into account even when the local
Development Plan is in draft format. There are now over 900 SLNCIs in Northern Ireland.
No SLNCIs are situated within the Laganbank Quarter. The closest is Hogg’s SLNCI and the
Hillsborough Old Road SLNCI, which are situated approximately 0.3km and 0.5km
respectively to the south of the site (Table 4.1 & Figure 4.1). The Lagan at Hilden SLNCI and
the Lagan at Lambeg SLNCI lie approximately 3km downstream.
Table 4.1 SLNCIs in proximity to the Laganbank Quarter
Site Name

4.1.4

Important features

Council area

Site size (Ha)

Lagan at Hilden

Fen, scrub, coarse grassland

Lisburn

6.32

Hogg's

River and fen

Lisburn

9.02

Hillsborough Old Road

Grassland and scrub

Lisburn

10.3

Old Warren

Mixed habitats

Lisburn

23.15

Lagan at Lambeg

Woodland, rough grass

Lisburn

2.52

Key Environmental Issues in relation to Areas of Nature Conservation Importance
River Lagan
The River Lagan and some of its tributaries, including Ravernet, Edenordinary Stream, Forth
River and Eel Burn have been designated Salmonid under the EC Fish Directive 2006/44/EC
4
(codified); all complied in 2007 . Considerable effort has been put into improving the
5
conditions of the river and its water quality to support salmon and trout, and restocking the

4

North Eastern River Basin Management Plan. Lagan. December 2009. http://www.doeni.gov.uk/niea/waterhome/wfd.htm
5

Local Management Action Plans http://www.doeni.gov.uk/niea/water-home/wfd/north_eastern_rbp/neactionplans.htm
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river and tributaries with salmon has been undertaken by the Agri-Food and Biosciences
Institute (AFBI). There has been some success in recent years in salmon returning to the river
to spawn.
Lagan Valley Regional Park
The Lagan Valley Regional Park (LVRP) extends through the Laganbank Quarter along the
River Lagan, stretching for 17.6 km from Stranmillis, (Belfast) to Union Locks, (Lisburn). It is
Northern Ireland’s first and only Regional Park consisting of some 4,200 acres of countryside
and 17.6 km of meandering riverbank. The Regional Park is a mosaic of countryside, urban
parks, heritage sites, nature reserves and riverside trails. Much of it is designated as an Area
of Outstanding Natural Beauty (AONB) with one small area of the Laganbank Quarter
Development Scheme included. The AONB boundary abuts the Union Bridge and the
Development Scheme boundary.
Water Quality

4.1.5

All the river waterbodies in the Lagan area have been classified as having less than ‘Good’
6
status . The main reason for failing to achieve ‘Good’ status is due to the increased levels of
phosphorus, poor dissolved oxygen and adversely impacted invertebrate communities. Of the
river waterbodies monitored for the different classification elements, 100% failed to achieve
‘Good’ status for invertebrates, and all were impacted by morphological alterations, 42% were
downgraded on dissolved oxygen, 62% on Soluble Reactive Phosphorus (SRP) and 14% on
Ammonia.
Important Habitats within the Study Area
Several key habitat types occur within the Laganbank Quarter. Table 4.2 highlights some of
the main habitat types which will be considered in this Environmental Report.
Table 4.2 Important habitats associated with the Laganbank Quarter
HABITAT TYPE

Watercourse

Riparian habitat

Woodland

6

MAIN LOCATIONS

NOTES

River Lagan through the
middle of the site.

The River Lagan provides a habitat for many
aquatic species, especially fish. As such they also
create an important commuting corridor for a wide
variety of species. Water quality plays an
important role in determining the health of the
aquatic environment.

Along the River Lagan.

A range of different habitats are associated
directly with the River Lagan. These can be ‘wet’
habitats including wet woodland or wet meadows,
or can simply refer to the river corridor of water
and its rough grass banks. Riparian habitat is
usually abundant in trees and shrubs where they
grow on the bank sides. This habitat provides
important migration routes for species to
commute between feeding and / or resting places.

Along the River Lagan, and
within parkland area.

Often closely associated with the river. The
woodland exists as a strip, particularly down the

North Eastern Draft River Basin Management Plan. Lagan. December 2008.
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HABITAT TYPE

MAIN LOCATIONS

NOTES
eastern bank of the Lagan. Rich in plant and
animal species.

Reedbeds

Floodplain habitats

Parkland

4.1.6

Along the River Lagan.

Areas of reed bed lining the route of the Lagan
through the Laganbank Quarter provide excellent
locations for waterfowl to breed.

Parkland

The Parkland can flood during the winter months
and act as flood storage, preventing flooding in
other areas of the system. This area is likely to
contain a range of species adapted to living in the
periodically wet conditions.

Parkland

The parkland in the Laganbank Quarter consists
of landscaped areas and open grassland. More
formal areas and amenity facilities exist in some
of the sites, while others are completely natural. A
path follows the line of the river.

Important Species within the Study Area
A number of important species that are listed in Annex II of the Habitats Directive, Annex I of
the Birds Directive, or Schedule 1 and 5 of the Wildlife (NI) Order are known to occur along the
River Lagan. Fish must also be considered as part of the Water Framework Directive. These
species groups are listed in Table 4.3 and will be considered in this Environmental Report.
Table 4.3 Important species associated with the River Lagan and which must be protected
during any development
SPECIES NAME

SCIENTIFIC NAME

STATUS

Animals
Otter

Lutra lutra

Annex II

Salmon

Salmo salar

Annex II

Sea lamprey

Petromyzon marinus

Annex II

Brook lamprey

Lampetra planeri

Annex II

River lamprey

Lampetra fluviatilis

Annex II

Bat species

n/a

Annex II

Eel

Anguilla anguilla

Critically Endangered (IUCN Red list)

Birds
Kingfisher
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SPECIES NAME

SCIENTIFIC NAME

STATUS

Sand Martin

Riparia riparia

Schedule I

Tree sparrow

Passer montanus

Schedule I

Heron

Ardea cinerea

Schedule I

Barn owl

Tyto alba

Schedule I

n/a

Water Framework Directive.

Fish
All species

Annex II – Habitats Directive, Annex I – Birds Directive, Schedule I – Wildlife (Northern
Ireland) Order 1985 (as amended)
4.2

Population
On Census Day (27 March 2011) the usually resident population of Lisburn Local Government
District was 120,165 accounting for 6.64% of the Northern Ireland total. This represents a
10.55% increase since the 2001 Census. The distribution within Age Groups has changed
since 2001, with a slightly lower percentage of people aged 0-15, and a slightly higher
percentage of those aged 40-64.
Of those aged 16 years and over on Census day, 26.31% had a degree or higher qualification,
and 37.44% had no or low (Level 1) qualifications. 68.38% were economically active, 60.79%
were in paid employment, and 4.08% were unemployed. Of those that were unemployed,
43.42% were long-term unemployed, having not worked since 2009 or earlier.
In terms of accommodation and transportation:
•

70.69% of households were owner occupied and 26.34% were rented;

•

30.00% of households were owned outright;

•

9.80% of households comprised a single person aged 65+ years;

•

10.16% were lone parent households with dependent children; and

•

19.14% of households did not have access to a car or van.

14 people in Hillhall 1, Blaris 1 and Hilden 1, (the Super Output Areas included in the
Laganbank Quarter Development Scheme area) completed Enterprise Development Training
with Invest NI in 2010, the most recent period for which statistics are available. 71% went on
the “Start a business” in Hillhall 1, 50% in Blaris 1, and no-one in Hilden 1.
There were 3740 businesses registered for VAT or PAYE in Lisburn District in 2011 and 3750
in 2012. The number fell to 3685 in 2013 representing 5.44% of VAT or PAYE registered
businesses in Northern Ireland. The graph below (figure 4.2) shows the number of these in
each industry category for years 2011 and 2012:
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Number of Businesses

Figure 4.2 VAT or PAYE Registered businesses by Industry Category in Lisburn District in
2011 and 2012
Source: Based on 2011 and 2012 Northern Ireland Statistics Research Agency data in Lisburn
City Council Area
As can be seen from the data, Lisburn is exposed to changes in the construction sector like
other parts of Northern Ireland, but does have a balance across a range of business types.
Invest NI Investment: In 2012, 321 offers of investment from Invest Northern Ireland were
made to businesses in the Lisburn LGD area (399 Lisburn and Castlereagh LGD2014) up from
260 in 2011. £5.02M of assistance was given and £19.87m of investment was made in the
Lisburn LGD area in 2012.
Of the 1574 start-ups resulting from the Regional Development Initiative, 82 were located
within the Lisburn and Castlereagh District (LGD2014). two start-ups were recorded in Blaris 1
Super Output Area (SOA), one start-up in Hilden 1 SOA, and two within Hillhall 1 SOA.
The most recent Northern Ireland Multiple Deprivation Measure was published in 2010.
Deprivation is assessed based on a basket of deprivation domains weighted as follows:
•

Employment Deprivation 25%;

•

Health Deprivation and Disability 15%;

•

Education Skills and Training Deprivation 15%;

•

Proximity to Services 10%;

•

Living Environment 5%; and

•

Crime and Disorder 5%.
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Deprivation levels for the three SOAs that lie within or partly within the Development Scheme
area are as follows:
•

Hillhall 1- Rank 145;

•

Hilden 1 - Rank 299;

•

Blaris 1 - Rank 528.

These reflect deprivation relative to other SOAs in Northern Ireland on a scale of 1- 890, with 1
being the most deprived. Hillhall 1’s rank reflects high deprivation status within the income
deprivation, and income deprivation affecting children domains.
4.2.1

Employment
The claimant count for Lisburn City Council area for July 2014 was 2826, representing 3.6% of
the working age population overall (5.1% of the male population of working age, and 2.2% of
7
females). This count had increased by 649 on the previous year’s data for July .

4.3

Human Health
Indications of the health of people in the Laganbank Quarter area are contained in summary
statistics at NI, Local Government, Ward and Super Output level.
Data at SOA-level identified the following health status for the Laganbank Quarter
Development Scheme area, compared to Lisburn City Council and Northern Ireland as a
whole.
Table 4.4 Health Status Comparisons at various geographical levels
Area

% of all usual
residents General
health 'Good' or 'Very
Good'

% of all usual
residents providing
unpaid care

% of all usual residents
with long-term health
problem or disability: dayto day activities limited

Northern Ireland

79.5%

11.8%

20.7%

Blaris 1

75.6%

12.0%

23.0%

Hilden 1

75.2%

10.9%

22.0%

Hillhall 1

70.8%

10.4%

28.0%

Lisburn LGD

81.3%

12.4%

19.0%

Lisburn
LGD2014*

82.1%

12.5%

18.3%

*2011 Census figures redrawn to reflect LGD boundary changes

7

Northern Ireland Statistics & Research Agency DETINI Labour Market Report, July 2014.
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4.3.1

Crime and Antisocial Behaviour
Anti-social behaviour incidents recorded by the police in the three electoral wards (Hilden,
Hillhall, and Blaris) were as follows (Figure 4.3) (Lagan Valley is also included, as the
influence of the Laganbank Quarter Development Scheme should extend to that area).

Figure 4.3 Incidences of Anti-Social Behaviour in Laganbank Quarter Electoral Wards Source: NISRA website
Recorded crime statistics are also available at a level that can provide information about the
Laganbank Quarter area. The performance of the same wards including trends, are examined
in the following graphic (Figure 4.4).
PSNI statistics available at street-level show a very low incidence of crime within the
Laganbank Quarter section of the Super Output Areas. These are illustrated in the Community
Safety Impact Assessment (CSIA) report prepared in 2014 for the Laganbank Quarter
Development Scheme.
Data on fear of crime could be a good indicator for this type of Development Scheme (with an
objective of reducing the fear of crime through environmental change) but this statistic is only
recorded at Health Trust level and changes will not be able to be attributed to the
Development Scheme document. For this reason, it has not been included as an indicator or
measure.
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Figure 4.4 Recorded Crime in Laganbank Quarter Electoral Wards
Source: NISRA Website
4.4

Material Assets
In terms of material assets, there are a number of summary measures available:

4.5

•

There were 3685 businesses registered for VAT or PAYE in Lisburn District in 2013;

•

The average sale price of a house in Lisburn City Council Area was £166,283 in
Quarter 1 2014 (all house types), compared to £134,720 in Northern Ireland as a
8
whole . No data are available at Laganbank Quarter level.

Soils
With reference to the 1:50,000 Soils Map for the area (Sheet 20), the entire Laganbank
Quarter is underlain by land classified as ‘Urban’, where land cover in some cases has been
heavily modified. In reality the study area is dominated by impermeable hardstanding, with the
only sizeable area of soil material being the playing field area between Laganview and the
River Lagan itself.
In terms of potentially contaminated land, one area (former Weaving factory site, west of
Young Street) is within the Laganbank Quarter Boundary (Figure 4.5). A further site (former
Gas works site, off Hill Street) is in close proximity to the south western edge of the boundary,
close to the playing fields. Appropriate treatment of contaminated land should be adopted
within the Laganbank Quarter Development Scheme.

8

University of Ulster 2014, NI Quarterly House Price Index – Housing Executive and Bank of Ireland.
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Based on the British Geological Survey (BGS) Mapviewer and Geological Survey of Northern
Ireland (GSNI) 1:250,000 Drift Geology Map of Northern Ireland, the study area is dominated
by Alluvium and Glacial Sands & Gravels. The north and east of the study area is almost
exclusively underlain by Alluvium, associated with the River Lagan and its floodplain. The
remainder of the study area is underlain by Glacial Sands & Gravels; deposits associated with
glacial action and deposited by glacial meltwaters.
4.6

Water Quality
Sufficient data about the current and likely future state of the environment should be collected
to allow the Development Scheme effects to be adequately predicted and evaluated. However,
where this is not available, any data gaps and difficulties should be listed and gathering of new
data may be appropriate in SEA recommendations/monitoring.

4.6.1

Existing Water Environment
Under the WFD, RBMPs have been developed for all river, estuarine and coastal waters in the
UK.
With reference to the ‘North Eastern RBMP Summary’ (NIEA 2009), the study area lies
entirely within the North Eastern River Basin District (RBD) which covers an area of
2
approximately 3000km . This takes in large parts of Counties Antrim and Down, and a small
portion of County Londonderry. The district is flanked by the Antrim Plateau and Glens of
Antrim to the north, and the Mourne Mountains, (which include Slieve Donard, the highest
peak in Northern Ireland), to the south. Over 0.7 million people live in the District, which
includes the most densely populated region of Northern Ireland, the Belfast Metropolitan Area
(BMA), and surrounding commuter areas including Lisburn, Newtownabbey, Carrickfergus,
Bangor and Newtownards.
At a Local Management Area (LMA) level, the study area is located within the Lagan LMA,
2
which covers an area of approximately 606km . The principal river system within the LMA is
the River Lagan, which rises around Slieve Croob and flows approximately 70km to Stranmillis
Weir in Belfast, from which point it is transitional (estuarine). The River Lagan flows through
the heart of the Laganbank Quarter in a south/north orientation, over a distance of
approximately 420m from Hill Street Playing Fields through to Union Bridge. In terms of width,
the river is up to 20m wide along the majority of its length through the Laganbank Quarter and
is entirely open channel.
The River Lagan is the primary surface water within Laganbank Quarter; however there are a
number of culverted watercourses that discharge to the Lagan, either within or in very close
proximity to the study area.
Benson Street Stream is culverted under the Linenhall Street area and discharges to the
Lagan on its western bank, immediately upstream of Union Bridge.
The Altona Stream is culverted and discharges to the Lagan on its eastern bank, immediately
upstream of the study area at Edgewater.
The River Lagan is designated under the Drainage (Northern Ireland) Order 1973 (as
amended) and under various EC water-related legislation associated with the WFD. Within the
general study area, the river is designated as a Salmonid Waterbody.
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4.6.2

Surface Water, Heavily Modified and Artificial Waterbody Classification
With reference to the ‘Recommendations on Surface Water Classification Schemes for the
purposes of the Water Framework Directive Report’ (UKTAG, 2007), Member States are
required to classify the 'status' of surface waterbodies. This is determined by whichever is the
lower of a waterbody's 'ecological' or 'chemical’ status. To achieve the overall aim of ‘Good’
surface water status, the Directive requires that surface waters be of at least ‘Good’ ecological
and ‘Good’ chemical status. ‘Good’ surface water status is one of the principal objectives for
surface waterbodies not designated as heavily modified or artificial. The other principal
objective is to prevent deterioration of surface water status.
With reference to the ‘North Eastern RBMP’, the ecological quality of surface waters is an
expression of the quality of the structure and functioning of surface water ecosystems as
indicated by the condition of a number of 'quality elements'. The Directive uses the term
‘quality elements’ to refer to the different indicators of ecological quality comprising its
ecological status classification schemes. The quality elements used to assess ecological
status are:
•

Biological quality elements (invertebrates, plants, fish, phytobenthos and
phytoplankton);

•

General chemical and physiochemical quality elements (phosphorous in rivers and
lakes, nitrogen in transitional and coastal waters, dissolved oxygen and pH); and

•

Hydromorphological quality elements (water flow and physical modifications).

For each waterbody, the ecological quality elements are classified individually, and chemical
quality is determined by the levels of certain hazardous and dangerous substances. The
ecological and chemical results are then combined to give an overall status in one of five
classes:
•

High Ecological Status (HES);

•

Good Ecological Status (GES);

•

Moderate Ecological Status (MES);

•

Poor Ecological Status (PES); and

•

Bad Ecological Status (BES).

As noted above, the Directive requires that the overall ecological status of a waterbody be
determined by the results for the biological or physiochemical quality element with the worst
class (i.e. the quality element worst affected by human activity). This is called the ‘one out - all
out’ principle. If a waterbody is classified as ‘High’ or ‘Good’ status, then it has a healthy
ecology, which deviates only slightly from natural conditions, is an important natural asset, and
can support a wide range of uses such as recreation, fishing and drinking supply. If a
waterbody is classified as ‘Moderate’, ‘Poor’ or ‘Bad’, then the ecology is adversely affected
and the range of uses that can be supported is reduced.
With reference to the ‘North Eastern RBMP’ (NIEA 2009), some waterbodies have been
modified to such an extent that they can no longer be restored to their original condition
without compromising their current use (heavily modified waterbodies). Other waterbodies
have been created where no waterbody previously existed (artificial waterbodies). There are
four classes for the status of heavily modified and artificial waterbodies:
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•
•
•
•

Good Ecological Potential or better (GEP);
Moderate Ecological Potential (MEP);
Poor Ecological Potential (PEP); and
Bad Ecological Potential (BEP).

The classification system for heavily modified and artificial waterbodies takes into account the
modified nature of these waterbodies; thus instead of the aim of achieving ‘GES’, these
surface waters must aim to meet ‘GEP’. Their ecological potential is assessed for water
quantity, water flow and physical habitat, depending on whether reasonable effort has been
made to maximise the quality of the ecology and habitats. The ecological potential
classification also reflects the chemical quality of the water.
The River Lagan is classified as a Heavily Modified Waterbody under the terms of the Water
Framework Directive, modified to such an extent that it can no longer be restored to its original
condition without compromising its current use.
With reference to NIEA’s River Basin Plan Map viewer and ‘Reason for status for water bodies
within the Lagan LMA’ (March 2014, Version No. 1), the River Lagan waterbody
(UKGBNI1NE050503108) from Stranmillis through to Sprucefield is currently classified as
having Moderate Ecological Potential (MEP), which is an improvement in status from the
previous monitoring periods. The water quality status of aspects of this waterbody is
summarised below.
Table 4.5 Water Quality Status of River Lagan (2011 – 2013)
2011

2012

2013

Poor

Poor

Moderate

Ammonia

High

High

High

Benthic Invertebrates

Moderate

Moderate

Moderate

Dissolved oxygen

High

High

High

Fish

Moderate

Moderate

Moderate

Macrophytes

High

Good

Good

pH

High

High

High

Phytobenthos

Poor

Poor

-

Soluble reactive phosphate

Poor

Moderate

Moderate

Biochemical oxygen
demand*

Good

High

High

Temperature*

High

High

High

Hydrological regime

Poor

Poor

Poor

Morphological conditions

Moderate

Poor

Poor

Overall Status

1

* This element does not contribute to overall classification.
¹ Morphology is classified as moderate or worse because a full survey has not yet been completed.
The yearly classifications are based on monitoring data up to the end of the previous year where
available.
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With reference to the ‘Lagan LMA Action Plan 2010/2011’, there are set environmental
objectives which aim to deliver improvements, and whilst the aim is to achieve ‘Good’ status or
better, this target has not been set for the River Lagan.
With reference to the ‘North Eastern RBMP’ (NIEA 2009), the WFD recognises that achieving
‘Good’ status/potential for surface waterbodies may not be possible within the first cycle for the
following reasons:
•

The scale of improvements may take several cycles, for reasons of technical
feasibility;

•

Carrying out the improvements by 2015 may be disproportionally expensive; and

•

Natural conditions may not allow for timely improvements.

In such cases, as long as the waterbody is not allowed to deteriorate, the necessary
improvements may extend over several planning cycles. The WFD also allows a less stringent
objective to be set, where it is considered that ‘Good’ status/potential cannot be achieved by
2027. With reference to the ‘Reason for status for water bodies within the Lagan LMA’ (March
2014, Version No. 1), the time taken for the plants and animals to re-colonise and become
established after the chemical and physiochemical or hydromorphological conditions have
been restored to ‘Good’, or the time taken for the habitat conditions to ‘stabilise’ after
improvement works have been implemented, will cause a delay in reaching ‘Good’
status/potential until after 2015. The development and construction of the Laganbank Quarter
area may cause water quality in the River Lagan to fall below the current classification and
that where possible the Development Scheme contributes to achieving Good Ecological
Potential.
4.6.3

Groundwater
Based on NIEA’s River Basin Plan Map viewer, the survey area is located within the Belfast
Groundwater Body, which currently achieves ‘Poor’ overall status. It should be noted that this
would have no reflection on the specific groundwater conditions within the immediate study
area, which can vary over short distances.
It must be noted that as a significant proportion of the Laganbank Quarter is urbanised and of
‘Made Ground’, composition of materials in this area and potential for contaminants to be
present (which may pose a localised threat to groundwater quality) cannot be known fully
without further site investigation and hydrogeological interpretation.

4.6.4

Risk of flooding
A ‘Strategic Flood Risk Assessment Report’ was published by Atkins for the Laganbank
Quarter in July 2008. Whilst flooding is primarily a quantitative issue, the sources of flooding
(i.e. fluvial, pluvial, or out-of-sewer) are intrinsically linked to water quality issues within the
catchment and raised water levels. Whilst fluvial, and to some degree pluvial, flooding would
result in vast amounts of water within the catchment area, they do provide significant dilution
capabilities. Out-of-sewer flooding as a result of capacity issues in the sewerage network does
however present a major quality issue, not only within the watercourses, but also throughout
the wider urban area and potentially within the Laganbank Quarter.

4.6.5

Water Pollution
As Laganbank Quarter is located within the heart of an urbanised area, the River Lagan would
be subject to impacts from diffuse source pollution as a result of rain water falling upon
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impermeable surfaces, increase in use of household products and misconnections between
the sewerage system and surface water drains.
4.7

Water Quantity
The Laganbank Quarter is affected by the River Lagan floodplain. There is a history of flooding
at this site with significant flood events occurring in 1978 and 1986. Flooding however is
mainly limited to the existing towpath and the open space on the western side of the river,
adjacent to Hill Street Estate (Figure 4.6). The two smaller tributaries, i.e. Benson Street
Stream and Altona Stream, do not present a significant risk of flooding for current day flows. A
Strategic Flood Risk Assessment (SFRA) was carried out by Atkins in July 2008. A key
element of the report was to identify the 1:100 year floodplain. This is critical as policy FLD 1
of Planning Policy Statement 15 (PPS 15) states that development will not be permitted on the
floodplain except for very limited exceptions. Flooding from rivers and other sources were
considered as part of the report, as the area has known issues with capacity and sewer
flooding.

4.8

Air and Climate
The ‘2013 Air Quality Progress Report for Lisburn City Council’ was published in May 2013 in
fulfilment of The Environment (Northern Ireland) Order 2002 (Local Air Quality Management).
This report states that no exceedances of the Air Quality Strategy (AQS) objectives in 2012 for
any of the pollutants assessed were reported in the Lisburn City Council area. As such, no Air
Quality Management Areas (AQMAs) are currently declared. No exceedances of the AQS
objectives have been identified from the monitoring data collected since the last update and
screening Assessment. All monitored pollutant concentrations have been well below their
respective air quality objective limits.
In terms of Automatic Monitoring Sites, Lisburn City Council presently monitors NOx at Lagan
Valley Hospital, using a chemiluminescence analyser. A site at Dunmurry High School (which
monitored SO2, PM10 and PM2.5) has recently been decommissioned due to the closure of the
school. The analysers at this site have been relocated to a new site at Kilmakee Activity
Centre and include Polycyclic Aromatic Hydrocarbons (PAH) and black carbon monitoring
th
capabilities. However this new site was not fully operational until 30 September 2012, and
due to teething problems, no reliable data was available until November 2012. Therefore this
data has not been included in the 2013 progress report.
In terms of Non-Automatic Monitoring Sites, Lisburn City Council maintains a number of NO2
diffusion tubes at roadside and background sites, all of which generally show that results are
well below current air quality objectives. The closest to the Laganbank Quarter is at Sloan
Street.
As part of the development of the overall Lisburn City Centre Masterplan, JMP Consultants
(JMP), in association with The Paul Hogarth Company, was commissioned by the Department
for Social Development (DSD) to undertake a Transport Study of Lisburn City. This study
identified current traffic usage and issues in the area and the need for new junction
arrangements, pedestrian access routes, and cycle access routes. The study looked in detail
at a 2025 reference case, taking into account trends in traffic and the impacts of existing
BMAP proposals and included an assessment of how the Laganbank Quarter Development
Scheme should be designed to meet the objectives of transport policy. The study identified
issues that would require:
§

widening at the Sloan Street/Laganbank Road/Linenhall Street junction in order to
provide extra capacity;
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§
§
§

widening at the Young Street/Sloan Street junction in order to increase capacity and
mitigate delay (impact on existing buildings);
reinstatement of the currently prohibited right-turn from Young Street to Sloan Street; and
an extra lane at the Governors Road/Hillsborough Road junction, in order to allow two
lanes of straight through and right-turning traffic.

The study identified the need for more opportunities to walk or cycle to the city centre from the
surrounding area, and to improve bus connectivity and priority to the city centre.
The area identified as the Laganbank Quarter currently has no major industrial emissions. The
surrounding arterial road network currently conveys a comparatively high traffic volume and
thus exposes this area to higher concentrations of airborne contamination attributable to
vehicular activity. This results in generally poorer local air quality adjacent to these roads (i.e.
Sloan Street, Laganbank Road).
4.9

Cultural, Archaeological and Architectural Heritage
Lisburn contains a wealth of Cultural Heritage, with part of the City Centre being designated a
Conservation Area (Figure 4.7). This designation means the area is protected by
statute/legislation, not just policy, thereby giving greater weight to the protection. The northern
fringe of the Laganbank Quarter is located within the southern limits of the Conservation Area.
Within the Laganbank Quarter, there are 10 sites from the Sites and Monuments Record
(SMR) of the Northern Ireland Environment Agency. The majority of the sites are Industrial
Heritage, such as Damask Manufactory, Linen Hall, Gasworks Site, Corn Mill Site, Bridge,
Landing Stage, Bakery and Factory (Weaving) Site. However an old settlement location is
recorded as an Archaeological Heritage Site (ANT 068:011). Within its northern boundary is
the location of the two recorded battles of Lisnagarvey. The first battle is dated 28th November
1641, and the second dated from late 1649. Sites within Laganbank Quarter include a historic
settlement site (ANT 068:011), as well as a number of industrial sites,
The area immediately surrounding the Laganbank Quarter area also contains a number of
Cultural, Historic and Architectural Assets (Figure 4.7). In particular, there are a number of
listed structures including churches, public buildings and memorials. Lisburn was known as
the birthplace of the Irish linen industry, and the Lisburn city centre area contains a range of
industrial heritage sites reflecting this. There are two recorded Defence Heritage sites located
along Bridge Street on the edge of the Laganbank Quarter. The Scheduled Monument (ANT
068:002, Lisburn Castle Gardens) is recorded as a fortification of an uncertain date. Historic
gardens are located close to the Laganbank Quarter. The garden (AN-095) is recorded as
Lisburn Castle Garden.

4.10
4.10.1

Landscape
Landscape Character Areas
The Laganbank Quarter lies within one Landscape Character Area (LCA) namely LCA 97 –
Belfast / Lisburn, as shown on Figure 4.8.
The Northern Ireland Landscape Character Assessment (NILCA) (2000) provides a
description of the landscape condition and its sensitivity to change within the Belfast / Lisburn
LCA. From the description, the following are considered to be particularly relevant:
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§
§

§

4.10.2

“The quality of the environment within the urban districts is increasingly degraded by
traffic congestion, pollution, waste management problems and a lack of accessible public
open spaces;
The most sensitive parts of Belfast/Lisburn are the historic centres, the riverside and the
urban edges which have expanded onto the higher ridges enclosing Belfast.
Development on the lower slopes of the basalt escarpment is perhaps in the most
sensitive location in the city;
Belfast and Lisburn are overlooked by hills in all directions and the siting and design of all
major developments should be carefully considered in relation to these wider views.”

Lagan Valley Regional Park
The Lagan Valley Regional Park (LVRP) lies within the Belfast City, Castlereagh Borough and
Lisburn City council areas.
The objectives of Lagan Valley Regional Park are:
•
•

to conserve the landscape quality and features of the Lagan Valley; and
to enhance recreation usage by the public.

Figure 4.8 shows that the Lagan Valley Regional Park encompasses part of the Laganbank
Quarter.
The Belfast Metropolitan Area Plan (BMAP) 2015 (Draft 2004) includes policies for proposed
development within the Lagan Valley Regional Park, as outlined below:
Policy COU 15 - Development Proposals in the Lagan Valley Regional Park within the
Metropolitan Development Limit and Settlement Development Limits.
Proposed development would have to meet the following criteria:
• “appropriate to, and does not adversely affect, the character of the Park, the
settlement, the landscape quality and features or the visual amenity”.
Policy COU 14 - Lagan Valley Regional Park nodes.
Proposed development would have to meet the following criteria:
• “the proposal is sensitively located and does not have a detrimental impact on the
rural character of the Park;
•

there is maximum integration with the landscape in terms of siting, design, scale and
use of materials;

•

areas of open space are protected;

•

there is no negative effect on features of heritage value; and

•

it is an appropriate use and in accordance with the Key Site Requirements as
contained in the District Proposals.”

The majority of one LVRP node is within the Laganbank Quarter i.e. the Union Bridge Lagan
Valley Regional Park Node, as shown on Figure 4.8.
The Belfast Metropolitan Area Plan (BMAP) 2015 (Draft 2004) outlines key site requirements
which any development scheme would have to adhere to, which are specific to the Union
Bridge LVRP Node. BMAP clearly states that:
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“Proposals will be assessed in the context of the site’s location within the flood plain of the
River Lagan and its visual linkage with adjacent areas of riverside retail use, industry and
warehousing”.
BMAP also states that acceptable uses within the Union Bridge LVRP Node are based on the
predominant character of the area.
“These are defined as uses associated with outdoor recreation, amenity and education /
information. Water based recreation uses are appropriate providing it is demonstrated that no
harm will be caused to the nature conservation interest in the area.”
4.10.3

Lisburn Conservation Area
Lisburn Conservation Area was designated in 1992 and part of the Conservation Area is within
the Laganbank Quarter, as shown on Figure 4.8. BMAP recognises the importance of the
buildings in the Conservation Area as outlined below:
“The historic core of Lisburn has a fine heritage of historical associations and buildings of
architectural character.”
BMAP, under policy LC 60 Lisburn Conservation Area Additional Design Criteria, makes
increased provision for the protection of this historic character.

4.10.4

Lagan Valley Area of Outstanding Natural Beauty
The Lagan Valley Area of Outstanding Natural Beauty (AONB) was designated under the
Amenity Lands Act (NI) 1965. The extent of the AONB designated in 1967, is shown on Figure
4.8. The AONB is situated to the immediate north of the Laganbank Quarter.

4.10.5

Lisburn Castle Gardens Historic Park
Lisburn Castle Gardens Historic Park, is an extensive area within the northern fringes of
Lisburn City Centre, consisting of green space with paths, mature trees and decorative
planting. As shown on Figure 4.8, Lisburn Castle Gardens are not within the Laganbank
Quarter but adjacent to it. However, the steep topography of the site provides views over the
Laganbank Quarter. The importance of the Historic Park, is outlined in the Belfast Metropolitan
Area Plan (BMAP) as detailed below:
“This Historic Park, Garden and Demesne makes a valuable contribution to the quality and
character of the local landscape in Lisburn City Centre.”

4.10.6

Local Landscape Policy Areas
There are no Local Landscape Policy Areas (LLPAs) contained in the Belfast Metropolitan
Area Plan (BMAP) 2015 (Draft 2004) which include, or are immediately adjacent to, the
Laganbank Quarter.

4.10.7

Area of High Scenic Value
There are no Areas of High Scenic Value (AOHSVs), identified in the Belfast Metropolitan
Area Plan (BMAP) 2015 (Draft 2004), that lie within or immediately adjacent to the Laganbank
Quarter.
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4.11

Key Environmental Issues
The following table sets out the key issues identified in the Scoping Report and which formed
the basis for setting the subsequent Environmental Objectives. A number of potential
environmental effects (Soils and Cultural, Archaeological and Architectural Heritage) have
been removed from the table shown in the Scoping Report, due to the considered opinion that
they are not significant to the study, or are not of a strategic nature within the confines of the
immediate study area. This issues table does not otherwise distinguish the significance of the
issues that are listed. The scale and significance of the impacts is discussed in Section 6 of
this Environmental Report.

Table 4.6 Potential Environmental Effects identified in the Scoping Study
SEA Issue

Environmental effects to be assessed
To enhance the connectivity of habitats within the river corridor and its
capacity to provide both blue and green infrastructure;
To prevent terrestrial and aquatic biodiversity loss within the area and in
downstream and upstream habitats during construction;

Flora, Fauna, and
Biodiversity

To contribute to improving water quality and its ecological components and
physical requirements to ‘Good’ Ecological Potential (GEP) within the River
Lagan, consistent with WFD and RBMP targets for the watercourse
(interaction with Water Quality and Water Quantity);
To provide commuting and foraging routes for key species throughout the
Laganbank Quarter Development Scheme area;
To enhance biodiversity within the corridor of the River Lagan;
To prevent the introduction and/or spread of invasive / alien species to the
immediate area and the Lagan Corridor catchment as a whole;
To protect UK (including Northern Ireland) priority species and species
protected through EC Habitats and Bird Directives.
To reduce the deprivation status of Super Output Areas within the
Laganbank Quarter area (summarising a number of underlying issues,
such as employment, health, access to services etc.);
To reduce the incidence of crime and anti-social behaviour in the
Laganbank Quarter area;

Population,
Human Health and
Material Assets

To promote and enable sustainable journeys within the City of Lisburn and
elsewhere;
To ensure that development of the Laganbank Quarter does not impact
negatively on the value of material assets in the Quarter or elsewhere, or
negatively affect the economy of other parts of NI;
To increase levels of investment in the Laganbank Quarter area by the
private sector;
To improve health and wellbeing of the local community through
improvements to open space provision and sustainable transport linkages
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SEA Issue

Environmental effects to be assessed
along and to the river corridor and to enhance the amenity of the Lagan
Valley Regional Park.

Water (Quality)

To contribute to improving water quality and its ecological components and
physical requirements to ‘Good’ Ecological Potential (GEP) within the River
Lagan and tributaries consistent with WFD and RBMP targets for the
watercourse (interaction with Flora, Fauna and Biodiversity);
To contribute to a reduction in the impacts of flooding within Lisburn;

Water (Quantity)

To improve and modernise sewerage infrastructure in the Laganbank
Quarter area;
To maintain and enhance the natural function of the floodplain area.

Air & Climate
(including
Transport)

Landscape

To reduce the carbon footprint and air quality impact of the Laganbank
Quarter area;
To promote sustainable journeys to, from and within the area.
To maintain identified landscape character in the Laganbank Quarter and
adjacent areas of the city and where possible, enhance the landscape
quality and character and function of the Lagan Valley Regional Park and
its natural and cultural heritage features;
To promote enhancement of green and blue infrastructure.

SEA ENVIRONMENTAL REPORT (DRAFT)
AUGUST 2014
48

Department for Social Development Laganbank Quarter Development Scheme SEA

A number of these potential impacts interact and this is illustrated in the matrix table below.

Landscape

Cultural Heritage

Air & Climate
(Including
Transport)

Water Quantity

Water Quality

Soil

Population ,
Material Assets
and Human
Health

Flora Fauna
Biodiversity

Table 4.7 Potential Impact Interactions

Flora Fauna
Biodiversity

4.12

Population,
Material
Assets and
Human
Health

ü

Soil

ü

ü

Water
Quality

ü

ü

ü

Water
Quantity

ü

ü

ü

Air &
Climate
(Including
Transport)

ü

ü

Cultural
Heritage

ü

ü

Landscape

ü

ü

ü
ü

ü

ü

Setting the Environmental Objectives, targets and indicators
The Environmental Objectives were set within the Scoping Report, based on issues identified
in that study. These were subject to consultation, as part of the Scoping Report. The purpose
of the Environmental Objectives is to provide a basis for the assessment of the likely
environmental impact of the proposal in a way that is specific to the context and nature of the
type of plan or programme proposed. The baseline setting commenced with the Environmental
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Topics recommended in SEA guidance, but in terms of the assessment, a more integrated
approach can be taken, based on the interrelationships between Environmental Topics. One
example is the impact on fish and other aquatic species, which require certain water quantity,
water quality, sediment conditions and the absence of invasive, non-native species. An
integrated approach to the objectives has therefore been taken, and the process has
confirmed the following set of objectives, against which the draft Development Scheme has
been assessed.
1. To promote and enhance the connectivity of habitats within the river corridor and its
capacity to provide both ‘blue’ and ‘green’ infrastructure within the Laganbank Quarter
landscapes;
2. To prevent terrestrial and aquatic biodiversity loss within the area and in downstream
and upstream habitats during construction;
3. To protect UK (including Northern Ireland) priority species and species protected
through EC Habitats and Bird Directives;
4. To contribute to improving water quality and its ecological components and physical
requirements to ‘Good’ Ecological Potential (GEP) within the River Lagan, consistent
with WFD and RBMP targets for the watercourse;
5. To prevent the introduction and/or spread of invasive / alien species to / from the
immediate area and the Lagan Corridor catchment as a whole;
6. To reduce the deprivation status of Super Output Areas within the Laganbank Quarter
area (summarising a number of underlying issues such as employment, health,
access to services etc.);
7. To reduce the incidence of crime and anti-social behaviour in the Laganbank Quarter
area;
8. To improve health and wellbeing of the local community through improvements to
open space provision and sustainable transport linkages along and to the river
corridor and to enhance the amenity of the Lagan Valley Regional Park;
9. To promote and enable sustainable journeys within the City of Lisburn and elsewhere;
10. To increase levels of investment in the Laganbank Quarter area by the private sector;
11. To contribute to a reduction in the impacts of flooding within Lisburn;
12. To improve and modernise sewerage infrastructure in the Laganbank Quarter area;
13. To maintain and enhance the natural function of the floodplain area.
A number of the objectives vary slightly from those set out in the Scoping Report. These have
been modified during the assessment process in consultation with statutory stakeholders, for
the purpose of clarity.
4.13

Environmental Baselines and Targets
In relation to each of the Environmental Objectives, a set of baselines and indicators have
been identified which will allow for the Development Scheme to be monitored for its effects.
These are set out in the table below, related to the objectives set out in the previous section.

SEA ENVIRONMENTAL REPORT (DRAFT)
AUGUST 2014
50

Department for Social Development Laganbank Quarter Development Scheme SEA

Table 4.7 Environmental Baselines and Targets
SEA Objective

Baseline

Target
§ Additional hectares within management
and influence of Lagan Valley Regional
Park

1. To promote and enhance
the connectivity of habitats
within the river corridor and
its capacity to provide both
‘blue’ and ‘green’
infrastructure within the
Laganbank Quarter
landscapes.

§ 1700 hectares of land between Sprucefield and Lisburn within the management
and influence of Lagan Valley Regional Park;
§ Baseline of sewerage and stormwater infrastructure and capacity should be
established before detailed design phase.

§ Use of SuDS in all new or redeveloped
hard surfaces;
§ Continuity of habitat for bats and other
protected species is retained and
enhanced;
§ Stormwater and sewage managed
appropriately to assist compliance with
Water Framework and Floods Directives.
§ Continuous riparian vegetation along
River Lagan;

2. To prevent terrestrial and
aquatic biodiversity loss
within the area and in
downstream and upstream
habitats during construction.

§ Riparian vegetation (some of high quality) occurs in a non-continuous fashion
along the River Lagan;

§ Increased number and range of species
occurring along the River Lagan;

§ A range of riparian species thrive along the River Lagan;

§ Whole area and LVRP Invasive Species
Management Plan in place to treat
invasive species;

§ Invasive species are present;
§ Away from the river, in the urban areas, there is little natural vegetation for
species. Limited connectivity currently exists between the riparian corridor and
the wider environment.

§ All development should incorporate
landscaping with native species;
§ Connectivity of habitat should be
improved between the river and city
areas.
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SEA Objective

Baseline

Target
§ Protection and continuity of habitat for
Annex II species - Otter, Salmon, Sea
Lamprey, Brook Lamprey, River Lamprey,
Bat species

3. To protect UK (including
Northern Ireland) priority
species and species
protected through EC
Habitats and Bird Directives.

§ Habitats Directive Annex II species are present;
§ Birds Directive Annex I species are present in the area;
§ Wildlife (NI) Order 1985 as amended schedule 1 species are present in the
area.

§ Protection and continuity of habitat for Eel
(IUCN Red list of critically endangered
species)
§ Protection and continuity of habitat for
Kingfisher (Annex1) , and Schedule 1
species - Sand Martin, Tree Sparrow,
Heron and Barn Owl
§ Protection and continuity of habitat of all
Water Framework Directive Species of
Fish.

4. To contribute to improving
water quality and its
ecological components and
physical requirements to
‘Good’ Ecological Potential
(GEP) within the River
Lagan, consistent with WFD
and RBMP targets for the
watercourses.
5. To prevent the
introduction and/or spread of
invasive / alien species to /
from the immediate area and
the Lagan Corridor
catchment as a whole.

§ Lagan LMA Action Plan 2010/2011 targets
apply . Objective should be to improve
status of this waterbody;

§ From Stranmillis through to Sprucefield, the River Lagan is classified as having
Moderate Ecological Potential (MEP), which is an improvement in status from
the previous monitoring periods.

§ Water quality in the River Lagan is
expected to improve progressively,
however this will take a number of RBMP
Planning Cycles to achieve ‘Good’
Ecological Potential/status;
§ No deterioration in water quality.

§ Invasive Species are present in the LBQDS area: including Japanese
Knotweed (Fallopia japonica) and Himalaya Balsam (Impatiens glandulifera);

§ No invasive species present in area.

§ Other invasive aquatic species and terrestrial species may be present.
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SEA Objective

Baseline
§ Deprivation levels for the three SOAs that lie within or partly within the
Development Scheme area are as follows:

6. To reduce the deprivation
status of Super Output
Areas within the Laganbank
Quarter area (summarising a
number of underlying issues
such as employment, health,
access to services etc.).

§

Hillhall 1- Rank 145;

§

Hilden 1 - Rank 299;

§

Blaris 1 - Rank 528.

These reflect deprivation relative to other SOAs in Northern Ireland on a scale
of 1- 890, with 1 being the most deprived. Hillhall 1’s rank reflects high
deprivation status within the income deprivation, and income deprivation
affecting children domains.

Target

§ The targets for deprivation levels should
be that all SOAs in the Laganbank
Quarter area should rise 50 points above
the current overall ranking. The income
domain levels in all SOAs should rise
above 200.

§ These are relative figures in comparison
with other SOAs in Northern Ireland, so
are affected by development in other
areas.

§ Figures for recorded crime and anti-social behaviour 2012. Source: Northern
Ireland Neighbourhood Information Service.
Hilden 1:
§ 990 incidences of recorded crime and 286 incidences of anti-social behaviour in
2012.

7. To reduce the incidence
of crime and anti-social
behaviour in the Laganbank
Quarter area.

Hillhall 1:
§ 206 incidences of recorded crime and 51 incidences of anti-social behaviour in
2012.
Blaris 1:
§ 486 incidences of recorded crime and 89 incidences of anti-social behaviour in
2012.

§ No increase in recorded crime or
antisocial behaviour in the area;

§ No new sites in the area where crimes
and antisocial behaviour takes place.

Lagan Valley:
§ 594 incidences of recorded crime and 182 incidences of anti-social behaviour in
2012.
PSNI mapping of crime locations for 2013 and 2014 to date show few
incidences of crime are in the LBQDS area.
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SEA Objective

Baseline

Target

Indications of the health of people in the Laganbank Quarter area are contained in
summary statistics at NI, Local Government, Ward and Super Output level.
Data at SOA-level identified the following health status for the Laganbank Quarter
Development Scheme Area, compared to Lisburn City Council and Northern
Ireland as a whole.
8. To improve health and
wellbeing of the local
community through
improvements to open
space provision and
sustainable transport
linkages along and to the
river corridor and to enhance
the amenity of the Lagan
Valley Regional Park.

9. To promote and enable
sustainable journeys within
the City of Lisburn and
elsewhere.

10. To increase levels of
investment in the Laganbank
Quarter area by the private
sector.

% of all usual
residents
General health
'Good' or 'Very
Good'

% of all usual
residents
providing
unpaid care

Northern
79.5%
11.8%
Ireland
Blaris 1
75.6%
12.0%
Hilden 1
75.2%
10.9%
Hillhall 1
70.8%
10.4%
Lisburn LGD
81.3%
12.4%
Lisburn
82.1%
12.5%
LGD2014*
*2011 Census figures redrawn to reflect LGD boundary changes

% of all usual residents
with long-term health
problem or disability: dayto-day activities limited

§ Health improvement to average
percentages for Lisburn LGD as a whole.

20.7%
23.0%
22.0%
28.0%
19.0%
18.3%

§ No Lisburn or LBQDS - level data on journeys;

§ NI as a whole has established that only 16% of journeys are taken on foot and
1% by cycle. This is considerably lower than in any other UK region.
§ VAT/PAYE Registered businesses: In 2013, 5.44% (3685 of 67,745 overall) of
VAT or PAYE registered businesses operating in Northern Ireland were situated
in the Lisburn Local Government district (LGD). This figure was down from
3750 in 2012.
§ Invest NI Investment: In 2012, 321 offers of investment were made to
businesses in the Lisburn LGD area (399 Lisburn and Castlereagh LGD 2014).
£5.02M of assistance was given and £19.87m of investment was made in the
Lisburn LGD area in the same year.

§ Increase cycle and pedestrian journeys;
§ 2% of journeys taken by bicycle;
§ 25% of journeys taken on foot.
§ To increase the numbers of VATregistered businesses in Lisburn (return to
2012 levels?)

§ To increase the numbers of start-ups in
the Laganbank Quarter area SOAs by
50% by year 5
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SEA Objective

Baseline

Target

§ Invest NI start-ups: Of the 1574 start-ups resulting from the Regional
development Initiative 82 were located within the Lisburn and Castlereagh
(LGD 2014). 2 start-ups were recorded with Blaris 1 SOA, 1 start-up in Hilden 1
SOA and 2 within Hillhall 1 SOA.
§ The key flood risk to the Laganbank Quarter is fluvial flooding from the River
Lagan. A Strategic Flood Risk Assessment (SFRA) was undertaken by Atkins in
2008 which mapped the 1% Annual Exceedance Probability (AEP) floodplain,
based on Rivers Agency computational river model for the Lagan.
11. To contribute to a
reduction in the impacts of
flooding within Lisburn.

§ Flooding may arise from a range of sources including watercourses (open and
culverted), surface water run-off, road drainage, adopted sewers and privatelyowned un-adopted sewers. The various systems have different standards of
protection with rivers infrastructure designed to provide the highest standard of
protection of 1% AEP (1:100 years).

§ The area proposed for redevelopment within the Laganbank Quarter contains
12. To improve and
modernise sewerage
infrastructure in the
Laganbank Quarter area.

13. To maintain and
enhance the natural function
of the floodplain area.

some of the principal trunk sewers on both sides of the River Lagan. A
Drainage Area Study (DAS) of the Lisburn sewerage network was carried out
by Atkins on behalf of NI Water. The DAS recommends
upgrades/improvements to the sewerage network, which will be undertaken in
the next few years.
§ NI Rivers Agency provides flood mapping which identifies historic and potential
flooding in the Laganbank Quarter Area;

§ Figure 4.6 of this report shows the extent of Q100 flood events in the LBQDS

§ All new development within Laganbank
Quarter should meet current design
standards, which should contribute to a
reduction in the impacts of flooding within
Lisburn.

§ Any new sewerage infrastructure within
the Laganbank Development area should
be designed as a separate system to
current design standards.

§ No development on areas predicted to
9
flood in Rivers Agency flood mapping .

area.

9

It must be noted that in the preliminary phases of the Laganbank Quarter Development Scheme any proposals for areas predicted for flooding were
taken out of the scheme.
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5.
5.1

ALTERNATIVES
Requirements of the SEA Directive
Article 5.1 of the Directive states that an Environmental Report shall be prepared in which the
likely significant effects on the environment of implementing the plan or programme, and
reasonable alternatives taking into account the objectives and the geographical scope of the
plan or programme are identified, described and evaluated. It also requires that reasons for
selection of alternatives are outlined.

5.2

Objectives of the Laganbank Quarter Development Scheme
The objectives of the Laganbank Quarter Development Scheme require a mixed-use
development, providing additional housing and business opportunities close to the city centre,
and improving the environment. Alternatives considered relate to the phasing of the
development over 10 – 15 years or 15 – 25 years, and the extent to which the amenity of the
River Lagan and Lagan Valley Regional Park is protected and enhanced.

5.3

Proposed Alternatives to meet Objectives of the Development Scheme
The Development Scheme for the Laganbank Quarter has five possible options/alternatives,
identified by the DSD and Environmental Study team.
Alternative 1: The “Do Nothing” alternative; the Laganbank Quarter Development Scheme
does not go ahead as part of the Lisburn City Centre Masterplan.
Alternative 2(a): This alternative is the Laganbank Quarter Development Scheme (as
envisaged in the Lisburn City Centre Masterplan) is delivered within 10 – 15 years.
Alternative 2(b): A longer-term phased approach to the Laganbank Quarter Development
Scheme (as envisaged in the Lisburn City Centre Masterplan) is delivered within 15 – 25
years.
Alternative 3(a): The Laganbank Quarter Development Scheme (as envisaged in the Lisburn
City Centre Masterplan) is delivered within 10 – 15 years, incorporating a buffer strip both
sides of the River Lagan (20m) (where constraints allow).
Alternative 3(b): A longer-term phased approach to the Laganbank Quarter Development
Scheme (as envisaged in the Lisburn City Centre Masterplan) is delivered within 15 – 25
years, incorporating a buffer strip both sides of the River Lagan (20m) (where constraints
allow).
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6.
6.1

ASSESSMENT OF THE ALTERNATIVES
Methodology for the assessment
Assessment of the draft Development Scheme has been based on the performance of each
alternative against each of the 13 Environmental Objectives. These have been examined in
detail, and where possible in an interdisciplinary manner with experts.
A matrix was developed to enable assessment of the draft Development Scheme against the
SEA Objectives and to take into account the alternatives, the cumulative effects, and to enable
differentiation between construction phase impacts and operational phase impacts.
The assessment is mainly presented based on a set of matrices, and has a colour-coded sixpoint assessment scale of potential effects, as follows:

Major
Adverse
Effect

Minor
Adverse
Effect

No
Predicted
Impact
(Hatch)

Minor
Positive
Effect

Major
Positive
Effect

Uncertain or
unable to be
assessed,
due to lack of
information or
data

Each of the tables contains notes on the assessment where further clarity is needed and
suggests appropriate mitigation of effects. The tables also reflect the different effects of the
five options / alternatives for development (set out in Section 5.3). The effects of different
stages of development are considered with assessment of effects during both the construction
and operational phases. Where appropriate notes are made on effects within and around the
development area, and any cumulative effects that may be experienced.
6.2
6.2.1

Assessment of the draft Development Scheme against the SEA Objectives
SEA Objective 1: To promote and enhance the connectivity of habitats within the river
10
corridor and its capacity to provide both ‘blue’ and ‘green’ infrastructure within the
Laganbank Quarter landscapes.
Alternative 1: Do-Nothing
Without the LBQDS and the strategic approach to promoting and enhancing green and blue
infrastructure, habitats and connectivity, there is the potential for the erosion and
homogenisation of habitats, as well as the landscape character and quality within the study
area.
The exception to this is in the Lagan Valley Regional Park, where the statutory designation
and Lagan Valley Regional Park Local Plan 2005 (Adopted 1995) should provide substantial
protection against the erosion and homogenisation of landscape character and quality within
the LVRP boundary. Subsequently, the overall impact for the geographical area ‘Effects within
the Laganbank Quarter’ is deemed to be Minor Adverse, as the LVRP encompasses only part

10

Blue and green infrastructure refers to an integrated approach to managing water and land together to
enable adaption to climate change. It covers initiatives such as separation of stormwater from sewerage,
water storage during excessive rainfall, sustainable urban drainage systems, vegetation management,
riverbank management, floodplain protection etc., and allowing space for nature and its services.
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of the northern bank and the River Lagan, compared to the LBQDS that encompasses a larger
area incorporating the River Lagan and a more extensive area either side of the river.
The assessment of Minor Adverse for the geographical area ‘Effects outside the Laganbank
Quarter’ is based on the assumption that the LBQDS would provide a more strategic and
wide-reaching approach to promoting and enhancing green and blue infrastructure, habitats
and their connectivity.
The potential impacts of the construction and operational phases are not applicable in this
instance.
The cumulative impact of the ‘Do-Nothing’ alternative when combined with other existing plans
and programmes, is deemed to be Minor Adverse, as a strategic approach to promoting and
enhancing the green and blue infrastructure, habitats and their connectivity has not been
addressed. Blue infrastructure improvement is likely to be taken forward by NIEA and NI
Water during the period.
Alternative 2(a): Laganbank Quarter Development Scheme delivered within 10 – 15
years
The assessment of Minor Positive for the ‘Effects within the Laganbank Quarter’ is based on
the premise that the LBQDS includes a number of objectives and principles which show
consideration has been given to promoting and enhancing green and blue infrastructure,
habitats and their connectivity. Of particular relevance are the Regeneration Objectives and
Environmental Principles (Principles 7.1, 7.5 and 7.9) and Accessibility (Principle 6.1) in the
draft Development Scheme document.
The LVRP encompasses part of the northern bank and the River Lagan. However, the LBQDS
encompasses a larger area incorporating the River Lagan and a more extensive area either
side of the river. The assessment of Minor Positive for the geographical area ‘Effects outside
the Laganbank Quarter’ is therefore based on the assumption that the LBQDS provides a
more strategic and wide reaching approach to promoting and enhancing green and blue
infrastructure, habitats and their connectivity.
During the Construction phase, the impact is deemed to be Minor Adverse, as there is the risk
that identified habitats, green and blue infrastructure and their connections could be damaged.
The Operational Phase is deemed to be Minor Positive, as although areas of the LBQDS are
to be altered extensively to accommodate new development and this will initially potentially
impact on the identified habitats, green and blue infrastructure and their connections, it is
considered that in the medium to long term, these areas should fully integrate based on the
assumption that the detailed design and planting are appropriate.
The cumulative impact of this Alternative when combined with other existing plans and
programmes is deemed to be Minor Positive, since a strategic approach to promoting and
enhancing green and blue infrastructure, habitats and their connectivity is being
comprehensively addressed.
It must be noted that the current draft Development Scheme does not yet include specific
details of blue or green infrastructure proposals.
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Alternative 2(b): Laganbank Quarter Development Scheme delivered over longer term
phased approach of 15 – 25 years.
The assessment of Minor Positive for ‘Effects within the Laganbank Quarter’ is based on the
premise that the LBQDS includes a number of objectives and principles which show
consideration has been given to promoting and enhancing green and blue infrastructure,
habitats and their connectivity. Of particular relevance are the Regeneration Objectives and
Environmental Principles ( Principles 7.1, 7.5 and 7.9) and Accessibility (Principle 6.1) of the
draft Development Scheme document.
The LVRP encompasses part of the northern bank and the River Lagan. However, the LBQDS
encompasses a larger area, incorporating the River lagan and a more extensive area on the
Northbank and Southbank. The assessment of Minor Positive for ‘Effects outside the
Laganbank Quarter’ is therefore based on the assumption that the LBQDS provides a more
strategic and wide reaching approach to promoting and enhancing green and blue
infrastructure, habitats and their connectivity.
During the Construction, phase the impact is deemed to be Minor Adverse, as there is the risk
that identified habitats, green and blue infrastructure and their connections could be damaged.
The Operational Phase is deemed to be Minor Positive, as although areas of the LBQDS are
to be altered extensively to accommodate new development and this will initially potentially
impact on the identified habitats, green and blue infrastructure and their connections, it is
considered that in the medium to long term, these areas should fully integrate based on the
assumption that the detailed design and planting are appropriate.
The cumulative impact of this Alternative, when combined with other existing plans and
programmes, is deemed to be Minor Positive, since a strategic approach to promoting and
enhancing green and blue infrastructure, habitats and their connectivity is being
comprehensively addressed.
As this Alternative involves a longer term approach to the developing the Laganbank Quarter
the environmental improvements will be implemented more slowly over a longer period.
Slower implementation of the LBQDS would result in disruption over a longer period of time
and therefore increase the potential for damage to the green and blue infrastructure, habitats
and their connectivity.
Alternative 3(a): Laganbank Quarter Development Scheme delivered within 10 – 15
years incorporating buffer strip on both sides of River Lagan (20m)
The assessment of Major Positive for ‘Effects within the Laganbank Quarter’ is based on the
premise that the LBQDS includes a number of objectives and principles which show
consideration has been given to promoting and enhancing green and blue infrastructure,
habitats and their connectivity. Of particular relevance are the Regeneration Objectives and
Environmental Principles (Principles 7.1, 7.5 and 7.9) and Accessibility (Principle 6.1) in the
draft Development Scheme document. It is anticipated that the LBQDS incorporating a buffer
zone would provide further opportunities for promoting and enhancing green and blue
infrastructure, habitats and connectivity. This is based on the assumption that the buffer zone
would protect the existing identified landscapes, habitats and the River Lagan, and include the
introduction of appropriate planting.
The assessment of Major Positive for ‘Effects outside the Laganbank Quarter’ is based on the
assumption that the LBQDS provides a more strategic and wide reaching approach to
promoting and enhancing green and blue infrastructure, habitats and their connectivity, and
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that this is further enhanced by the buffer zone which reinforces the river and green corridor
through the site.
During the Construction phase, the impact is deemed to be Minor Adverse, as there is the risk
that identified habitats, green and blue infrastructure and their connections could be damaged.
The Operational Phase is deemed to be Major Positive, as although areas of the LBQDS are
to be altered extensively to accommodate new development and this will initially potentially
impact on the identified habitats, green and blue infrastructure and their connections, it is
considered that in the medium to long term, these areas should fully integrate based on the
assumption that the detailed design and planting are appropriate. The assumption is that the
buffer zone would protect the existing landscape, River Lagan and habitats, and include the
introduction of appropriate planting and would therefore accelerate this integration.
The cumulative impact of this Alternative, when combined with other existing plans and
programmes, is deemed to be Major Positive, since a strategic approach to promoting and
enhancing green and blue infrastructure, habitats and their connectivity along the River Lagan
is comprehensively addressed within River Basin Management planning.
Alternative 3(b): Laganbank Quarter Development Scheme delivered over longer term
phased approach of 15 – 25 years incorporating buffer strip on both sides of River
Lagan (20m)
The assessment of Major positive for ‘Effects within the Laganbank Quarter’ is based on the
premise that the LBQDS includes a number of objectives and principles which show
consideration has been given to promoting and enhancing green and blue infrastructure,
habitats and their connectivity. Of particular relevance are the Regeneration Objectives and
Environmental Principles (Principles 7.1, 7.5 and 7.9) and Accessibility (Principle 6.1) in the
draft Development Scheme document. It is anticipated that the LBQDS incorporating a buffer
zone would provide further opportunities for promoting and enhancing green and blue
infrastructure, habitats and connectivity. This is based on the assumption that the buffer zone
would protect the existing identified landscapes, habitats and the River Lagan, and include the
introduction of appropriate planting.
The assessment of Major Positive for ‘Effects outside the Laganbank Quarter’ is based on the
assumption that the LBQDS provides a more strategic and wide reaching approach to
promoting and enhancing green and blue infrastructure, habitats and their connectivity, and
that this is further enhanced by the buffer zone which reinforces the river and green corridor
through the site.
During the Construction phase, the impact is deemed to be Minor Adverse, as there is the risk
that identified habitats, green and blue infrastructure and their connections could be damaged.
The Operational Phase is deemed to be Major Positive, as although areas of the LBQDS are
to be altered extensively to accommodate new development and this will initially potentially
impact on the identified habitats, green and blue infrastructure and their connections, it is
considered that in the medium to long term, these areas should fully integrate based on the
assumption that the detailed design and planting are appropriate. The assumption is that the
buffer zone will protect the existing landscape, River Lagan and habitats, and include the
introduction of appropriate planting and would therefore accelerate this integration.
The cumulative impact of this Alternative, when combined with other existing plans and
programmes, is deemed to be Major Positive, since a strategic approach to promoting and
enhancing green and blue infrastructure, habitats and their connectivity is being
comprehensively addressed.
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As this Alternative involves a longer term approach to developing the Laganbank Quarter, the
environmental improvements will be implemented more slowly over a longer period. Slower
implementation of the LBQDS would result in disruption over a longer period of time and
therefore increase the potential for damage to the green and blue infrastructure, habitats and
their connectivity.
NOTE: Assessment of all of these alternatives under this objective and Objective 4 are based
on appropriate stormwater and sewerage arrangements being designed into the scheme to
meet the requirements of the EU Floods Directive.
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SEA Objective 1: To promote and enhance the connectivity of habitats within the river corridor and its capacity to provide both ‘blue’ and ‘green’ infrastructure within the Laganbank Quarter landscapes.

Laganbank Quarter
Alternative:

Key Baseline Information /
Target:

Geographic
Area

Timescale

Alternative 1: ‘Do Nothing’ – The
Laganbank Quarter Development
Scheme does not go ahead as part
of the Lisburn City Centre
Masterplan.

•
•
•
•
•
•

Alternative 2(a): The Laganbank
Quarter Development Scheme (as
envisaged in the Lisburn City
Centre Masterplan) delivered within
10 – 15 years.

Alternative 2(b): A longer-term
phased approach to the Laganbank
Quarter Development Scheme,
over 15 – 25 years.

Alternative 3(a): The Laganbank
Quarter Development Scheme (as
envisaged in the Lisburn City
Centre Masterplan) delivered within
10-15 years incorporating a buffer
strip both sides of River Lagan
(20m) (where constraints allow).

Alternative 3(b): A longer–term
phased approach to the Laganbank
Quarter Development Scheme,
over 15-25 years, incorporating a
buffer strip both sides of River
Lagan (20m) (where constraints
allow).

1700 hectares of land between Sprucefield and Lisburn within the management and influence of Lagan Valley Regional Park;
Baseline of sewerage and stormwater infrastructure and capacity should be established before detailed design phase;
Additional hectares within management and influence of Lagan Valley Regional Park;
Use of SuDS in all new or redeveloped hard surfaces;
Continuity of habitat for bats and other protected species is retained and enhanced;
Stormwater and sewage managed appropriately to assist compliance with Water Framework and Floods Directives.

Effects within
the Laganbank
Quarter
Effects outside
the Laganbank
Quarter
Construction
Phase
Operational
Phase

Cumulative

Commentary:

Without the LBQDS, and the
strategic approach to promoting
and enhancing green and blue
infrastructure, habitats and
connectivity, there is the potential
for the erosion and homogenisation
of habitats and the landscape
character and quality within the
study area.

The LBQDS includes a number of objectives and principles which show
consideration has been given to promoting and enhancing green and blue
infrastructure, habitats and their connectivity. Of particular relevance are
the Regeneration Objectives and Environmental Principles (Principles 7.1,
7.5 and 7.9) and Accessibility (Principle 6.1) in the draft Development
Scheme document.

With the longer term approach to
developing the Laganbank Quarter
the environmental improvements
would be implemented more slowly
over a longer period. Slower
implementation of the LBQDS
would result in disruption over a
longer period of time and therefore
increase the potential for damage to
the green and blue infrastructure,
habitats and their connectivity.

The LBQDS includes a number of objectives and principles which show
that consideration has been given to promoting and enhancing green and
blue infrastructure, habitats and their connectivity. Of particular relevance
are the Regeneration Objectives and Environmental Principles (Principles
7.1, 7.5 and 7.9) and Accessibility (Principle 6.1) in the draft Development
Scheme document.
It is anticipated that the LBQDS (with buffer zone) would provide further
opportunities for enhancing green and blue infrastructure, habitats and
their connectivity.
This is based on the assumption that the buffer zone would protect the
existing landscape, River Lagan and habitats, and include the introduction
of appropriate planting.
With the longer term approach to
developing the Laganbank Quarter
the environmental improvements
would be implemented more slowly
over a longer period. Slower
implementation of the LBQDS
would result in disruption over a
longer period of time and therefore
increase the potential for damage
to the green and blue infrastructure,
habitats and their connectivity.

KEY
Major Adverse

Minor Adverse

No Impact

Minor Positive

Major Positive

Uncertain
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SEA Objective 1: To promote and enhance the connectivity of habitats within the river corridor and its capacity to provide both ‘blue’ and ‘green’ infrastructure within the Laganbank Quarter landscapes.

Mitigation:

None Proposed

•

The Planning system should protect the landscape but proposals need to ensure that the design enhances and protects the existing blue and
green infrastructure and promotes physical inter-connections.

•

Buildings should be designed utilising green infrastructure principles.

•

Ensure that during construction the most sensitive habitats and landscapes are protected. Ensure that the impact of the supporting
infrastructure for the development is located away from the most sensitive habitats and landscapes.

•

Measures will need to be taken to ensure that the protection and connectivity of habitats is maintained throughout the construction phase.

“Mature trees and riverbank vegetation should be retained where appropriate and complemented by quality, comprehensive landscaping and planting
to soften the roadways and car parking areas.”
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6.2.2

SEA Objective 2: To prevent terrestrial and aquatic biodiversity loss within the area and
in downstream and upstream habitats during construction.
Alternative 1: Do Nothing
With the Do-Nothing scenario, the level of biodiversity loss would likely remain constant.
There are some aspects and parameters which would change over the next number of years.
Firstly, the impact of the Water Framework Directive (WFD) would gradually improve the water
quality of the Lagan as it flows through this part of the city (Objective 4); a benefit to
biodiversity. Vegetation in the area is likely to reduce, as piecemeal developments would
gradually ‘eat into’ green areas of the site, potentially removing areas of trees and understorey
vegetation to make room for more buildings and infrastructure. With no direction or overall
plan to guide development, construction would likely be more haphazard with individual
developers only concerned for their own space. Any continuous vegetation would be
fragmented and severed, and there would be no continuous planned landscaping throughout
each individual business premises. This would be very much a negative effect.
With no strategic approach to development, parts of the original fabric of the area would
remain untouched. Existing buildings would become older and consequently fall into disrepair,
providing habitats, for example nesting birds. Existing vegetation would continue to develop
and mature, also providing an increasing amount of suitable habitats. With some areas to
remain undeveloped in this alternative, then the undisturbed nature of the existing habitat
would also be of benefit.
Overall, it is considered that the positive and negative effects would balance each other out
and there would be no change to the overall biodiversity value in the area for this ‘Do-Nothing’
alternative during the same time period as the Development Scheme would have been put in
place.
Alternative 2(a): Laganbank Quarter Development Scheme delivered within 10 – 15
years.
If the Laganbank Quarter Development Scheme proceeds, then it is considered that once
built, it will have many benefits for biodiversity. A strategic approach to the development will
result in a landscaping plan throughout, which will consider biodiversity and aim to deliver
maximum benefits to various different species groups. Any landscape plan would incorporate
a mixture of plants, shrubs and trees to create structural variation. It is assumed that a
landscape plan would be implemented alongside the main construction period.
As described later in Objective 4, the water quality of the area would be improved and any
planting would aim to link and connect the river, green areas and urban spaces and buildings
throughout the development. At present, other than along the River Lagan, there is limited
connectivity for species throughout the entire Scheme area. A landscaping plan would ensure
that habitat corridors would be created, even through the adoption of simple tree-lined
avenues, which would bring elements of the natural environment into the urban area. With the
Development Scheme in place, the entire landscaped areas, trees and green space would be
managed over the 15 years that the Scheme is delivered. The overall benefits would result in
biodiversity gains, considered as a Minor Positive effect.
The construction process of the Laganbank Quarter Development Scheme, especially over a
long period of time, would be considered a Minor Adverse effect. There are two main reasons
for this classification. During construction, old buildings and old vegetated areas including
potentially mature vegetation would be removed to make space for the newly designed
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portions. Between the time of clearance and the time it takes for the new plants and
landscaping to become established, there would likely be a reduction in biodiversity. Areas
within the Scheme boundary would be reduced to areas of hardstanding and earth while the
construction process is ongoing. Secondly, throughout the period of construction, there would
be significant disturbance within the Scheme boundary through the presence of construction
personnel, plant, and construction associated noise of excavation, hammering, piling, plant
and equipment etc.
Alternative 2(b): Laganbank Quarter Development Scheme delivered over longer term
phased approach of 15 – 25 years.
Alternative 2(b) shares much in common with Alternative 2(a) as described above. In the long
term, there would also be the same benefits to biodiversity. The exact value for biodiversity
and when those benefits would be realised would be entirely dependent on the timeframes of
the development and when areas are cleared or built. The nature of this alternative means that
construction would be continued over a longer timeframe. This could mean disturbance would
be continuous through that period, although if it is spread over a longer timeframe, then the
actual disturbance experienced at any one time may not be as great as in Alternative 2(a).
Benefits to biodiversity may be also experienced more slowly than the previous alternative, as
elements are built more gradually. For example, there may be fragmentation or gaps within the
vegetation corridors if some sites are not built, isolating certain species to particular areas of
the Scheme.
Alternative 3(a): Laganbank Quarter Development Scheme delivered within 10 – 15
years incorporating buffer strip on both sides of River Lagan (20m).
The incorporation of a buffer strip of vegetation on both sides of the River Lagan would
provide the most biodiversity gains to the Development Scheme during its construction. There
are a number of benefits that would be provided by this Alternative 3(a).
Firstly, the area of natural habitat created within the Development Scheme boundary would
increase, automatically providing much needed food and shelter to a host of species. The
habitat would be linear, which means that it would act as a commuting corridor for species
which either travel on the ground through the lower levels of the vegetation, or through the
branches of trees. The most biodiverse location within the confines of the Scheme boundary is
the River Lagan. Through the incorporation of a 20m strip on both sides of the river, the river
and its banks would be sheltered and protected from the disturbance of a busy city and
development beyond. Another Minor Positive benefit.
The buffer strip would also play a vital role in the wider landscape, allowing vegetated river
bank to continue from the Sites of Local Nature Conservation Importance (SLNCIs) beyond.
This in turn would encourage the passage of species through the area, as well as easily
encouraging more in, along the natural corridors.
The buffer strip would provide a source of biodiversity gain, but when this is linked-up with the
habitat corridors and landscaped areas in the wider scheme, biodiversity can also radiate out
further, into them from this core area. A well-established vegetated corridor along the
riverbank would also help to suppress any non-native invasive species along the riverbank
trying to gain an initial ‘foothold’ in the area.
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Obviously, similar to Alternative 2(a), there would be disturbance through the construction and
development of the area. However, if the buffer strip is one of the first things to be
established, then the effects of the disturbance would be minimised.
Alternative 3(b): Laganbank Quarter Development Scheme delivered over longer term
phased approach of 15 – 25 years incorporating buffer strip on both sides of River
Lagan (20m).
The beneficial effects of biodiversity gains brought through Alternative 3(a) would also be
experienced here. The main difference would be the timeframe that the benefit would act over.
Similar to Alternative 2(b), the disturbance due to construction would be spread over a longer
timeframe, although the actual disturbance levels may be lower. The best scenario would be
to have the buffer zone creation initiated right at the beginning of the development. Then, as
development proceeded, the buffer zone may have developed to provide habitat and protect
the species from disturbance.
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SEA Objective 2: To prevent terrestrial and aquatic biodiversity loss within the area and in downstream and upstream habitats during construction.

Laganbank Quarter
Alternative:

Alternative 1: ‘Do-Nothing’ – The
Laganbank Quarter Development
Scheme does not go ahead as part
of the Lisburn City Centre
Masterplan.

§
§
§
§
§

Key Baseline Information /
Target:

Geographic
Area

Timescale

Alternative 2(a): The Laganbank
Quarter Development Scheme (as
envisaged in the Lisburn City
Centre Masterplan) delivered within
10 – 15 years.

Alternative 2(b): A longer-term
phased approach to the Laganbank
Quarter Development Scheme,
over 15 – 25 years.

Alternative 3(a): The Laganbank
Quarter Development Scheme (as
envisaged in the Lisburn City
Centre Masterplan) delivered within
10-15 years, incorporating a buffer
strip both sides of River Lagan
(20m) (where constraints allow).

Alternative 3(b): A longer–term
phased approach to the Laganbank
Quarter Development Scheme,
over 15-25 years, incorporating a
buffer strip both sides of River
Lagan (20m) (where constraints
allow).

Riparian vegetation (some of high quality) occurs in a non-continuous fashion along the River Lagan. (Continuous riparian vegetation along River Lagan).
A range of riparian species thrive along the River Lagan. (Increased number and range of species occurring along the River Lagan).
Invasive species are present. (Invasive Species Management Plan in place to treat invasive species).
Away from the river, in the urban areas there is little natural vegetation for species. (All development should incorporate landscaping with native species).
Limited connectivity currently exists between the riparian corridor and the wider environment. (Connectivity should be improved between the river and city areas).

Effects within
the Laganbank
Quarter
Effects outside
the Laganbank
Quarter
Construction
Phase
Operational
Phase

Cumulative

Commentary:

Development will continue in piecemeal
fashion. The playing fields are likely to
remain as they are. Vegetation would
continue to grow along the river in a
natural manner. Little management of
river vegetation would occur. Little (if
any) treatment of invasive species
would likely be undertaken. Invasive
species would spread along the river
bank, potentially reducing the natural
species density and numbers.

Development would proceed as
planned, with the biggest comparative
difference being a lack of any official
buffer zone at the river. A number of
elements would characterise the
development in relation to biodiversity:
§
Buildings and hard-standing would
continue right up to the top of the
riverbank in places;
§
The development would carry a
pollution risk during construction,
as any building or demolition work
would be undertaken in close
proximity to the river;
§
Disturbance from noise and visual
impacts of plant and personnel
may disrupt the normal routines of
certain species;
§
Ongoing treatment of any invasive
species in the area;
§
Development would incorporate coordinated elements of biodiversity
enhancement within even the built
up parts, e.g. Landscaping using
native species, tree-lined avenues

All the comments for Alternative 2a are
also valid for this Alternative 2b.
The difference between the two
versions lies with the time period that
the development is being constructed.
If the development is completed in a
shorter time frame, then in theory there
would be less disturbance to
biodiversity. There is also a valid
argument that as the development
would take place over a longer time
period, that less construction activity
would occur at once resulting in an
overall lower level of potential
disturbance throughout the period of
development.

The difference with this option would be
the incorporation of the buffer strip to
the development. Essentially, a buffer
strip is a linear area of natural habitat.
With most of the Laganbank Quarter
development consisting of hard
landscaping, a buffer strip represents
the best opportunity to enhance the
area for biodiversity. The natural habitat
would also be ideally positioned along
the river, already a ready- made wildlife
corridor. A buffer strip would have a
number of benefits in addition to the
obvious provision of riparian habitat
making it a real bonus for biodiversity.
§

§

The buffer strip would reduce the
pollution risk of development by
acting as a natural barrier between
the development and the river.
It would also prevent disturbance to
any aquatic species and also those
riparian species by providing
shelter, connectivity and protection
against any visual or noise pollution

All the comments for Alternative 3a are
also valid for this Alternative 3b.
The difference between the two
versions lies with the time period that
the development is being constructed.
If the development is completed in a
shorter time frame, then in theory there
would be less disturbance to
biodiversity. There is also a valid
argument that as the development
would take place over a longer time
period, that less construction activity
would occur at once resulting in an
overall lower level of potential
disturbance throughout the period of
development.
For both alternatives 3a and 3b, there is
a minor positive during construction.

KEY
Major Adverse

Minor Adverse

No Impact

Minor Positive

Major Positive

Uncertain
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SEA Objective 2: To prevent terrestrial and aquatic biodiversity loss within the area and in downstream and upstream habitats during construction.
to aid bat and bird commuting
through the area, and insect
friendly planting schemes.
§
Due to the elements outlined above, the
overall scheme will create a minor
positive effect on biodiversity. This is
mainly due to the ‘greening’ of the
current area of the city and the
incorporation of suitable landscaped
areas. This would improve connectivity
for various species. Due to the
proximity of the development to the
river (where most biodiversity is likely to
occur) there is a risk of pollution and
disturbance, and so the construction
phase would be rated as having a Minor
Adverse effect.

§

which could occur in the vicinity,
should development occur adjacent
to the River Lagan.
It would improve connectivity along
the River Lagan, allowing free
movement throughout this area.
Benefits from a buffer strip would
be a permanent improvement and
would become further enhanced as
the vegetation, trees and shrubs
mature over the years.

With the installation / planting of any
buffer strip, the benefits can commence
as soon as the buffer strip is
established. Different species would
use the strip in different ways as it
develops.
During construction, there would still be
a positive impact on biodiversity,
however, it is felt that due to the
increased noise and disturbance of
plant and personnel in the immediate
area, the benefit would only be rated as
a minor positive.
For all other categories, a major positive
benefit would be experienced for
biodiversity and this objective.

•
•

Mitigation:
•

Incorporate riverbank planting and
management along River Lagan.
Invasive Species Management
Plan to be implemented for River
Lagan.
Improve city areas by incorporating
landscaped areas.

•

•

Incorporate some riverbank planting and landscaping as a buffer to the river.
During construction, put in place a robust Construction Environmental
(including Ecological) Management Plan. This should be closely monitored
and controlled to avoid/minimise any adverse impacts.

•

During construction, put in place a robust Construction Environmental
(including Ecological) Management Plan. This should be closely monitored and
controlled to avoid/minimise any adverse impacts.
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6.2.3

SEA Objective 3: To protect UK (including Northern Ireland) priority species and
species protected through EC Habitats and Bird Directives.
Alternative 1: Do-Nothing
A number of priority and protected species have been identified to be potentially present within
the boundary of the Laganbank Quarter, most of which are associated with the River Lagan.
As outlined in Objective 2, there are some aspects and parameters which would change over
the next number of years. Firstly, the impact of the Water Framework Directive (WFD) would
gradually improve the water quality of the Lagan as it flows through this part of the city
(Objective 4), thus improving habitats for priority and protected species, particularly fish and
other aquatic species dependant on fish.
However, as also outlined, the vegetation in the area is likely to reduce, as piecemeal
developments would gradually ‘eat into’ green areas of the site, perhaps without replacement
of it, potentially removing areas of trees and understorey vegetation to make room for more
buildings. The fragmentation and loss of continuous vegetation would lead to reduced habitat
usage by bat and bird populations.
Individual developments, close to the River Lagan could potentially disturb riparian species
including European Protected Species such as Otter through their construction or operation, if
done so without consideration of the environment.
Overall, it is considered that the positive and negative effects would balance each other out
and there would be no change to the protection of priority and protected species for this ‘DoNothing’ alternative during the same time period as the Development Scheme would have
been put in place.
Alternative 2(a): Laganbank Quarter Development Scheme delivered within 10 – 15
years.
With the Laganbank Quarter Development Scheme in place, Alternative 2(a) would be
expected to deliver a Minor Positive benefit. Any scheme would consider the area as a whole,
for the benefit of the natural environment. The nature of the development would include habitat
connectivity throughout, the incorporation of native species, and an improvement to general
biodiversity. This would all result in improved conditions for Priority and protected species.
Moreover, acting in combination with the scheme, would be the improved water quality of the
Lagan. With so many of the Priority and protected species dependant on good quality water
habitat, then this would be an important benefit to them.
During construction, it is considered that there would be a Minor Adverse effect. This is due to
the potential disturbance risk to riparian species as development proceeds adjacent to the
river.
Alternative 2(b): Laganbank Quarter Development Scheme delivered over longer term
phased approach of 15 – 25 years.
The Alternative 2(b) simply refers to the same plan being undertaken over a longer period.
This would result in a difference in the timeframe within which the Minor Positive benefit would
be experienced. If the Development Scheme is delivered within a 10-15 year timeframe, the
benefits would obviously be experienced sooner than if it were delivered over the 15-25 year
timeframe. It is unknown whether there would be less impact to species by stretching the
same construction over a longer period.
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Alternative 3(a): Laganbank Quarter Development Scheme delivered within 10 – 15
years incorporating buffer strip on both sides of River Lagan (20m).
A buffer strip would provide protection and improved habitat for all priority and protected
species within the riparian habitat. For this reason, there would be a Major Positive benefit
throughout the development, regardless of the timeframe involved.
A 20m width of vegetation would provide a very important habitat block to many species, from
flies and insects which in turn feed birds and bats, to other species which would be able to use
the buffer zone to commute or travel through.
During construction, with the buffer in place, there would be less disturbance to the majority of
species. As there would likely be a perceptible level of disturbance even with the buffer in
place, there would be a reduction in the level of beneficial impact to a Minor Positive.
Alternative 3(b): Laganbank Quarter Development Scheme delivered over longer term
phased approach of 15 – 25 years incorporating buffer strip on both sides of River
Lagan (20m).
Again, as with Alternative 2(b), there would be a difference in the timeframe within which the
benefit would be experienced. If the Development Scheme is delivered within a 10-15 year
timeframe, the benefits would obviously be experienced sooner than if it were delivered over
the 15-25 year timeframe.
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SEA Objective 3: To protect UK (including Northern Ireland) priority species and species protected through EC Habitats and Bird Directives.
Alternative 1: ‘Do Nothing’ – The
Alternative 2(a): The Laganbank
Alternative 2(b): A longer-term
Laganbank Quarter Development
Quarter Development Scheme (as
phased approach to the Laganbank
Scheme does not go ahead as part envisaged in the Lisburn City
Quarter Development Scheme,
Laganbank Quarter
of the Lisburn City Centre
Centre Masterplan) delivered within over 15 – 25 years.
Alternative:
Masterplan.
10 – 15 years.

Timescale

Alternative 3(b): A longer–term
phased approach to the Laganbank
Quarter Development Scheme,
over 15-25 years, incorporating a
buffer strip both sides of River
Lagan (20m) (where constraints
allow).

A number of fish species occur in the River Lagan. All fish are protected. (The water quality should be improved for the benefit of the fish).
Kingfisher, sand martin and heron are likely to occur within the Laganbank Quarter. (The River Lagan should be managed and the habitat enhanced where possible).
Otter and bats are likely to occur along the river. (Encourage habitat enhancement along the river for these species).
The majority (if not all) of the protected species and priority species would occur within the river. (Encourage the enhancement of the river and connectivity for mobile species further afield).

Key Baseline Information /
Target:

Geographic
Area

Alternative 3(a): The Laganbank
Quarter Development Scheme (as
envisaged in the Lisburn City
Centre Masterplan) delivered within
10-15 years, incorporating a buffer
strip both sides of River Lagan
(20m) (where constraints allow).

Effects within
the Laganbank
Quarter
Effects outside
the Laganbank
Quarter
Construction
Phase
Operational
Phase

Cumulative

Commentary:

Mitigation:

The numbers of priority species and
protected species would be expected to
remain largely unaffected by this
alternative. It could be argued that as
water quality improves with the full
implementation of the Water
Framework Directive, that conditions in
the River Lagan would improve and
numbers and range would increase with
time.

•

The development of the scheme is liable to slightly improve conditions for priority
and protected species within the riparian corridor. This would largely come about
through improvements to water quality and any landscaping in the area. It is
considered that there would be improved connectivity throughout the development,
moreso than the existing situation.
During construction, there would be a Minor Adverse effect as riparian species
may be disturbed with development boundary adjacent to the river.
There will be a difference in the timeframe within which the benefit will be
experienced. If the Masterplan is delivered within a 10-15year timeframe, the
benefits would obviously be experienced sooner than if it were delivered over the
15 - 25 year timeframe.

•
Implement the Water Framework
Directive Objectives.

•

Incorporate some riverbank planting and landscaping as a buffer to the river.
During construction, put in place a robust Construction Environmental
Management Plan (CEMP). This should be closely monitored and controlled
to avoid/minimise any adverse impacts to species.

The buffer would provide protection and improved habitat for all priority and
protected species within the riparian habitat. For this reason, there would be a
Major Positive benefit throughout the development area, regardless of the
timeframe involved.
During construction, with the buffer in place, there would be less disturbance to the
majority of species. As there would likely be a perceptible level of disturbance even
with the buffer in place, there would be a reduction in the level of beneficial impact
to a Minor Positive.
Again, there would be a difference in the timeframe within which the benefit would
be experienced. If the Development Scheme is delivered within a 10-15 year
timeframe, the benefits would obviously be experienced sooner than if it were
delivered over the 15-25 year timeframe.

•

During construction, put in place a robust Construction Environmental
Management Plan (CEMP). This should be closely monitoring and controlled
to avoid/minimise any adverse impacts.

KEY
Major Adverse

Minor Adverse

No Impact

Minor Positive

Major Positive

Uncertain
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6.2.4

SEA Objective 4: To contribute to improving water quality and its ecological
components and physical requirements to ‘Good’ Ecological Potential (GEP) within the
River Lagan, consistent with WFD and RBMP targets for the watercourse.
Alternative 1: Do-Nothing
Under the ‘Do-Nothing’ scenario, the water environment is expected to progressively improve
as a result of actions taken to resolve failing elements, identified as part of the ‘Lagan LMA
Action Plan 2010/2011’ for the River Lagan waterbody, though will take a number of RBMP
Planning Cycles to achieve this. As the waterbody is classified from Stranmillis through to
Sprucefield, positive effects would be experienced within, but moreso outside the Laganbank
Quarter.
Under the ‘Do-Nothing’ scenario, actions would still be taken to resolve failing elements
identified as part of the ‘Lagan LMA Action Plan 2010/2011’. These would include measures to
protect and improve the state of the water environment; reduce levels of pollution; ensure
sustainable use of water resources; improve physical state of the water environment; and
reduce the impact of non-native species along the River Lagan.
Alternative 2(a): Laganbank Quarter Development Scheme delivered within 10 – 15
years.
The Laganbank Quarter Development Scheme incorporates a number of key environmental
principles which when implemented would complement the measures identified within the
‘Lagan LMA Action Plan 2010/2011’ for improving the water environment in line with WFD and
RBMP targets.
An earlier delivery of the Development Scheme may result in a more measurable positive
change on the water environment over a shorter period of time.
From a water quality perspective a number of key environmental principles would be
11
considered in taking forward the Development Scheme, including SuDS for areas of new
hard-standing to provide attenuation of run‐off, reduce pluvial flooding, reduce spillage risk,
and avoid pollution of watercourses, and where sewerage infrastructure does not meet
modern standards, opportunities would be taken to replace infrastructure, particularly in
relation to separating stormwater from foul sewage.
Actions identified as part of the ‘Lagan LMA Action Plan 2010/2011’ to resolve failing elements
within the waterbody would still be implemented.
Measures to protect the water environment during construction should be formulated in
accordance with best practice guidance (i.e. Pollution Prevention Guidelines (PPGs) and
CIRIA guidance.
Alternative 2(b): Laganbank Quarter Development Scheme delivered over longer term
phased approach of 15 – 25 years.
As mentioned above the Laganbank Quarter Development Scheme incorporates a number of
key environmental principles which when implemented would complement the measures

11

Sustainable Urban Drainage Systems provide permeable surfaces, hold back measures for run-off and
attenuation of pollution from run-off from car parking areas, roads, etc.
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identified within the ‘Lagan LMA Action Plan 2010/2011’ for improving the water environment
in line with WFD and RBMP targets.
A longer-term phased approach to the delivery of the Development Scheme may not result in
a more measurable positive change on the water environment, as WFD targets may have
already been met by this stage.
From a water quality perspective a number of key environmental principles would be
considered in taking forward the Development Scheme, including SuDS for areas of new hardstanding to provide attenuation of run‐off, reduce pluvial flooding, reduce spillage risk, and
avoid pollution of watercourses, and where sewerage infrastructure does not meet modern
standards, opportunities would be taken to replace infrastructure, particularly in relation to
separating stormwater from foul sewage.
Actions identified as part of the ‘Lagan LMA Action Plan 2010/2011’ to resolve failing elements
within the waterbody would still be implemented.
Measures to protect the water environment during construction should be formulated in
accordance with best practice guidance (i.e. Pollution Prevention Guidelines (PPGs) and
CIRIA guidance.
Alternative 3(a): Laganbank Quarter Development Scheme delivered within 10 – 15
years incorporating buffer strip on both sides of River Lagan (20m).
As the River Lagan is already classified as being Heavily Modified, the desire to provide a
comprehensive regeneration solution for this key city centre riverfront area cannot have an
impact upon natural morphology as it has already been subject to modification, however may
result in the loss of riparian habitat. The desire to incorporate a buffer strip both sides of the
River Lagan (20m) (where constraints allow) creates an opportunity to naturalise the channel,
enhance morphology, protect riparian habitat and most importantly eradicate invasive nonnative species from the water feature.
An earlier delivery of the buffer zone may provide more measurable benefits in terms of
invasive management, since earlier eradication of such species may limit the potential for
spread upstream and in particular downstream from the Laganbank Quarter area.
In addition to Development Scheme mitigation measures identified under Alternatives 2(a) and
2(b), the provision of a buffer strip would offer significant benefits as mature vegetation
improves biodiversity, stabilises the soil, minimises sedimentation, prevents erosion and would
provide an opportunity for natural attenuation of run-off and reduction in pollutants.
Actions identified as part of the ‘Lagan LMA Action Plan 2010/2011’ to resolve failing elements
within the waterbody would still be implemented.
Alternative 3(b): Laganbank Quarter Development Scheme delivered over longer term
phased approach of 15 – 25 years incorporating buffer strip on both sides of River
Lagan (20m).
As the River Lagan is already classified as being heavily modified, the desire to provide a
comprehensive regeneration solution for this key city centre riverfront area cannot have an
impact upon natural morphology as it has already been subject to modification, however may
result in the loss of riparian habitat. The desire to incorporate a buffer strip both sides of the
River Lagan (20m) (where constraints allow) creates an opportunity to naturalise the channel,
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enhance morphology, protect riparian habitat and most importantly eradicate invasive nonnative species from the water feature.
A longer-term phased approach to the establishment of the buffer zone may increase the
opportunity for spread of invasive species along the River Lagan.
In addition to Development Scheme mitigation measures identified under Alternatives 2(a) and
2(b), the provision of a buffer strip would offer significant benefits as mature vegetation
improves biodiversity, stabilises the soil, minimises sedimentation, prevents erosion and would
provide opportunity for natural attenuation of run-off and reduction in pollutants.
Actions identified as part of the ‘Lagan LMA Action Plan 2010/2011’ to resolve failing elements
within the waterbody would still be implemented.
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SEA Objective 4: To contribute to improving water quality and its ecological components and physical requirements to ‘Good’ Ecological Potential (GEP) within the River Lagan, consistent with WFD and RBMP targets for the
watercourse.
Alternative 1: ‘Do Nothing’ – The
Alternative 2(a): The Laganbank
Alternative 2(b): A longer-term
Alternative 3(a): The Laganbank
Alternative 3(b): A longer–term
Laganbank Quarter Development
Quarter Development Scheme (as
phased approach to the Laganbank Quarter Development Scheme (as
phased approach to the Laganbank
Scheme does not go ahead as part envisaged in the Lisburn City
Quarter Development Scheme,
envisaged in the Lisburn City
Quarter Development Scheme,
Laganbank Quarter
of the Lisburn City Centre
Centre Masterplan) delivered within over 15 – 25 years.
Centre Masterplan) delivered within over 15-25 years, incorporating a
Alternative:
Masterplan.
10 – 15 years.
10-15 years, incorporating a buffer
buffer strip both sides of River
strip both sides of River Lagan
Lagan (20m) (where constraints
(20m) (where constraints allow).
allow).
The River Lagan is a heavily modified waterbody, modified to such an extent that it can no longer be restored to its original condition without compromising its current use. In terms of
environmental baseline information, from Stranmillis through to Sprucefield, the River Lagan is classified as having Moderate Ecological Potential (MEP), which is an improvement in status
from the previous monitoring periods.
Key Baseline Information /
Target:

Geographic
Area

Timescale

With reference to the ‘Lagan LMA Action Plan 2010/2011’, there are set environmental objectives which aim to deliver improvements, and whilst the aim is to achieve ‘Good’ status or better,
this target has not been set for the River Lagan. Water quality in the River Lagan is expected to progressively improve, however will take a number of RBMP Planning Cycles to achieve this,
as measures proposed to alleviate failing elements are not expected to immediately improve water quality, though no derogation in status is expected (which is important when complying with
WFD objectives). With reference to the ‘Reason for status for water bodies within the Lagan LMA’ (March 2014, Version No. 1), the time taken for the plants and animals to re-colonise and
become established after the chemical and physiochemical or hydromorphological conditions have been restored to ‘Good’, or the time taken for the habitat conditions to ‘stabilise’ after
improvement works have been implemented, will cause a delay in reaching ‘Good’ status/potential until after 2015.

Effects within
the Laganbank
Quarter
Effects outside
the Laganbank
Quarter
Construction
Phase
Operational
Phase

Cumulative

Commentary:

Under the ‘Do-Nothing’ scenario,
the water environment is expected
to progressively improve as a result
of actions taken to resolve failing
elements, identified as part of the
‘Lagan LMA Action Plan 2010/2011’
for the River Lagan Waterbody,
though will take a number of RBMP
Planning Cycles to achieve this. As
the waterbody is classified from
Stranmillis through to Sprucefield,
positive effects would be
experienced within, but moreso
outside the Laganbank Quarter.

The Laganbank Quarter Development Scheme has incorporates a number
of key environmental principles, which when implemented would
complement the measures identified within the ‘Lagan LMA Action Plan
2010/2011’ for improving the water environment in line with WFD and
RBMP targets.
An earlier delivery of the Development Scheme may result in a more
measurable positive change to the water environment over a shorter
period of time.
A longer-term phased approach to the delivery of the Development
Scheme may not result in a more measurable positive change on the
water environment, as WFD targets may have already been met by this
stage.

As the River Lagan is already classified as being heavily modified, the
desire to provide a comprehensive regeneration solution for this key city
centre riverfront area cannot have an impact upon natural morphology, as
it has already been subject to modification, however may result in the loss
of riparian habitat. The desire to incorporate a buffer strip both sides of the
River Lagan (20m) (where constraints allow) creates an opportunity to
naturalise the channel, enhance morphology, protect riparian habitat and
most importantly eradicate invasive non-native species from the water
feature.

KEY
Major Adverse

Minor Adverse

No Impact

Minor Positive

Major Positive

Uncertain
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SEA Objective 4: To contribute to improving water quality and its ecological components and physical requirements to ‘Good’ Ecological Potential (GEP) within the River Lagan, consistent with WFD and RBMP targets for the
watercourse.

Mitigation:

Under the ‘Do-Nothing’ scenario,
actions would still be taken to
resolve failing elements identified
as part of the ‘Lagan LMA Action
Plan 2010/2011’. These would
include measures to protect and
improve the state of the water
environment; reduce levels of
pollution; ensure sustainable use of
water resources; improve the
physical state of the water
environment; and reduce the impact
of non-native species along the
River Lagan.

From a water quality perspective, a number of key environmental
principles would be considered in taking forward the Development
Scheme, including SuDS for areas of new hard-standing to provide
attenuation of run‐off, reduce pluvial flooding, reduce spillage risk, and
avoid pollution of watercourses, and where sewerage infrastructure does
not meet modern standards, opportunities would be taken to replace
infrastructure, particularly in relation to separating stormwater from foul
sewage.
Actions identified as part of the ‘Lagan LMA Action Plan 2010/2011’ to
resolve failing elements within the waterbody would still be implemented.

In addition to Development Scheme mitigation measures identified under
Alternatives 2(a) and 2(b), the provision of a buffer strip would offer
significant benefits as mature vegetation improves biodiversity, stabilises
the soil, minimises sedimentation, prevents erosion and would provide
opportunity for natural attenuation of run-off and reduction in pollutants.
Actions identified as part of the ‘Lagan LMA Action Plan 2010/2011’ to
resolve failing elements within the waterbody would still be implemented.

Measures to protect the water environment during construction should be
formulated in accordance with best practice guidance (i.e. Pollution
Prevention Guidelines (PPGs) and CIRIA guidance.

SEA ENVIRONMENTAL REPORT (DRAFT)
AUGUST 2014
76

Department for Social Development –
Laganbank Quarter Development Scheme SEA

6.2.5

SEA Objective 5: To prevent the introduction and/or spread of invasive / alien species
to / from the immediate area and the Lagan Corridor catchment as a whole.
Alternative 1: Do-Nothing
As already eluded to in the previous objective, even with this ‘Do-Nothing’ scenario, there
would likely be a Minor Positive effect in relation to this objective in the future, regardless of
whether any development takes place. Such a benefit would come about from the national
progression towards delivering the goals of the WFD in full, one of which is to reduce the
impact of non-native species. Those who have a responsibility for managing the River Lagan
will likely be implementing programmes to eradicate invasive species throughout the Lagan
Corridor catchment area, which will include work to both upstream and downstream along the
river.
With such non-native invasive management schemes in place, then the introduction and
spread of invasives would be reduced, both into and from the wider catchment. Providing the
invasive species already present within the lands included in the Laganbank Quarter
Development Scheme can be dealt with at some point, then invasive species management
undertaken outside of the scheme would reduce the likelihood of re-establishment from
surrounding areas.
However, other than the transport of invasive species along the river corridor, with ad hoc
development, and no overall responsibility for the area, there is a possibility that there could
be introduction of invasive species from a terrestrial source, especially through any practice of
fly tipping or the use of contaminated soil within the individual landscaping or development
schemes of individual developers. If re-introduction did occur, with no overall responsibility for
the area, then there would be less chance of the invasives being treated again.
Alternative 2(a): Laganbank Quarter Development Scheme delivered within 10 – 15
years.
If the Development Scheme was delivered within 10-15 years, then a number of positive
benefits would be experienced within that timeframe. The main benefits of the Scheme would
be the co-ordination and overall responsibility towards issues (including non-native invasive
species management) which would exist within its boundaries.
Firstly, there would be a guaranteed treatment regime to initially identify, treat and
consequently manage any non-native invasive species already present within the lands of the
Development Scheme. Once under management, then the risk of introduction and spread of
invasives, either to or from other areas, would be dramatically reduced.
Secondly, with the Scheme running for a lengthy period of up to 15 years, invasive species
management could be carried out in its entirety and allowed to run its full course, with repeat
treatments ongoing where necessary. This would make possible a full eradication of nonnative invasive species within the Scheme boundary.
A potential negative effect is that as development proceeds, with the disturbance of ground
through development, especially along the riverbanks, it is likely to stimulate the growth of
some species such as Japanese knotweed (Fallopia japonica). This very invasive species,
which does occur within the Scheme boundary at present, can lie dormant in the soil for up to
20 years before re-activating in disturbed soil. Also, the process of extensive and prolonged
development has the potential to bring non-native invasive species into the Scheme boundary

SEA ENVIRONMENTAL REPORT (DRAFT)
AUGUST 2014
77

Department for Social Development –
Laganbank Quarter Development Scheme SEA

through the import of contaminated fill, plant or equipment. However, if this happened, the
invasive species management plan would ensure any new growth would be fully treated.
Alternative 2(b): Laganbank Quarter Development Scheme delivered over longer term
phased approach of 15 – 25 years.
If the Development Scheme was delivered over the longer time period of 15-25 years, the
benefits described in Alternative 2(a) would be delivered over a longer period. It is presumed
that the management of invasive species would be carried out from the commencement of
development and so that would mean an extended monitoring period of 25 years to ensure full
and continued eradication.
With the development of the site being undertaken over a longer period, there is also the
added risk of importing invasives on to the site or stimulating others into growth through the
construction period.
Alternative 3(a): Laganbank Quarter Development Scheme delivered within 10 – 15
years incorporating buffer strip on both sides of River Lagan (20m).
The difference between this Alternative 3(a) from Alternative 2(a) is the incorporation of a
buffer strip on both sides of the River Lagan. This alternative includes all the benefits
associated with Alternative 2(a) but it reduces the risk of the introduction or spread of invasive
species through the buffer strip, either to or from the terrestrial portion of the site. As the River
Lagan is the most likely source and transport corridor for invasive species, this alternative
does help to achieve this objective. It is also rated as providing a Minor Positive effect.
Alternative 3(b): Laganbank Quarter Development Scheme delivered over longer term
phased approach of 15 – 25 years incorporating buffer strip on both sides of River
Lagan (20m).
This final alternative is essentially identical to Alternative 3(a), with the incorporation of the
buffer which should reduce the risk of the introduction or spread of the invasives species
through the buffer strip to the terrestrial portion of the site. It does however incorporate the
benefits and risks of Alternative 2(b), which involves the development and construction being
spread over a longer time period.
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SEA Objective 5: To prevent the introduction and/or spread of invasive/alien species to / from the immediate area and the Lagan Corridor catchment as a whole.
Alternative 1: ‘Do-Nothing’ – The
Alternative 2(a): The Laganbank
Alternative 2(b): A longer-term
Alternative 3(a): The Laganbank
Laganbank Quarter Development
Quarter Development Scheme (as
phased approach to the Laganbank Quarter Development Scheme (as
Scheme does not go ahead as part envisaged in the Lisburn City
Quarter Development Scheme,
envisaged in the Lisburn City
Laganbank Quarter
of the Lisburn City Centre
Centre Masterplan) delivered within over 15 – 25 years.
Centre Masterplan) delivered within
Alternative:
Masterplan.
10 – 15 years.
10-15 years, incorporating a buffer
strip both sides of River Lagan
(20m) (where constraints allow).

Key Baseline Information /
Target:

Geographic
Area

Timescale

Alternative 3(b): A longer–term
phased approach to the Laganbank
Quarter Development Scheme,
over 15-25 years, incorporating a
buffer strip both sides of River
Lagan (20m) (where constraints
allow).

Presence of invasive / alien species within the development zone. (Eradication of invasive / alien species within the development zone).

Effects within
the Laganbank
Quarter
Effects outside
the Laganbank
Quarter
Construction
Phase
Operational
Phase

Cumulative

Commentary:

Without any plans in place, as the
objectives of the WFD are realised, a
co-ordinated approach to invasive alien
species is likely to be implemented.
Whilst the area within the Lagan Valley
Regional Park would be treated in the
future, an element of uncertainty does
remain as to whether there may be reinfestation from outside of the area.

Mitigation:

None.

None.

None.

None.

None.

Minor Adverse

No Impact

Minor Positive

Major Positive

Uncertain

All alternatives would result in a Minor Positive effect for this objective.
A cumulative effort through the development of the Laganbank Quarter and the efforts of others in implementing the WFD objectives should result in a cumulative Major
Positive impact. The timeframe over which the Development Scheme would be completed would alter when the benefits would be experienced.

KEY
Major Adverse
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6.2.6

SEA Objective 6: To reduce the deprivation status of Super Output Areas within the
Laganbank Quarter area (summarising a number of underlying issues, such as
employment, health, access to services etc.).
Alternative 1: Do Nothing
Without the planned changes two of the three Super Output Areas (SOA) contained within the
Laganbank Quarter Development Scheme area would continue to experience relatively high
levels of deprivation, particularly in the income domain and the income domain affecting
children.
Alternative 2(a): Laganbank Quarter Development Scheme delivered within 10 – 15
years.
The Development Scheme is intended to increase employment in the area, increase
accessibility, and to retain and where possible enhance open space and riverside areas. The
deprivation levels in the area are expected to reduce with an increase in businesses located in
the area, increase local employment, and improve access to services and to sustainable
transport. Health and wellbeing may be affected positively by an increase in accessible open
space and more opportunities to walk or cycle to work and other services.
The intention is that there would be a positive economic and social effect on the city and
district of Lisburn in addition to the LBQ itself.
The alternative which brings forward the development of the area within a 10-15 year period
brings the benefits in a shorter period of time, and therefore would score higher than the same
benefits developed over a longer period. The present generation is likely to benefit more from
the shorter timescale, with the potential to enter into the labour market.
Alternative 2(b): Laganbank Quarter Development Scheme delivered over longer term
phased approach of 15 – 25 years.
The same benefits are expected as for Alternative 2(a) but are spread over a longer time
period and therefore have a lower value to society. The area would be expected to remain at
current deprivation levels for a longer period of time.
Alternative 3(a): Laganbank Quarter Development Scheme delivered within 10 – 15
years incorporating buffer strip on both sides of River Lagan (20m).
The addition of a buffer zone on either side of the river does not change significantly the
amount of development that can be achieved within the area. It does however change the
levels and accessibility of pathways and open space and the amenity potential of the
development. The impact of a buffer zone on deprivation status is likely to be minimal, and the
assessment of this alternative very similar to Alternative 2(a).
Alternative 3(b): Laganbank Quarter Development Scheme delivered over longer term
phased approach of 15 – 25 years incorporating buffer strip on both sides of River
Lagan (20m).
The addition of a buffer zone on either side of the river does not change significantly the
amount of development that can be achieved within the area. It does however change the
levels and accessibility of pathways and open space and the amenity potential of the
development. The impact of a buffer zone on deprivation status is likely to be minimal and the
assessment of this alternative very similar to Alternative 2(b).
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SEA Objective 6: To reduce the deprivation status of Super Output Areas within the Laganbank Quarter area (summarising a number of underlying issues, such as employment, health, access to services etc.).

Laganbank Quarter
Alternative

Key Baseline Information /
Target

Geographic
Area

Timescale

Alternative 1: ‘Do-Nothing’ – The
Laganbank Quarter Development
Scheme does not go ahead as part of
the Lisburn City Centre Masterplan.

Alternative 2(a): The Laganbank
Quarter Development Scheme (as
envisaged in the Lisburn City Centre
Masterplan) delivered within 10 – 15
years.

Alternative 2(b): A longer-term phased
approach to the Laganbank Quarter
Development Scheme, over 15 – 25
years.

Alternative 3(a): The Laganbank
Quarter Development Scheme (as
envisaged in the Lisburn City Centre
Masterplan) delivered within 10-15
years, incorporating a buffer strip both
sides of River Lagan (20m) (where
constraints allow).

Alternative 3(b): A longer–term phased
approach to the Laganbank Quarter
Development Scheme, over 15-25
years, incorporating a buffer strip both
sides of River Lagan (20m) (where
constraints allow).

Deprivation levels for the three SOAs that lie within or partly within the Development Scheme area are as follows:
•
Hillhall 1- Rank 145;
•
Hilden 1 - Rank 299;
12
•
Blaris 1 - Rank 528.
These reflect deprivation relative to other SOAs in Northern Ireland on a scale of 1- 890, with 1 being the most deprived. Hillhall 1’s rank reflects high deprivation status within the income deprivation, and income
deprivation affecting children domains.
The next release of multiple deprivation measures is expected in 2015 and should be used as the baseline if work has not commenced before publication of the figures.
The targets for deprivation levels should be that all SOAs in the Laganbank Quarter area should rise 50 points above the current overall ranking. The income domain levels in all SOAs should rise above 200.
These are relative figures in comparison with other SOAs in Northern Ireland, so are affected by development in other areas.

Effects within
the Laganbank
Quarter
Effects outside
the Laganbank
Quarter
Construction
Phase
Operational
Phase

Cumulative

Commentary:

Without the planned changes, two of
the three SOAs contained within the
Laganbank Quarter will continue to
experience relatively high levels of
deprivation, particularly in the income
deprivation domain.

Mitigation:

12

None

The Laganbank Quarter Development
Scheme is intended to increase
employment in the area, increase
accessibility, and retain and where
possible enhance open space and
riverside areas.
The deprivation level of SOAs in the
area is intended to reduce with
influences on the wider area of Lisburn
City as a consequence. The 10-15 year
development period brings the benefits
within a shorter period of time, relevant
to the current generation of people
entering the labour market.

The Laganbank Quarter Development
Scheme is intended to increase
employment in the area, increase
accessibility and retain and where
possible enhance open space and
riverside areas.
The deprivation level of SOAs in the
area is intended to reduce with
influences on the wider area of Lisburn
City as a consequence.
If work is undertaken over a longer
period, the area will continue for longer
at current deprivation levels.

None required

None required

The buffer strip approach does not significantly change what can be offered in
terms of development in the area, but does change access to open space and the
amenity potential of the development.
It is not expected to change the deprivation status significantly.

None required

None required

NINIS

KEY
Major Adverse

Minor Adverse

No Impact

Minor Positive

Major Positive

Uncertain
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6.2.7

SEA Objective 7: To reduce the incidence of crime and anti-social behaviour in the
Laganbank Quarter area.
Alternative 1: Do-Nothing
Levels of crime and antisocial behaviour in the area are low, particularly within the footprint of
the Laganbank Quarter Development Scheme. If the scheme does not go ahead, the levels of
crime and antisocial behaviour are not expected to be affected.
Alternative 2(a): Laganbank Quarter Development Scheme delivered within 10 – 15
years.
The approach taken within the LBQDS is to design-out crime and antisocial behaviour in the
scheme. Crime and antisocial behaviour levels can therefore be expected to decrease once
the scheme is completed. Other aspects of work by the Council, PSNI and DSD might be
expected to contribute, so changes would not all be attributable to the scheme.
Without careful management, there may be a higher incidence of disorder during the
construction phase as sites are cleared and construction begins. Good construction site
management should mitigate this.
Alternative 2(b): Laganbank Quarter Development Scheme delivered over longer term
phased approach of 15 – 25 years.
A more phased approach over a period of 15-25 years may exacerbate current problems and
make it more difficult to design-out crime and anti-social behaviour due to the unfinished
nature of the overall plan for a long period.
The effects are expected to be positive but not as positive as a shorter duration approach to
the project and construction phase.
Alternative 3(a): Laganbank Quarter Development Scheme delivered within 10 – 15
years incorporating buffer strip on both sides of River Lagan (20m).
The approach taken within the LBQDS is to design-out crime and antisocial behaviour in the
scheme. Crime and antisocial behaviour levels can therefore be expect to decrease once the
scheme is completed. Other aspects of work by the Council, PSNI and DSD might be
expected to contribute, so changes would not all be attributable to the scheme.
Without careful management, there may be a higher incidence of disorder during the
construction phase.
The addition of a buffer zone allows a greater amenity area along the river and for more
intervention to enhance wildlife habitat. It is not expected to affect crime and anti-social
behaviour. However in cumulative terms, the buffer zone would enhance connectivity between
parts of the Lagan Valley Regional Park and may increase oversight and management of the
area.
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Alternative 3(b): Laganbank Quarter Development Scheme delivered over longer term
phased approach of 15 – 25 years incorporating buffer strip on both sides of River
Lagan (20m).
A more phased approach over a period of 15-25 years may exacerbate current problems and
make it more difficult to design-out crime and anti-social behaviour due to the unfinished
nature of the overall plan for a long period.
The effects are expected to be positive but not as positive as a shorter duration approach to
the project and construction phase.
The addition of a buffer zone allows a greater amenity area along the river and for more
intervention to enhance wildlife habitat and public amenity. It is not expected to affect crime
and anti-social behaviour. However in cumulative terms, the buffer zone would enhance
connectivity between parts of the Lagan Valley Regional Park and may increase oversight and
management of the area.
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SEA Objective 7: To reduce the incidence of crime and anti-social behaviour in the Laganbank Quarter area.
Alternative 1: ‘Do-Nothing’ – The
Alternative 2(a): The Laganbank
Laganbank Quarter Development
Quarter Development Scheme (as
Scheme does not go ahead as part envisaged in the Lisburn City
of the Lisburn City Centre
Centre Masterplan) delivered within
Laganbank Quarter
Masterplan.
10 – 15 years.
Alternative

Key Baseline Information /
Target

Alternative 2(b): A longer-term
phased approach to the Laganbank
Quarter Development Scheme,
over 15 – 25 years.

Alternative 3(a): The Laganbank
Quarter Development Scheme (as
envisaged in the Lisburn City
Centre Masterplan) delivered within
10-15 years, incorporating a buffer
strip both sides of River Lagan
(20m) (where constraints allow).

Alternative 3(b): A longer–term
phased approach to the Laganbank
Quarter Development Scheme,
over 15-25 years, incorporating a
buffer strip both sides of River
Lagan (20m) (where constraints
allow).

Figures for recorded crime and anti-social behaviour between 2008 and 2012. Source: Northern Ireland Neighbourhood Information Service.
Blaris 1:
§ 486 incidences of recorded crime and 89 incidences of anti-social behaviour in 2012.
§ Recorded crime: Within the five years, the highest rate of incidence was recorded in 2010 (558) and lowest in 2008 (462).
§ Anti-social behaviour: Within the five years, the highest rate of incidence was recorded in 2010 (116) and lowest in 2012 (89).
Hilden 1:
§ 990 incidences of recorded crime and 286 incidences of anti-social behaviour in 2012.
§ Recorded crime: Within the five years, the highest rate of incidence was recorded in 2008 (1180) and lowest in 2010 (902).
§ Anti-social behaviour: Within the five years, the highest rate of incidence was recorded in 2008 (440) and lowest in 2011 (281).
§ Of the 4 LGDs examined, Hilden 1 shows a significantly higher rate of recorded crime and anti-social behaviour.
Hillhall 1:
§ 206 incidences of recorded crime and 51 incidences of anti-social behaviour in 2012.
§ Recorded crime: Within the five years, the highest rate of incidence was recorded in 2009 (334) and lowest in 2012 (206).
§ Anti-social behaviour: Within the five years the highest rate of incidence was recorded in 2008 (94) and lowest in 2012 (51).
§ Of the 4 LGDs, examined Hillhall 1 shows the lowest rate of recorded crime and anti-social behaviour.
Lagan Valley:
§ 594 incidences of recorded crime and 182 incidences of anti-social behaviour in 2012.
§ Recorded crime: Within the five years, the highest rate of incidence was recorded in 2010 (676) and lowest in 2011 (514).
§ Anti-social behaviour: Within the five years, the highest rate of incidence was recorded in 2010 (307) and lowest in 2012 (182).
Targets relate to reduction in recorded crime and anti-social behaviour on a sustained basis.

Geographic
Area

Timescale

Effects within
the Laganbank
Quarter
Effects outside
the Laganbank
Quarter
Construction
Phase
Operational
Phase

Cumulative

KEY
Major Adverse

Minor Adverse

No Impact

Minor Positive

Major Positive

Uncertain
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SEA Objective 7: To reduce the incidence of crime and anti-social behaviour in the Laganbank Quarter area.
The approach taken within the
LBQDS is to design-out crime and
antisocial behaviour in the scheme.
Crime and antisocial behaviour
levels can therefore be expected to
decrease once the scheme is
completed. Other aspects of work
Commentary:
by the Council, PSNI and DSD
might be expected to contribute, so
changes would not all be
attributable to the scheme.
Without careful management, there
may be a higher incidence of
disorder during the construction
phase.
Mitigation:

None

None

A more phased approach over a
period of 15-25 years may
exacerbate current problems and
make it more difficult to design-out
crime and anti-social behaviour,
due to the unfinished nature of the
overall plan for a long period.
The effects are expected to be
positive but not as positive as a
shorter duration approach to the
project and the construction phase.

None

The approach taken within the LBQDS is to design-out crime and
antisocial behaviour in the scheme.
Crime and antisocial behaviour levels can therefore be expected to
decrease once the scheme is completed. Other aspects of work by the
Council, PSNI and DSD might be expected to contribute, so changes
would not all be attributable to the scheme.
Without careful management, there may be a higher incidence of disorder
during the construction phase.
The addition of a buffer zone allows a greater amenity area along the river
and for more intervention to enhance wildlife habitat. It is not expected to
affect crime and anti-social behaviour. However in cumulative terms, the
buffer zone would enhance connectivity between parts of the Lagan Valley
Regional Park and may increase oversight and management of the area.

None

None
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6.2.8

SEA Objective 8: To improve health and wellbeing of the local community through
improvements to open space provision and sustainable transport linkages along and to
the river corridor and to enhance the amenity of the Lagan Valley Regional Park.
Alternative 1: Do-Nothing
The health status of people within the LBQ area is expected to follow current trends without
the scheme being taken forward. Any changes in open space provision or sustainable
transport linkages will be due to other initiatives and factors.
Without the LBQDS and the strategic approach to improvements to open space and
enhancements to the LVRP, there is the potential for the erosion and homogenisation of
landscape character and quality within the study area. The exception to this is in the LVRP,
where the statutory designation and Lagan Valley Regional Park Local Plan 2005 (Adopted
1995) should provide substantial protection against the erosion and homogenisation of
landscape character and quality within the LVRP boundary. Subsequently, the overall impact
for ‘Effects within the Laganbank Quarter’ is deemed to be Minor Adverse, as the LVRP
encompasses only part of the northern bank and the River Lagan, compared to the LBQDS
that encompasses a larger area incorporating the River Lagan and a more extensive area on
both banks of the river.
The assessment of Minor Adverse for ‘Effects outside the Laganbank Quarter’ is based on the
assumption that the LBQDS would provide a more strategic and wide reaching approach to
improvements to open space and enhancements to the LVRP.
The potential impacts of the construction and operational phases are not applicable in this
instance.
The cumulative impact of the ‘Do-Nothing’ alternative, when combined with other existing
plans and programmes, is deemed to be Minor Adverse, as a strategic approach to
improvements to creating new public open space and enhancements to the LVRP has not
been proposed.
Alternative 2(a) – Laganbank Quarter Development Scheme delivered within 10 – 15
years.
The health status (recording health as ‘Good’ and ‘Very Good’) of people in the LBQ area is
expected to have the opportunity of improving, as more pedestrian access is provided and
provision for more walking and cycle journeys to work, school and shops is put in place. On its
own this may not be the case, and animation and promotion activity may be required.
No impact is predicted on paid and unpaid care provision or percentage of residents with a
long term health problem, or disability in the short or medium term, though their quality of life
may improve due to more accessible infrastructure and opportunities to access riverside
paths.
This objective interacts with Objective 6 of reducing deprivation in the area, as some of the
deprivation measures relate to health and well-being.
In terms of the landscape and amenity of the area, the LBQDS includes a number of
objectives and principles which show that consideration has been given to improvements to
open space provision and the amenity of the Lagan Valley Regional Park. Of particular
relevance are the Regeneration Objectives and Environmental Principles (Principles 7.1, 7.9,
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and 7.11) in the draft Development Scheme document. Importantly, the LBQDS also includes
for the provision of additional pedestrian linkages and an approach to amenity provision on
both banks of the river.
The assessment of Minor Positive for ‘Effects outside the Laganbank Quarter’ is therefore
based on the assumption that the LBQDS provides a more strategic and wide reaching
approach to improvements to open space and enhancements to the LVRP.
During the Construction phase, the impact is deemed to be Minor Adverse, as there is the risk
that identified landscape character and amenity could be damaged for a period.
The Operational Phase is deemed to be Minor Positive, as although areas of the LBQDS are
to be extensively excavated to accommodate new development and this would initially intrude
on the local landscape character, it is considered that in the medium to long term, these areas
should integrate with the LVRP and adjacent open spaces, based on the assumption that the
detailed design and planting are appropriate.
The cumulative impact of this Alternative, when combined with other existing plans and
programmes, is deemed to be Minor Positive, as a strategic approach to improvements to
open space and enhancements to the LVRP is being comprehensively addressed.
Alternative 2(b): Laganbank Quarter Development Scheme delivered over longer term
phased approach of 15 – 25 years.
The health status (recording health as ‘Good’ and ‘Very Good’) of people in the LBQ area is
expected to have the opportunity of improving as more pedestrian access is provided and
provision for more walking and cycle journeys to work, school and shops is put in place. With
the longer term approach to implementing the LBQDS, these health effects will develop more
slowly over a longer period and the area may suffer more disruption over a longer period.
No impact is predicted on paid and unpaid care provision or percentage of residents with a
long term health problem, or disability in the short or medium term, though their quality of life
may improve due to more accessible infrastructure and opportunities to access riverside
paths.
The assessment of Minor Positive for ‘Effects within the Laganbank Quarter’ is based on the
premise that the LBQDS includes a number of objectives and principles which show
consideration has been given to improvements to open space provision and the amenity of the
LVRP. Of particular relevance are the Regeneration Objectives and Environmental Principles
(Principles 7.1, 7.9, and 7.11) in the draft Development Scheme document. Importantly, the
LBQDS also includes for the provision of additional pedestrian linkages.
The assessment of Minor Positive for ‘Effects outside the Laganbank Quarter’ is therefore
based on the assumption that the LBQDS provides a more strategic and wide reaching
approach to improvements to open space and enhancements to the LVRP.
During the Construction, phase the impact is deemed to be Minor Adverse, as there is the risk
that identified landscape character and amenity could be damaged.
The Operational Phase is deemed to be Minor Positive, as although areas of the LBQDS are
to be extensively excavated to accommodate new development and this would initially intrude
on the local landscape character, it is considered that in the medium to long term, these areas
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should integrate with the LVRP and adjacent open spaces, based on the assumption that the
detailed design and planting are appropriate.
The cumulative impact of this Alternative, when combined with other existing plans and
programmes, is deemed to be Minor Positive, as a strategic approach to improvements to
open space and enhancements to the LVRP is being comprehensively addressed.
As this Alternative involves a longer term approach to implementation of the LBQDS, the
environmental improvements would be implemented more slowly over a longer period. Slower
implementation of the LBQDS would result in disruption over a longer period of time and
therefore increase the potential for damage to the landscape character and amenity of open
spaces, including the LVRP.
Alternative 3(a): Laganbank Quarter Development Scheme delivered within 10 – 15
years incorporating buffer strip on both sides of River Lagan (20m).
The health status (recording health as ‘Good’ and ‘Very Good’) of people in the LBQ area is
expected to have the opportunity of improving as more pedestrian access is provided and
provision for more walking and cycle journeys to work, school and shops is put in place.
The LBQDS incorporating a buffer zone is not predicted to have a more significant positive
effect on health than the scheme without the buffer zone, though more opportunities to access
open space may be provided close to home zones.
The assessment of Major Positive for ‘Effects within the Laganbank Quarter’ is based on the
premise that the LBQDS includes a number of objectives and principles which show
consideration has been given to improvements to open space provision and the amenity of the
LVRP. Of particular relevance are the Regeneration Objectives and Environmental Principles
(Principles 7.1, 7.9, and 7.11) in the draft Development Scheme document. Importantly, the
LBQDS also includes for the provision of additional pedestrian linkages. It is anticipated that
the LBQDS incorporating a buffer zone would provide further opportunities for enhancing the
amenity of the LVRP. This is based on the assumption that the buffer zone will protect the
existing landscape amenity and include the introduction of appropriate planting.
The assessment of Major Positive for ‘Effects outside the Laganbank Quarter’ is therefore
based on the assumption that the LBQDS provides a more strategic and wide reaching
approach to improvements to open space and enhancements to the LVRP.
During the Construction, phase the impact is deemed to be Minor Adverse, as there is the risk
that identified landscape character and amenity could be damaged and access routes
disrupted.
The Operational Phase is deemed to be Major Positive, as although areas of the LBQDS are
to be extensively excavated to accommodate new development and this would initially intrude
on the local landscape character, the assumption is that in the medium to long term, these
areas should integrate with the LVRP and adjacent open spaces, based on the assumption
that the detailed design and planting are appropriate. It is anticipated that the LBQDS
incorporating a buffer zone would provide further opportunities for enhancing the amenity of
the LVRP. This is based on the assumption that the buffer zone would protect the existing
landscape amenity and include the introduction of appropriate planting.
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The cumulative impact of this Alternative, when combined with other existing plans and
programmes, is deemed to be Major Positive, as a strategic approach to improvements to
open space and enhancements to the LVRP is being comprehensively addressed.
Alternative 3(b): Laganbank Quarter Development Scheme delivered over longer term
phased approach of 15 – 25 years incorporating buffer strip on both sides of River
Lagan (20m).
The health status (recording health as ‘Good’ and ‘Very Good’) of people in the LBQ area is
expected to have the opportunity of increasing as more pedestrian access is provided and
provision for more walking and cycle journeys to work, school and shops is put in place.
The LBQDS incorporating a buffer zone is not predicted to have a more significant positive
effect on health than the scheme without the buffer zone, though more opportunities to access
open space may be provided close to home zones.
The Development Scheme introduced over a longer period will place health benefits further
into the future and may increase the period of disruption to access and amenity in the area.
The assessment of Major Positive for ‘Effects within the Laganbank Quarter’ is based on the
premise that the LBQDS includes a number of objectives and principles which show
consideration has been given to improvements to open space provision and the amenity of the
LVRP. Of particular relevance are the Regeneration Objectives and Environmental Principles
(Principles 7.1, 7.9, and 7.11) in the draft Development Scheme document. Importantly, the
LBQDS also includes for the provision of additional pedestrian linkages. It is anticipated that
the LBQDS incorporating a buffer zone would provide further opportunities for enhancing the
amenity of the LVRP. This is based on the assumption that the buffer zone would protect the
existing landscape amenity and include the introduction of appropriate planting.
The assessment of Major Positive for ‘Effects outside the Laganbank Quarter’ is based on the
assumption that the LBQDS provides a more strategic and wide reaching approach to
improvements to open space and enhancements to the wider LVRP.
During the Construction phase, the impact is deemed to be Minor Adverse, as there is the risk
that identified landscape character and amenity could be damaged.
The Operational Phase is deemed to be Major Positive, as although areas of the LBQDS are
to be extensively excavated to accommodate new development and this would initially intrude
on the local landscape character, it is considered that in the medium to long term, these areas
should integrate with the LVRP and adjacent open space,s based on the assumption that the
detailed design and planting are appropriate. It is anticipated that the LBQDS incorporating a
buffer zone would provide further opportunities for enhancing the amenity of the LVRP. This is
based on the assumption that the buffer zone would protect the existing landscape amenity
and include the introduction of appropriate planting.
The cumulative impact of this Alternative when combined with other existing plans and
programmes, is deemed to be Major Positive, as a strategic approach to improvements to
open space and enhancements to the LVRP is being comprehensively addressed. As this
Alternative involves a longer term approach to implementation of the LBQDS, the
environmental improvements would be implemented more slowly over a longer period. Slower
implementation of the LBQDS would result in disruption over a longer period of time and
therefore increase the potential for damage to the landscape character and amenity of open
spaces, including the LVRP.
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SEA Objective 8: To improve health and wellbeing of the local community through improvements to open space provision and sustainable transport linkages along and to the river corridor and to enhance the
amenity of the Lagan Valley Regional Park.
Alternative 1: ‘Do Nothing’ – The
Alternative 2(a): The Laganbank
Alternative 2(b): A longer-term
Alternative 3(a): The Laganbank
Alternative 3(b): A longer–term
Laganbank Quarter Development
Quarter Development Scheme (as
phased approach to the Laganbank Quarter Development Scheme (as
phased approach to the Laganbank
Scheme does not go ahead as part
envisaged in the Lisburn City
Quarter Development Scheme, over envisaged in the Lisburn City Centre Quarter Development Scheme, over
Laganbank Quarter
of the Lisburn City Centre
Centre Masterplan) delivered within 15 – 25 years.
Masterplan) delivered within 10-15
15-25 years, incorporating a buffer
Alternative
Masterplan.
10 – 15 years.
years, incorporating a buffer strip
strip both sides of River Lagan
both sides of River Lagan (20m)
(20m) (where constraints allow).
(where constraints allow).

Indications of the health of people in the Laganbank Quarter area are contained in summary statistics at NI, Local Government, Ward and Super Output level.
Data at SOA-level identified the following health status for the Laganbank Quarter Development Scheme Area, compared to Lisburn City Council and Northern Ireland as a whole.
% of all usual residents General health
'Good' or 'Very Good'

Key Baseline Information /
Target

Northern Ireland
Blaris 1
Hilden 1
Hillhall 1
Lisburn LGD
Lisburn LGD2014*
*2011 Census figures redrawn to reflect LGD boundary changes

% of all usual residents providing unpaid
care

79.5%
75.6%
75.2%
70.8%
81.3%
82.1%

11.8%
12.0%
10.9%
10.4%
12.4%
12.5%

% of all usual residents with long-term health
problem or disability: day-to day activities
limited
20.7%
23.0%
22.0%
28.0%
19.0%
18.3%

Effects within
the Laganbank
Quarter
Effects outside
the Laganbank
Quarter
Construction
Phase
Operational
Phase

Geograph
ic Area

Timescale

Cumulative

KEY
Major Adverse

Minor Adverse

No Impact

Minor Positive

Major Positive

Uncertain
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SEA Objective 8: To improve health and wellbeing of the local community through improvements to open space provision and sustainable transport linkages along and to the river corridor and to enhance the
amenity of the Lagan Valley Regional Park.

The health status of people in Lisburn’s
Laganbank Quarter Area is expected to
follow current trends without the
LBQDS.

Commentary:

The health status (recording health as
‘Good’ and ‘Very Good’) of people in the
LBQ area is expected to have the
opportunity of improving as more
pedestrian access is provided and
provision for more walking and cycle
journeys to work, school and shops is
put in place. With the longer term
approach to implementing the LBQDS,
these health effects would develop
more slowly over a longer period and
the area would suffer more disruption
over a longer period.
No impact is predicted on paid and
unpaid care provision or percentage of
residents with a long-term health
problem, or disability in the short or
medium term, though their quality of life
may improve due to more accessible
infrastructure and opportunities to
access riverside paths.

The LBQDS includes a number of objectives and principles which show
consideration has been given to improvements to open space provision and the
amenity of the LVRP. Of particular relevance are the Regeneration Objectives and
Environmental Principles (Principles 7.1, 7.9, and 7.11) in the draft Development
Scheme document.
Importantly, the LBQDS includes for the provision of additional pedestrian linkages.
Without the LBQDS, and the strategic
approach to improvements to open
space and enhancements to the LVRP,
there is the potential for the erosion and
homogenisation of landscape character
and quality within the study area.

Mitigation:

The health status (recording health as
‘Good’ and ‘Very Good’) of people in the
LBQ area is expected to have the
opportunity of increasing as more
pedestrian access is provided and
provision for more walking and cycle
journeys to work, school and shops is
put in place.
On its own, this may not be the case
and animation and promotion activity
may be required.
No impact is predicted on paid and
unpaid care provision or percentage of
residents with a long-term health
problem, or disability in the short or
medium ter,m though their quality of life
may improve due to more accessible
infrastructure and opportunities to
access riverside paths.

None

With the longer term approach to
implementation of the LBQDS, the
environmental improvements would be
implemented more slowly over a longer
period. Slower implementation of the
LBQDS would result in disruption over a
longer period of time and therefore
increase the potential for damage to the
landscape character and amenity of
open spaces, including the LVRP.

The health status (recording health as ‘Good’ and ‘Very Good’) of people in the
LBQ area is expected to have the opportunity of improving as more pedestrian
access is provided and provision for more walking and cycle journeys to work,
school and shops is put in place.
The LBQDS incorporating a buffer zone is not predicted to have a significant effect
on health, though more opportunities to access open space may be provided close
to home zones.

The LBQDS includes a number of objectives and principles which show
consideration has been given to improvements to open space provision and the
amenity of the LVRP. Of particular relevance are the Regeneration Objectives and
Environmental Principles (Principles 7.1, 7.9, and 7.11) in the draft Development
Scheme document.
Importantly, the LBQDS includes for the provision of additional pedestrian linkages.
It is anticipated that the LBQDS incorporating a buffer zone would provide further
opportunities for enhancing the amenity of the LVRP. This is based on the
assumption that the buffer zone would protect the existing landscape amenity and
include the introduction of appropriate planting.

With the longer term approach to
implementation of the LBQDS, the
environmental improvements would be
implemented more slowly over a longer
period. Slower implementation of the
LBQDS would result in disruption over a
longer period of time and therefore
increase the potential for damage to the
landscape character and amenity of
open spaces, including the LVRP.

Measures would need to be taken to ensure that no unnecessary damage is caused to the LVRP or the Union Bridge LVRP Node during the construction phase.
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6.2.9

SEA Objective 9: To promote and enable sustainable journeys within the City of Lisburn
and elsewhere.
Alternative 1: Do Nothing
Doing nothing to facilitate or promote sustainable journeys in the LBQDS area is not expected
to have an impact on current levels. Government and Local Government has embarked with
others, including charities, to promote levels of walking and cycling for both recreational
benefit and as a means to reach work. Without the scheme, current pedestrian and cycle
access routes in the area are likely to become busier as a result of these initiatives. The
narrowness of the current river path, which forms part of the National Cycle Network (NCN),
may cause issues as traffic increases.
Alternative 2(a): Laganbank Quarter Development Scheme delivered within 10 – 15
years.
Full scheme implementation would improve access for both walking and cycling within home
zones and would provide new connections to work, city centre and other services. Potentially,
the new scheme would make walking and cycling journeys safer where they interact with
traffic though there is no detail in the scheme as yet.
Delivering the scheme over a period of 10 to 15 years would bring benefits forward and will
capitalise on both the current interest in walking and cycling for health and wellbeing, and on
household measures to save money and personal impact on the environment through taking
sustainable journeys. Targets within the NI Active Travel Strategy could be met within this
area, if the shorter timescale is adopted.
Alternative 2(b): Laganbank Quarter Development Scheme delivered over longer term
phased approach of 15 – 25 years.
Full scheme implementation would improve access for both walking and cycling within home
zones and would provide new connections to work, city centre and other services. Potentially,
the new scheme would make walking and cycling journeys safer where they interact with
traffic, though there is no detail in the scheme as yet.
Delivering the scheme over a period of 15 to 25 years would delay benefits and would fail to
capitalise on both the current interest in walking and cycling for health and wellbeing, and on
household measures to save money and personal impact on the environment through taking
sustainable journeys.
The infrastructure in the area in years 1 to 15 would not assist in meeting NI’s Active Travel
Targets.
Alternative 3(a): Laganbank Quarter Development Scheme delivered within 10 – 15
years incorporating buffer strip on both sides of River Lagan (20m).
Full scheme implementation would improve access for both walking and cycling within home
zones and would provide new connections to work, city centre and other services. Potentially,
the new scheme would make walking and cycling journeys safer where they interact with
traffic, though there is no detail in the scheme as yet.
This alternative which includes a 20m buffer zone along the river, leaving a vegetated strip
with potential access for pedestrians and cyclists on both sides of the river, gives the potential
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to increase the numbers of journeys taken on foot or bicycle between home and work, home
and school, and home to the city centre and other services.
Delivering the scheme over a period of 10 to 15 years would bring benefits forward and would
capitalise on both the current interest in walking and cycling for health and wellbeing, and on
household measures to save money and personal impact on the environment through taking
sustainable journeys.
The buffer strip alternative, coupled with the shorter timescale would enable the area to
contribute to meeting NI Active Travel Strategy targets of 25% of journeys on foot and 2% by
bicycle.
Alternative 3(b): Laganbank Quarter Development Scheme delivered over longer term
phased approach of 15 – 25 years incorporating buffer strip on both sides of River
Lagan (20m).
Full scheme implementation would improve access for both walking and cycling within home
zones and would provide new connections to work, city centre and other services. Potentially,
the new scheme would make walking and cycling journeys safer where they interact with
traffic, though there is no detail in the scheme as yet.
This alternative, which includes a 20m buffer zone along the river, leaving a vegetated strip
with potential access for pedestrians and cyclists on both sides of the river, gives the potential
to increase the numbers of journeys taken on foot or bicycle between home and work, home
and school, and home to the city centre and other services.
Delivering the scheme over a period of 15 to 25 years would delay these benefits and fail to
capitalise on both the current interest in walking and cycling for health and wellbeing, and on
household measures to save money and personal impact on the environment through taking
sustainable journeys.
The buffer strip alternative, coupled with the longer timescale, would not contribute to meeting
NI Active Travel Strategy targets of 25% of journeys on foot and 2% by bicycle.
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SEA Objective 9: To promote and enable sustainable journeys within the City of Lisburn and elsewhere.

Laganbank Quarter
Alternative

Key Baseline Information /
Target

Alternative 1: ‘Do-Nothing’ – The
Laganbank Quarter Development
Scheme does not go ahead as part
of the Lisburn City Centre
Masterplan.

Alternative 2(a): The Laganbank
Quarter Development Scheme (as
envisaged in the Lisburn City
Centre Masterplan) delivered within
10 – 15 years.

Alternative 2(b): A longer-term
phased approach to the Laganbank
Quarter Development Scheme,
over 15 – 25 years.

Alternative 3(a): The Laganbank
Quarter Development Scheme (as
envisaged in the Lisburn City
Centre Masterplan) delivered within
10-15 years, incorporating a buffer
strip both sides of River Lagan
(20m) (where constraints allow).

Alternative 3(b): A longer–term
phased approach to the Laganbank
Quarter Development Scheme,
over 15-25 years, incorporating a
buffer strip both sides of River
Lagan (20m) (where constraints
allow).

There are currently no available figures for journeys, (sustainable or otherwise), at Ward, SOA or LGD level. DRD’s Travel Survey for Northern Ireland 2010-2012 does include information on
journeys by factors such as distance and mode, but does not provide breakdown by area more in depth than Belfast, East (NI) and West (NI).
It is therefore suggested that to achieve this objective, a survey of journeys in the Laganbank Quarter should be conducted to provide baseline information.
Target should be to increase walking and pedestrian journey figures from the baseline figures obtained.

Geographic
Area

Timescale

Effects within
the Laganbank
Quarter
Effects outside
the Laganbank
Quarter
Construction
Phase
Operational
Phase

Cumulative

Full scheme implementation would increase infrastructure for walking and
cycling journeys and make these potentially safer (no detail as yet in
scheme).
Short implementation duration brings benefits forward, and takes
advantage of current promotions of cycling and walking.
Small enhancement to National Cycle Network route.

Full scheme implementation would increase infrastructure for walking and
cycling journeys and make these potentially safer (no detail as yet in
scheme).
Buffer strip may allow for access on both sides of the river and this will be
an additional benefit.
Small enhancement to National Cycle Network route.

Commentary:

Levels not known, but not expected
to change.
Walking and cycling infrastructure
could be improved in any case,
independent of LBQDS
implementation.

Mitigation:

None

None

None

None

None

Minor Adverse

No Impact

Minor Positive

Major Positive

Uncertain

KEY
Major Adverse
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6.2.10

SEA Objective 10: To increase levels of investment in the Laganbank Quarter area by
the private sector.
Alternative 1: Do-Nothing
This objective is at the heart of the Laganbank Quarter Development Scheme. If the scheme
does not go ahead, the trends for business development and investment would follow those
currently in place and would be affected mainly by external factors. The current picture in
relation to the LBQDS has led to some commercial buildings being out of use for a period, and
this contributes negatively to the image of the area as a place for investment.
Alternative 2(a): Laganbank Quarter Development Scheme delivered within 10 – 15
years.
The Development Scheme delivered over the shorter period of 10 to 15 years is likely to
create regeneration of both industrial areas and home zones in the area, and should bring
more businesses to the area creating more investment and more employment. The overall
effect is likely to be a major positive one, with the exception that during the construction phase
of the Scheme, the extensive disruption to the area may bring a minor negative impact.
Alternative 2(b): Laganbank Quarter Development Scheme delivered over longer term
phased approach of 15 – 25 years.
The Development Scheme delivered over the longer period of 15 to 25 years is likely to create
regeneration of both industrial areas and home zones in the area, and should bring more
businesses to the area creating more investment and more employment. The overall effect is
likely to be a positive one, with the exception that during the construction phase of the
Scheme, the extensive disruption to the area may bring a minor negative impact.
The benefits from this timescale are likely to be less than for the shorter timescale of 10 to 15
years, as they are so far into the future that they are unlikely to solve current problems.
Alternative 3(a): Laganbank Quarter Development Scheme delivered within 10 – 15
years incorporating buffer strip on both sides of River Lagan (20m).
The incorporation of a buffer strip within the scheme may make a difference to investors, in
terms of a sense of place and good working environment, but overall the assessment is the
same as for Alternative 2(a).
Alternative 3(b): Laganbank Quarter Development Scheme delivered over longer term
phased approach of 15 – 25 years incorporating buffer strip on both sides of River
Lagan (20m).
The incorporation of a buffer strip within the scheme may make a difference to investors, in
terms of a sense of place and good working environment, but overall the assessment is the
same as for Alternative 2(b).
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SEA Objective 10: To increase levels of investment in the Laganbank Quarter area by the private sector.

Laganbank Quarter
Alternative

Alternative 1: ‘Do-Nothing’ – The
Laganbank Quarter Development
Scheme does not go ahead as part
of the Lisburn City Centre
Masterplan.

•
•

Key Baseline Information /
Target

•

Alternative 2(a): The Laganbank
Quarter Development Scheme (as
envisaged in the Lisburn City
Centre Masterplan) delivered within
10 – 15 years.

Alternative 2(b): A longer-term
phased approach to the Laganbank
Quarter Development Scheme,
over 15 – 25 years.

Alternative 3(a): The Laganbank
Quarter Development Scheme (as
envisaged in the Lisburn City
Centre Masterplan) delivered within
10-15 years, incorporating a buffer
strip both sides of River Lagan
(20m) (where constraints allow).

Alternative 3(b): A longer–term
phased approach to the Laganbank
Quarter Development Scheme,
over 15-25 years, incorporating a
buffer strip both sides of River
Lagan (20m) (where constraints
allow).

VAT/PAYE Registered businesses: In 201,3 5.44% (3685 of 67,745 overall) of VAT or PAYE registered businesses operating in Northern Ireland were situated in the
Lisburn Local Government District. This figure was down from 3750 in 2012.
Invest NI Investment: In 2012 321 offers of investment were made to businesses in the Lisburn LGD area (399 Lisburn and Castlereagh LGD2014). £5.02M of
assistance was given and £19.87m of investment was made in the Lisburn LGD area in the same year.
Invest NI start-ups: Of the 1574 start-ups resulting from the Regional Development Initiative, 82 were located within the Lisburn and Castlereagh (LGD 2014). 2 startups were recorded within Blaris 1 SOA, 1 start-up in Hilden 1 SOA and 2 within Hillhall 1 SOA.

Target – to increase the numbers of VAT-registered businesses in Lisburn
Target – to increase the numbers of business start-ups in the three SOAs which the LBQDS is located in by between 50% and 100%

Geographic
Area

Timescale

Effects within
the Laganbank
Quarter
Effects outside
the Laganbank
Quarter
Construction
Phase
Operational
Phase

Cumulative

Commentary:

Mitigation:

Business start-up and growth will
continue to be influenced by factors
external to LBQ.
Additional investment and start-up
efforts in the area including
initiatives such as Princes Trust for
young people.

A stated objective of the LBQDS is
to provide more space for a wider
range of businesses. The
accelerated form of the
development scheme to be put in
place over 10-15 years will bring
benefits forward.

A stated objective of the LBQDS is
to provide more space for a wider
range of businesses. In this
alternative the benefits develop
over a longer period.

A stated objective of the LBQDS is to provide more space for a wider
range of businesses. The buffer strip is not anticipated to have any greater
impact, positive or negative on business development and growth.

None

None

None

None

None

KEY
Major Adverse

Minor Adverse

No Impact

Minor Positive

Major Positive

Uncertain
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6.2.11

SEA Objective 11: To contribute to a reduction in the impacts of flooding within
Lisburn.
Alternative 1: Do-Nothing
Flooding issues arise from a range of sources including watercourses (open and culverted),
surface water run-off, road drainage, adopted sewers and privately-owned un-adopted sewers.
Flooding impacts are expected to reduce as brownfield sites within Laganbank Quarter are
developed and drainage systems progressively upgraded. However, under the Do-Nothing
Alternative there would be no development of sites within the Laganbank Quarter and
therefore no significant reduction in the impacts of flooding.
Alternative 2(a): Laganbank Quarter Development Scheme delivered within 10 – 15
years.
Any improvement of the existing tributaries (Benson Street Stream and Altona Stream) to
ensure they meet current design standards (Q100), would reduce flood risk for higher storm
events. Generally, the effects of the Development Scheme will have a Minor Positive effect, as
there is no considerable change in paved areas as most of the proposed development sites
are currently existing brownfield sites. Any reduction in the impacts of flooding would be a
result of upgrading of drainage networks and the use of Sustainable Drainage Systems
(SuDS) to reduce the impact of stormwater runoff.
During the construction phase the impacts of flooding are envisaged to be Minor Adverse as
existing pipework systems are replaced and temporary measures such as over-pumping etc.
are put in place.
Alternative 2(b): Laganbank Quarter Development Scheme delivered over longer term
phased approach of 15 – 25 years.
Any improvement of the existing tributaries (Benson Street Stream and Altona Stream) to
ensure they meet current design standards (Q100) would reduce flood risk for higher storm
events. Generally, the effects of the Development Scheme would have a Minor Positive effect,
as there is no considerable change in paved areas as most of the proposed development sites
are currently existing brownfield sites. Any reduction in the impacts of flooding would be a
result of upgrading of drainage networks and the use of Sustainable Drainage Systems
(SuDS) to reduce the impact of stormwater runoff.
During the construction phase the impacts of flooding are envisaged to be Minor Adverse as
existing pipework systems are being upgraded and temporary measures such as overpumping etc. are put in place.
A longer term approach to the delivery of the Laganbank Quarter development would still be
seen as having a Minor Positive effect, due to changes in drainage infrastructure and
permeable surfaces.
Alternative 3(a): Laganbank Quarter Development Scheme delivered within 10 – 15
years incorporating buffer strip on both sides of River Lagan (20m).
The buffer strip which may be established at the outset of the Laganbank Quarter Scheme
would protect the existing floodplain of the River Lagan, providing opportunity to naturalise the
channel. However, as the floodplain is currently protected under PPS15, the benefits of a
buffer strip are mainly ecological. The effects are therefore similar to Alternative 2(a).
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Alternative 3(b): Laganbank Quarter Development Scheme delivered over longer term
phased approach of 15 – 25 years incorporating buffer strip on both sides of River
Lagan (20m).
As the buffer strip would be established at the outset of the Laganbank Quarter Scheme, the
effects are seen as similar to Alternative 2(b).

SEA ENVIRONMENTAL REPORT (DRAFT)
AUGUST 2014
98

Department for Social Development –
Laganbank Quarter Development Scheme SEA

SEA Objective 11: To contribute to a reduction in the impacts of flooding within Lisburn.

Laganbank Quarter
Alternative

Key Baseline Information /
Target

Geographic
Area

Timescale

Alternative 1: ‘Do Nothing’ – The
Laganbank Quarter Development
Scheme does not go ahead as part
of the Lisburn City Centre
Masterplan.

Alternative 2(a): The Laganbank
Quarter Development Scheme (as
envisaged in the Lisburn City
Centre Masterplan) delivered within
10 – 15 years.

Alternative 2(b): A longer-term
phased approach to the Laganbank
Quarter Development Scheme,
over 15 – 25 years.

Alternative 3(a): The Laganbank
Quarter Development Scheme (as
envisaged in the Lisburn City
Centre Masterplan) delivered within
10-15 years, incorporating a buffer
strip both sides of River Lagan
(20m) (where constraints allow).

Alternative 3(b): A longer–term
phased approach to the Laganbank
Quarter Development Scheme,
over 15-25 years, incorporating a
buffer strip both sides of River
Lagan (20m) (where constraints
allow).

The key flood risk to the Laganbank Quarter is fluvial flooding from the River Lagan. A Strategic Flood Risk Assessment (SFRA) was undertaken by Atkins in 2008, which mapped the 1%
Annual Exceedance Probability (AEP) floodplain, based on Rivers Agency computational river model for the Lagan.
Flooding may arise from a range of sources including watercourses (open and culverted), surface water run-off, road drainage, adopted sewers and privately-owned un-adopted sewers. The
various systems have different standards of protection, with rivers infrastructure designed to provide the highest standard of protection of 1% AEP (1:100 years). All new development within
the Laganbank Quarter should meet current design standards, which should contribute to a reduction in the impacts of flooding within Lisburn.

Effects within
the Laganbank
Quarter
Effects outside
the Laganbank
Quarter
Construction
Phase
Operational
Phase

Cumulative

Although the key flood risk to the Development Scheme is fluvial flooding
from the River Lagan, upgrading of the existing tributaries (Benson Street
Stream and Altona Stream) to ensure they meet current design standards
(Q100) would reduce flood risk for higher storm events. Moreover replacing
older storm drainage infrastructure with new drainage systems designed to
current standards for each proposed development would reduce the
impacts of flooding. The use of Sustainable Drainage Systems (SuDS)
should be considered to reduce the impact of stormwater runoff.

A buffer zone would protect the existing floodplain of the River Lagan. It
could be established at the outset of the Laganbank Quarter Scheme,
bringing immediate benefits.

Commentary:

None

Mitigation:

None

None

None

None

None

Minor Adverse

No Impact

Minor Positive

Major Positive

Uncertain

KEY
Major Adverse
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6.2.12

SEA Objective 12: To improve and modernise sewerage infrastructure in the Laganbank
Quarter area.
Alternative 1: Do Nothing
The existing sewerage infrastructure in the area is a mix of old and new, but is mainly a
combined system. Under the Do-Nothing scenario, the sewerage infrastructure is unlikely to
improve significantly without re-development of the sites. The Drainage Area Study (DAS)
recommends upgrades/improvements to the sewerage network in Lisburn, which will be
undertaken in the next few years however most of this work will be outside the Laganbank
Quarter. Therefore for the purposes of this assessment it has been assumed that the effects
are minimal.
Alternative 2(a): Laganbank Quarter Development Scheme delivered within 10 – 15
years.
The Laganbank Quarter Development Scheme would increase the number of people living
and working in the area and as a consequence would have an impact on sewerage volume.
Any new sewerage infrastructure within the Laganbank Quarter would be designed as a
separate system to current design standards. Consideration would also be given to utilising
SuDS systems, which aim to be more sustainable than traditional piped systems, reducing
both the risk of flooding and pollution. Such systems aim to manage storm water as near to
source as possible, slow down run-off, treat it naturally and release good quality water to
watercourses or groundwater. Generally, the effects of the scheme would have a Minor
Positive impact.
During the construction phase the impacts of flooding are envisaged to be Minor Adverse, as
existing pipework systems are replaced and temporary measures such as over-pumping etc.
are put in place. Measures to protect the water environment should be formulated in
accordance with good practice guidance (Pollution Prevention Guidelines).
Alternative 2(b): Laganbank Quarter Development Scheme delivered over longer term
phased approach of 15 – 25 years.
Any new sewerage infrastructure within the Laganbank Development would be designed as a
separate system to current design standards. Consideration would also be given to utilising
SuDS systems, which aim to be more sustainable than traditional piped systems, reducing
both the risk of flooding and pollution. Such systems aim to manage storm water as near to
source as possible, slow down run-off, treat it naturally and release good quality water to
watercourses or groundwater.
A longer term approach to the delivery of the Laganbank Quarter development would still be
seen as having a Minor Positive effect.
During the construction phase the impacts of flooding are envisaged to be Minor Adverse, as
existing pipework systems are replaced and temporary measures such as over-pumping etc.
are put in place. Measures to protect the water environment should be formulated in
accordance with good practice guidance (Pollution Prevention Guidelines).
Alternative 3(a): Laganbank Quarter Development Scheme delivered within 10 – 15
years incorporating buffer strip on both sides of River Lagan (20m).
As Alternative 2(a). The buffer strip should have a negligible impact on sewerage
infrastructure.
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Alternative 3(b): Laganbank Quarter Development Scheme delivered over longer term
phased approach of 15 – 25 years incorporating buffer strip on both sides of River
Lagan (20m).
As Alternative 2(b). The buffer strip should have a negligible impact on sewerage
infrastructure.
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SEA Objective 12: To improve and modernise sewerage infrastructure in the Laganbank Quarter area.

Laganbank Quarter
Alternative

Key Baseline Information /
Target

Geographic
Area

Timescale

Alternative 1: ‘Do Nothing’ – The
Laganbank Quarter Development
Scheme does not go ahead as part
of the Lisburn City Centre
Masterplan.

Alternative 2(a): The Laganbank
Quarter Development Scheme (as
envisaged in the Lisburn City
Centre Masterplan) delivered within
10 – 15 years.

Alternative 2(b): A longer-term
phased approach to the Laganbank
Quarter Development Scheme,
over 15 – 25 years.

Alternative 3(a): The Laganbank
Quarter Development Scheme (as
envisaged in the Lisburn City
Centre Masterplan) delivered within
10-15 years, incorporating a buffer
strip both sides of River Lagan
(20m) (where constraints allow).

Alternative 3(b): A longer–term
phased approach to the Laganbank
Quarter Development Scheme,
over 15-25 years, incorporating a
buffer strip both sides of River
Lagan (20m) (where constraints
allow).

The areas proposed for redevelopment within the Laganbank Quarter contain some of the principal trunk sewers on both the sides of the River Lagan. A Drainage Area Study (DAS) of the
Lisburn sewerage network was carried out by Atkins on behalf of NI Water. The DAS recommended upgrades/improvements to the sewerage network, which will be undertaken in the next
few years.
Any new sewerage infrastructure within the Laganbank Quarter Development should be designed as a separate system to current design standards. Consideration should also be given to
utilising SuDS systems, which aim to be more sustainable than traditional piped systems, reducing both the risk of flooding and pollution. Such systems aim to manage storm water as near to
source as possible, slow down run-off, treat it naturally and release good quality water to watercourses or groundwater.

Effects within
the Laganbank
Quarter
Effects outside
the Laganbank
Quarter
Construction
Phase
Operational
Phase

Cumulative

The existing sewerage infrastructure in the area is a mix of old and new,
with future upgrade works likely. All new sewerage infrastructure for the
Laganbank Quarter development should be designed as separate
systems to current design standards and should incorporate SuDS
technology if possible. Any combined sewer overflows to the River Lagan
should be removed or improved in accordance with recommendations
from the DAS.

As Alternative (2a & 2b). The buffer strip should have a negligible impact
on sewerage infrastructure.

Commentary:

None

Mitigation:

None

None

None

None

None

Minor Adverse

No Impact

Minor Positive

Major Positive

Uncertain

KEY
Major Adverse
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6.2.13

SEA Objective 13: To maintain and enhance the natural function of the floodplain area.
Alternative 1: Do-Nothing
The primary aim of PPS15 is to prevent future development that may be at risk from flooding
or that may increase the risk of flooding elsewhere. Under PPS15, the natural function of the
floodplain will be protected and therefore the impact of doing nothing is negligible.
Alternative 2(a): Laganbank Quarter Development Scheme delivered within 10 – 15
years.
Under PPS15, the natural function of the floodplain will be protected and development of the
Laganbank Quarter would be outside the floodplain. Therefore, the impact of developing the
Laganbank Quarter is minimal.
Alternative 2(b): Laganbank Quarter Development Scheme delivered over longer term
phased approach of 15 – 25 years.
As Alternative 2(a).
Alternative 3(a): Laganbank Quarter Development Scheme delivered within 10 – 15
years incorporating buffer strip on both sides of River Lagan (20m).
A buffer strip can be designed to protect the natural function of the floodplain in the Laganbank
Quarter, enhancing the environmental benefits of the river corridor. The buffer zone should be
developed at the outset of the Laganbank Quarter Scheme to provide early ecological
benefits to the floodplain area. Under PPS15, the natural function of the floodplain is protected
and therefore the effect of the buffer zone in reducing flooding is minimal.
Alternative 3(b): Laganbank Quarter Development Scheme delivered over longer term
phased approach of 15 – 25 years incorporating buffer strip on both sides of River
Lagan (20m).
As Alternative 3(a). The buffer strip should have a negligible impact on reducing flooding.
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SEA Objective 13: To maintain and enhance the natural function of the floodplain area.

Laganbank Quarter
Alternative

Key Baseline Information /
Target

Geographic
Area

Timescale

Alternative 1: ‘Do-Nothing’ – The
Laganbank Quarter Development
Scheme does not go ahead as part
of the Lisburn City Centre
Masterplan.

Alternative 2(a): The Laganbank
Quarter Development Scheme (as
envisaged in the Lisburn City
Centre Masterplan) delivered within
10 – 15 years.

Alternative 2(b): A longer-term
phased approach to the Laganbank
Quarter Development Scheme,
over 15 – 25 years.

Alternative 3(a): The Laganbank
Quarter Development Scheme (as
envisaged in the Lisburn City
Centre Masterplan) delivered within
10-15 years, incorporating a buffer
strip both sides of River Lagan
(20m) (where constraints allow).

Alternative 3(b): A longer–term
phased approach to the Laganbank
Quarter Development Scheme,
over 15-25 years, incorporating a
buffer strip both sides of River
Lagan (20m) (where constraints
allow).

The primary aim of PPS15 is to prevent future development that may be at risk from flooding or that may increase the risk of flooding elsewhere. PPS15 ensures that flood risk is properly
assessed during the initial planning stages of any development.

Effects within
the Laganbank
Quarter
Effects outside
the Laganbank
Quarter
Construction
Phase
Operational
Phase

Cumulative

A buffer strip can be designed to protect the natural function of the flood
plain in the Laganbank Quarter, minimising the risk of flooding and
enhancing the environmental benefits of the river corridor .The buffer
zone should be developed at the outset of the Laganbank Quarter
Scheme to provide early benefits to the floodplain area.

Commentary:

None

None

None

Mitigation:

None

None

None

None

None

Minor Adverse

No Impact

Minor Positive

Major Positive

Uncertain

KEY
Major Adverse
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7.
7.1

KEY SEA ISSUES, MITIGATION, MONITORING AND RECOMMENDATIONS
Key Strategic Environmental Issues faced by the Development Scheme
The full scope of issues and assessments of the draft Development Scheme are discussed in
previous sections, with all of these issues needing to be addressed in the development. Some
issues have emerged from the assessment as being more significant than others, and these
are discussed in this section, along with proposals for mitigation.

7.2

Cumulative Impact
The Development Scheme takes place within an area with few nature conservation
designations and affects a waterway that is already heavily modified for drainage and
navigation purposes. This is only one point on the River Lagan and its tributaries that is being
proposed for development. The scheme is located close to a number of communities that
experience high levels of deprivation.
At a strategic level, the Development Scheme has the potential to interact with the following
policies and programmes:
§

The Scheme may be expected to enhance programmes for economic development,
health, wellbeing and employment opportunities for communities close to the Laganbank
Quarter. The scale of the Development Scheme would be likely to have significant effects
beyond its own footprint, with potential within many industries. The lack of detail within
the draft Development Scheme makes this difficult to assess;

There is potential for strong interactions between plans and programmes for the River Lagan
waterway, arising from a number of EC Directives including:
• Water Framework Directive 2000/60/EC;
• Floods Directive 2007/60/EEC;
• Habitats Directive 92/43/EEC;
and with programmes on Invasive species removal and management.
The draft Development Scheme does not presently address these interactions, except in
stated interactions and the promoters and others need to be satisfied that the Development
Scheme does not impede and indeed has the potential to enhance compliance.
It will be important that DSD and Lisburn City Council take into account programmes of activity
to address the requirements of these Directives within the catchment.
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7.3

SEA of the Laganbank Quarter draft Development Scheme
Table 7.1 Summary of Proposed Mitigation

Mitigation of Overall Approach:
It is recommended that in undertaking further detailed planning for the Laganbank Quarter, the Department
for Social Development engages formally with key statutory agencies to ensure that all actions in the
Development Scheme are consistent with plans and programmes to meet the requirements of EC
Directives (including but not necessarily limited to the Floods, Water Framework, and Habitats Directives).
SEA Objective

Proposed Mitigation
§ Retention of vegetation in riparian zone on both river
banks;

§ Use of SuDS technology;
1. To promote and enhance the connectivity of
habitats within the river corridor and its
capacity to provide both ‘blue’ and ‘green’
infrastructure within the Laganbank Quarter
landscapes.

§ Increased capacity of sewerage treatment;
§ Separation of stormwater from sewerage;
§ Provide continuity of habitat;
§ Building design green infrastructure principles utilised;
§ Sensitive landscape / habitats protected throughout and
particularly during construction phase.

§ Robust Construction Environmental Management Plan
2. To prevent terrestrial and aquatic
biodiversity loss within the area and in
downstream and upstream habitats during
construction.
3. To protect UK (including Northern Ireland)
priority species and species protected
through EC Habitats and Bird Directives.

(CEMP) for the entire Development Scheme;

§ Riverbank planting and landscaping to buffer the
river.
§ Riverbank planting and landscaping;
§ Robust Environmental Management Plan
§ Adopt key environmental principles;

4. To contribute to improving water quality and
its ecological components and physical
requirements to ‘Good’ Ecological Potential
(GEP) within the River Lagan, consistent
with WFD and RBMP targets for the
watercourse.

§ Use SuDS technology within the scheme;
§ Replace failing sewerage infrastructure and improve
treatment;
§ Measures to protect water environment;
§ Liaison with NIEA-Water Management on design.

5. To prevent the introduction and/or spread
of invasive / alien species to the immediate
area and the Lagan Corridor catchment as
a whole.

§ PPG and CIRIA guidance during construction
§ Robust Invasives Species Management Plan
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6. To reduce the deprivation status of Super
Output Areas within the Laganbank Quarter
area (summarising a number of underlying
issues such as employment, health, access
to services etc.).
7. To reduce the incidence of crime and antisocial behaviour in the Laganbank Quarter
area.
8. To improve health and wellbeing of the
local community through improvements to
open space provision and sustainable
transport linkages along and to the river
corridor and to enhance the amenity of the
Lagan Valley Regional Park.
9. To promote and enable sustainable
journeys within the City of Lisburn and
elsewhere.
10. To increase levels of investment in the
Laganbank Quarter area by the private
sector.
11. To contribute to a reduction in the impacts
of flooding within Lisburn.
12. To improve and modernise sewerage
infrastructure in the Laganbank Quarter
area.

§ None required.

§ Design-out crime and anti-social behaviour in detail
of scheme;
§ Adopt recommendations of Community Safety
Impact Assessment (CSIA)
§ Protect access and amenity of the area for walking,
cycling and people with limited mobility during the
construction phase.
§ Protect access and amenity of the area for walking,
cycling and people with limited mobility during the
construction phase.
§ None required.
§ Design must seek to reduce urban stormwater runoff.
§ Design must contribute to watercourse meeting
“Good” Ecological Potential in due course.
§ Fully implement requirements of PPS 15;

13. To maintain and enhance the natural
function of the floodplain area.

§ Consider buffer strip, including all areas where
floods are likely.

Options for Mitigation
The majority of proposals for mitigation represent good practice and many would be required
to achieve planning approval. It will be important to ensure that Environmental Management
Plans and Invasive Species Management Plans are put in place for the entire scheme and
reviewed by DSD and Lisburn City Council, rather than being adopted piecemeal for different
phases.
7.4

Monitoring
A requirement of the SEA legislation is that monitoring should be carried out to ensure that
there are no adverse effects of the plan or programme, and action taken if such effects are
detected. A Monitoring Plan for the Laganbank Quarter Development Scheme is set out below
and related to the SEA objectives and the Environmental indicators selected for these. The
Monitoring Plan also identifies potentially which agencies may be most appropriate in
monitoring the effects of different aspects of the Development Scheme.
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Table 7.2 Proposed Monitoring Plan

SEA Objective

1. To promote and
enhance the
connectivity of
habitats within the
river corridor and its
capacity to provide
both ‘blue’ and ‘green’
infrastructure within
the Laganbank
Quarter landscapes.

Baseline

1700 hectares of land between Sprucefield and Lisburn
within the management and influence of Lagan Valley
Regional Park.
Baseline of sewerage and stormwater infrastructure and
capacity should be established before detailed design
phase.

Data
Source(s)

NI Landscape
Character
Assessment
2014 (in
preparation by
NIEA);
Lagan Valley
Regional Park.

Target

Additional hectares
within management
and influence of
Lagan Valley
Regional Park.
Use of SuDS in all
new or redeveloped
hard surfaces.
Continuity of habitat
for bats and other
protected species is
retained and
enhanced.
Stormwater and
sewage managed
appropriately to assist
compliance with
Water Framework
and Floods
Directives.

Protective
Actions

Monitoring
Requirement
and Potential
Responsibilities

Management Plan
required for the
buffer zone area.
Should be
integrated as part of
the LVRP.

Additional
accessible
greenspace created
through provision of
a vegetated buffer
zone will need to be
managed.
Recommendation
that this is through
the Lagan Valley
Regional Park or
Lisburn City
Council.
Monitoring of high
rainfall events to
ensure new
development has
the capacity to
absorb and slow
rainfall and is
resilient to fluvial
flood events.
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SEA Objective

2. To prevent
terrestrial and aquatic
biodiversity loss
within the area and in
downstream and
upstream habitats
during construction.

Baseline

Riparian vegetation (some of high quality) occurs in a
non-continuous fashion along the River Lagan.
A range of riparian species thrive along the River Lagan.
Invasive species are present.
Away from the river, in the urban areas, there is little
natural vegetation for species. Limited connectivity
currently exists between the riparian corridor and the
wider environment.

Data
Source(s)

CEDaR data.
NIEA Natural
Heritage and
Water
Management
data.

Target

Protective
Actions

Monitoring
Requirement
and Potential
Responsibilities

Continuous riparian
vegetation along
River Lagan.
Increased number
and range of species
occurring along the
River Lagan.
Whole area and
LVRP Invasive
Species
Management Plan in
place to treat
invasive species.
All development
should incorporate
landscaping with
native species.
Connectivity of
habitat should be
improved between
the river and city
areas.

Species and
vegetation
monitoring with
action taken where
any loss of habitat
is detected or any
decline in species
is noted.

Species and
vegetation
monitoring
throughout the
Development
Scheme. Changes
in practice or
design where
decline noted.
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SEA Objective

3. To protect UK
(including Northern
Ireland) priority
species and species
protected through EC
Habitats and Bird
Directives.

Baseline

Habitats Directive Annex II species are present in the
area.
Birds Directive Annex I species are present in the area.
Wildlife (NI) Order 1985 (as amended) Schedule 1
species are present in the area.

Data
Source(s)

NIEA
monitoring
against
requirements of
the Directives.

Target

Protective
Actions

Monitoring
Requirement
and Potential
Responsibilities

Protection and
continuity of habitat
for Annex II species Otter, Salmon, Sea
Lamprey, Brook
Lamprey, River
Lamprey, and Bat
species.
Protection and
continuity of habitat
for Eel (IUCN Red
list of critically
endangered
species).
Protection and
continuity of habitat
for Kingfisher
(Annex1), and
Schedule 1 species Sand Martin, Tree
Sparrow, Heron and
Barn Owl.
Protection and
continuity of habitat
of all Water
Framework Directive
species of Fish.

Comprehensive
Environmental
Management Plan
and Construction
Environmental
Management Plan
should accompany
the LBQ
Development
Scheme and
should be binding
on all contractors.

DSD and Lisburn
City Council
oversight of
compliance with
Environmental
Management Plan.
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SEA Objective

4. To contribute to
improving water
quality and its
ecological
components and
physical requirements
to ‘Good’ Ecological
Potential (GEP) within
the River Lagan,
consistent with WFD
and RBMP targets for
the watercourse.

Baseline

From Stranmillis through to Sprucefield, the River Lagan
is classified as having Moderate Ecological Potential
(MEP), which is an improvement in status from the
previous monitoring periods.

Data
Source(s)

N/A

Target

Lagan LMA Action
Plan 2010/2011
targets apply.
Objective should be
to improve status of
this waterbody
Water quality in the
River Lagan is
expected to improve
progressively,
however this will take
a number of RBMP
Planning Cycles to
achieve Good
Ecological
Potential/status.

Protective
Actions

Monitoring
Requirement
and Potential
Responsibilities

LBQDS should be
included in River
Basin Management
Planning
arrangements for
the Lagan.

Monitoring of water
quality is carried
out routinely for
NIEA Water
Management Unit.
New monitoring
points will be
required within
watercourses.

No deterioration in
water quality.

5. To prevent the
introduction and/or
spread of invasive /
alien species to the
immediate area and
the Lagan Corridor
catchment as a
whole.

Full removal of all
invasive species.
Invasive Species are present within the LBQDS area,
including
•
Japanese Knotweed
•
Himalayan Balsam
Other invasive aquatic species and terrestrial species
may be present.

Lagan LMA
report.

No invasive species
present in the area.

No new
introduction of
invasive species
during
development.

Monitoring of
compliance with
Environmental
Management Plan.

LBQ
Environmental
Management Plan.
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SEA Objective

6. To reduce the
deprivation status of
Super Output Areas
within the Laganbank
Quarter area
(summarising a
number of underlying
issues, such as
employment, health,
access to services
etc.).

Baseline

Deprivation levels for the three SOAs that lie within or
partly within the Development Scheme area are as
follows:
•
Hillhall 1- Rank 145;
•
Hilden 1 - Rank 299;
•
Blaris 1 - Rank 528.
These reflect deprivation relative to other SOAs in
Northern Ireland on a scale of 1- 890, with 1 being the
most deprived. Hillhall 1’s rank reflects high deprivation
status within the income deprivation, and income
deprivation affecting children domains.

Data
Source(s)

NI Statistics
and Research
Agency
(NISRA)
Deprivation
Statistics 2011

Target

The targets for
deprivation levels
should be that all
SOAs in the
Laganbank Quarter
area should rise 50
points above the
current overall
ranking. The income
domain levels in all
SOAs should rise
above 200.
These are relative
figures in
comparison with
other SOAs in
Northern Ireland, so
are affected by
development in other
areas.

Protective
Actions

N/A

Monitoring
Requirement
and Potential
Responsibilities

The next release of
multiple derivation
measures is
expected in 2015
and should be
used as the
baseline if work
has not
commenced before
publication of the
figures.
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SEA Objective

7. To reduce the
incidence of crime
and anti-social
behaviour in the
Laganbank Quarter
area.

Baseline

Figures for recorded crime and anti-social behaviour
between 2008 and 2012. Source: Northern Ireland
Neighbourhood Information Service.
Hilden 1:
§ 990 incidences of recorded crime and 286
incidences of anti-social behaviour in 2012.
Hillhall 1:
§ 206 incidences of recorded crime and 51 incidences
of anti-social behaviour in 2012.
Blaris 1:
§ 486 incidences of recorded crime and 89 incidences
of anti-social behaviour in 2012.
Lagan Valley:
§ 594 incidences of recorded crime and 182
incidences of anti-social behaviour in 2012.
PSNI mapping of crime locations for 2013 and 2014 to
date show few incidences of crime are within the LBQDS
area.

Data
Source(s)

NISRA.
PSNI.
Crime and
antisocial
behaviour
statistics.

Target

Protective
Actions

Monitoring
Requirement
and Potential
Responsibilities

No increase in
recorded crime or
antisocial behaviour
in the area.
No new sites in the
area where crimes
and antisocial
behaviour takes
place.

Use good practice
to design-out crime
and antisocial
behaviour.
Implement
recommendations
of Community
Safety Impact
Assessment
(CSIA).

Liaison between
DSD and PSNI on
design of the
Development
Scheme.
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SEA Objective

8. To improve health
and wellbeing of the
local community
through
improvements to
open space provision
and sustainable
transport linkages
along and to the river
corridor and to
enhance the amenity
of the Lagan Valley
Regional Park.

Data
Source(s)

Baseline

Target

Protective
Actions

Monitoring
Requirement
and Potential
Responsibilities

Health improvement
to average
percentages for
Lisburn LGD as a
whole.

Reduce disruption
to opportunities for
active journeys and
amenity areas
along the river
during the
construction phase.
Promote use of
greenspace and
active travel routes.
Promote cycling
and walking to
work and school.

Monitor Health
status of SOAs
through access to
DHHSPS and
census statistics.

Indications of the health of people in the Laganbank
Quarter area are contained in summary statistics at NI,
Local Government, Ward and Super Output level.
Data at SOA-level identified the following health status
for the Laganbank Quarter Development Scheme area,
compared to Lisburn City Council and Northern Ireland
as a whole.
% of all usual
residents
General
health 'Good'
or 'Very
Good'

% of all
usual
residents
providing
unpaid care

% of all usual
residents with
long-term health
problem or
disability: day-today activities
limited

Northern
Ireland
79.5%
11.8%
20.7%
Blaris 1
75.6%
12.0%
23.0%
Hilden 1
75.2%
10.9%
22.0%
Hillhall 1
70.8%
10.4%
28.0%
Lisburn
LGD
81.3%
12.4%
19.0%
Lisburn
LGD
2014*
82.1%
12.5%
18.3%
*2011 Census figures redrawn to reflect LGD boundary
changes

NISRA
NINIS.
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SEA Objective

9. To promote and
enable sustainable
journeys within the
City of Lisburn and
elsewhere.

Baseline

No Lisburn or LBQDS level data on journeys.
NI as a whole has established that only 16% of journeys
are taken on foot and 1% by bicycle. This is
considerably lower than in any other UK region.

VAT/PAYE Registered businesses: In 2013, 5.44%
(3685 of 67,745 overall) of VAT or PAYE registered
businesses operating in Northern Ireland were situated
in the Lisburn Local Government District. This figure was
down from 3750 in 2012.
10. To increase levels Invest NI Investment: In 2012, 321 offers of investment
were made to businesses in the Lisburn LGD area (399
of investment in the
Lisburn and Castlereagh LGD2014). £5.02M of
Laganbank Quarter
assistance was given and £19.87m of investment was
area by the private
made in the Lisburn LGD area in the same year.
sector.
Invest NI start-ups: Of the 1574 start-ups resulting from
the Regional Development Initiative, 82 were located
within the Lisburn and Castlereagh (LGD 2014). 2 startups were recorded within Blaris 1 SOA, 1 start-up within
Hilden 1 SOA, and 2 within Hillhall 1 SOA.

Target

Protective
Actions

Monitoring
Requirement
and Potential
Responsibilities

DRD Active
Travel Strategy
2013.

Increase cycle and
pedestrian journeys.
2% of journeys taken
by bicycle.
25% of journeys
taken on foot.

Protect all active
travel routes from
disruption during
the construction
phase.
Make all home
zones and routes
to work and school
active travel
friendly.
Actively promote
walking and cycling
in the area.

Conduct active
travel survey for
Laganbank Quarter
residents.
Repeat survey
after 3 years of
Development
Scheme being
complete.

DETINI

To increase the
numbers of VAT
registered
businesses in
Lisburn
To increase the
numbers of business
start-ups in the three
SOAs which the
LBQDS is located in
by between 50%
and 100%

Protect trading
environment for
existing businesses
during
Development
Scheme
construction phase.

Annual update on
baseline.
Adjustments as
necessary to
achieve growth.

Data
Source(s)
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SEA Objective

Baseline

Data
Source(s)

11. To contribute to a
reduction in the
impacts of flooding
within Lisburn.

The key flood risk to the Laganbank Quarter is fluvial
flooding from the River Lagan. A Strategic Flood Risk
Assessment (SFRA) was undertaken by Atkins in 2008
which mapped the 1% Annual Exceedance Probability
(AEP) floodplain, based on Rivers Agency computational
river model for the Lagan.
Flooding may arise from a range of sources including
watercourses (open and culverted), surface water runoff, road drainage, adopted sewers and privately-owned
un-adopted sewers. The various systems have different
standards of protection, with rivers infrastructure
designed to provide the highest standard of protection of
1% AEP (1:100 years).

Strategic Flood
Risk
Assessment Laganbank
Quarter - Atkins
2008 for DRD
and Lisburn
City Council.

12. To improve and
modernise sewerage
infrastructure in the
Laganbank Quarter
area.

The areas proposed for redevelopment within the
Laganbank Quarter contain some of the principal trunk
sewers on both sides of the River Lagan. A Drainage
Area Study (DAS) of the Lisburn sewerage network was
carried out by Atkins on behalf of NI Water. The DAS
recommended upgrades/improvements to the sewerage
network which will be undertaken in the next few years.

Drainage Area
Study LisburnAtkins for NI
Water.

Monitoring
Requirement
and Potential
Responsibilities

Target

Protective
Actions

All new development
within Lagan bank
Quarter should meet
current design
standards which
should contribute to
a reduction in the
impacts of flooding
within Lisburn.

Protection of the
floodplain areas
during
development.
Sustainable Urban
Drainage Systems
specified in all
contracts involving
areas of hardstanding.

N/A

Any new sewerage
infrastructure within
the Laganbank
Development should
be designed as a
separate system to
current design
standards.

Specification of
SuDS, which aim
to be more
sustainable than
traditional piped
systems, reducing
both the risk of
flooding and
pollution. Such
systems aim to
manage storm
water as near to
source as possible,
slow down run-off,
treat it naturally
and release good
quality water to
watercourses or
groundwater.

N/A
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SEA Objective

13. To maintain and
enhance the natural
function of the
floodplain area.

Baseline

NI Rivers Agency provides flood mapping which
identifies historic and potential flooding in the Laganbank
Quarter area.
Figure 4.6 of this Environmental Report shows the
extent of predicted flood events in the LBQDS area.

Data
Source(s)

Rivers Agency.
Strategic Flood
Risk
Assessment Laganbank
Quarter - Atkins
2008 for DRD
and Lisburn
City Council.

Target

No development on
areas predicted to
flood in Rivers
Agency flood
13
mapping.

Protective
Actions

The primary aim of
PPS15 is to
prevent future
development that
may be at risk from
flooding or that
may increase the
risk of flooding
elsewhere. PPS15
ensures that flood
risk is properly
assessed during
the initial planning
stages of any
development.

Monitoring
Requirement
and Potential
Responsibilities

N/A

Extend buffer zone
to include all
predicted flood
areas.

13

It must be noted that in the preliminary phases of the Laganbank Quarter Development Scheme any proposals for areas predicted for flooding were
taken out of the scheme.
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7.5

Recommendations
As determined in previous sections of the this SEA Environmental Report, the Laganbank
Quarter draft Development Scheme has the potential to affect the achievement, in either a
positive or negative way, of a number of objectives within European Community Directives,
and UK level and Northern Ireland level policy documents.
Chief amongst these is the Water Framework Directive, which requires improvement of the
Ecological Potential for the River Lagan and tributaries, along with the related Freshwater Fish
Directive which requires that the conditions for migratory fish are maintained in the river.
Whilst the proposals in the draft Development Scheme predominantly concern lands further
than 20m from the river, there would be a number of interactions with the river, including runoff
from hard surfaces created within the development areas and potentially increased loadings of
waste water into the Lagan system. Changes to riverside pathways, riverside vegetation, and
the proposal for a footbridge to span the river, would also interact with the river.
As noted in Section 2.5 of this report, the detail of the draft Development Scheme document
provided allows only for high level strategic assessment and as a consequence, this SEA
Environmental Report assesses the scheme based on the adoption of the Environmental
Principles set out by DSD and Lisburn City Council in the that document. The SEA Team has
worked with DSD to enhance the protection of the river and its natural corridor within the
Development Scheme boundary, and identified where there are opportunities for
enhancement. To this end, one of the alternatives assessed has been to provide the River
Lagan with a 20m buffer zone, free from development, and managed as an integral part of the
Lagan Valley Regional Park to enhance the potential for this section of the river to act as a
wildlife corridor and as blue infrastructure. This alternative, together with a relatively short
duration approach, emerges as the Development Scheme alternative with the lowest potential
impact on the environment.
The Strategic Environmental Assessment has identified that the main potential for impact
would be during the construction phase of the Development Scheme. All mitigation
recommended in this report should therefore be adopted as part of the scheme, and care
taken to adopt best available environmental technology as part of the Development Scheme.
Key recommendations to DSD and Lisburn City Council in terms of moving forward with the
scheme are:
•

All of the Environmental Principles set out by the Council and the Department in
the draft Development Scheme should be implemented and should form part of
the brief for contractors taking forward elements of the scheme.

•

The detailed design of the scheme should include a thorough assessment of the
existing capacity of the sewerage infrastructure and the capacity to treat any
additional loads in a way that enables the ecological potential of the river to be
improved to ‘Good’ or higher . At detailed design stage, an integrated meeting
between DSD, Lisburn City Council, NIEA and Northern Ireland Water should be
held to ensure that the design of the scheme is consistent with River Basin
Management Planning for the Lagan catchment. Strong consideration should be
given to adopting Sustainable Urban Drainage Systems (SuDS) as a standard for
all new or redeveloped hard-standing areas within the Laganbank Quarter area.

•

The opportunity should be taken to enhance the natural functioning of the
floodplain sections of the area, as well as the functioning of the river and its
banks as ‘green’ and ‘blue’ infrastructure for the area.
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•

The opportunity should be taken to enhance the value of the Laganbank Quarter
area as a natural corridor for wildlife and as an amenity for the people of Lisburn
through management as an integral part of the Lagan Valley Regional Park.
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PART ONE - OBJECTIVE SETTING, CONTEXT AND POLICY
FRAMEWORK
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1. Purpose and Objectives of the Scheme
The Department for Social Development (DSD) has adopted this Development Scheme, known as
Comprehensive Development Area (CDA) XX, Laganbank Quarter, Lisburn, under Article 86 of the
Planning (Northern Ireland) Order 1991 (the Planning Order).
Note: The CDA number (XX) will be confirmed at a later date.
Figure 1 shows the boundary of CDA XX

Figure 1: Boundary of CDA XX

6

Laganbank Quarter Development Scheme (Final Draft)

1.1

Purpose

The UK economy entered a double dip recession in 2011 which highlighted the reduction in
consumer spending and resulted in substantial damage to the retail sector across the UK. Recent
reports suggest that there has been some improvement in the economy although this is patchy
and is tending to appear in the South East of England. It is realistic to expect the economy to
remain relatively flat in the near future and a return to the pre-recession position seems unlikely
in the short term. The recession has taken its toll across a wide range of retail organisations
which has affected High Streets throughout the UK and is evident within Lisburn City Centre.
Evidence suggests that small and medium sized towns such as Lisburn will face fierce competition
from larger dominant centres such as Belfast which are able to offer the full range of retail brands
and leisure shopping experience that consumers desire. It is clear that regional towns with the
wrong shops, a poor environment or a lack of broader town offer in areas such as accommodation
for business services, leisure and culture will continue to struggle to retain a critical retail mass. It
is clear therefore that Lisburn will only retain its competitiveness if it takes a strong approach to
development across each of these areas.

1.2

Objectives

DSD’s objective in adopting the Laganbank Quarter Development Scheme (the Development
Scheme) is to secure a comprehensive, major mixed use scheme, which will regenerate the
Laganbank Quarter area of Lisburn, enhance the City Centre’s regional role, integrate with the
surrounding urban fabric, and strengthen links with the River Lagan.
The Development Scheme includes an appropriate mix of City Centre and riverside uses including:
offices, retail, leisure, hotel, residential, cultural uses and car parking. The provision of high
quality public open space is also required.
The Department’s aims for the Development Scheme include:
 Comprehensive and integrated redevelopment of the Laganbank Quarter area;
 Regeneration of an area of strategic significance in the City Centre;
 Delivery of a major mixed use scheme within the City Centre;
 Maximising and capitalising on the undeveloped riverside location;
 Enhancement of the retail function and overall attractiveness of the City Centre;
 Enhancement of the vitality and viability of the City Centre as a regional centre;
 Ensuring that the Laganbank Quarter area is fully integrated within the City Centre;
 Improvement and extension of pedestrian circulation patterns and permeability
within the City Centre and riverside area;
 Improvement of the townscape of the Laganbank Quarter area;
 Major environmental and public realm improvements in the surrounding streets
and public spaces; and
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1.3

Encouraging and strengthening links between the commercial core of the City
Centre and the River Lagan.

Public Interest

The Department considers the Development Scheme to be in the public interest in order to
achieve the proper planning of the area and as an impetus to the revitalisation of Lisburn City
Centre as a whole. Benefits of the Development Scheme will include:
 contributing to the implementation of the Lisburn City Centre Masterplan;
 providing a major stimulus to the on-going revitalisation of Lisburn City Centre as a
whole;
 attracting substantial private sector investment within the City Centre;
 securing a more competitive and attractive City Centre;
 helping establish Lisburn as a compact1 European City;
 helping Lisburn City Centre play a complementary role to Belfast City Centre and
Sprucefield;
 contributing to Government’s Lifetime Opportunities policy; and
 creating significant new job opportunities.

1.4

Comprehensive Development

DSD requires a comprehensive and integrated solution to the redevelopment and renewal of the
Laganbank Quarter. Proposals, which are ad-hoc, incremental or un-coordinated, would not in
DSD’s opinion ensure the delivery of the regeneration objectives, or the enhancement of the
vitality and viability of the City Centre as a regional centre.

1

The Compact City is an urban planning concept, which promotes relatively high residential density with mixed land uses. It is
based on an urban layout which encourages walking and cycling, low energy consumption and reduced pollution.
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2.

Current Site and Surroundings

The Laganbank Quarter is located in the southeast sector of the City Centre area as designated in
the draft Belfast Metropolitan Area Plan 2015(draft BMAP). The area comprises the Linenhall
Street and parts of Laganbank Road and Young Street areas of Lisburn City Centre which lie within
the Lagan Corridor. The existing predominant activities within the Development Scheme area are
residential, offices, retail, car parking and open space.
The draft Belfast Metropolitan Area Plan (BMAP) identified the area as ‘Development Opportunity
Site LC 49’ (Surface level car park and properties south of Linenhall Street and Smithfield Street).
In addition the surrounding context was to be taken into consideration, particularly designation
LC 45 Primary Retail Core and Development Opportunity Sites LC 50 and 51, together with the
development proposals associated with these designations.
The area includes land on both sides of the River Lagan as it flows through Lisburn City Centre.
This area includes Development Opportunity Sites LC 52 (Riverside Centre, Young Street) and LC
53 (Laganbank Retail Park, Laganbank Road) as identified in the BMAP.
With the exception of the open space, the study area falls within the City Centre boundary and
the Area of Parking Restraint as proposed in the draft BMAP.
Union Bridge bounds the eastern edge of the site and has an important function as a key gateway
into the city from the M1 motorway.
As evidenced in towns and cities across the UK and farther afield, urban waterfronts are being
recognised as important assets which hold significant potential not only in terms of localised
regeneration but also in terms of delivering city-wide benefits which hugely outweigh any
benefits attributable to the existing land uses.
The Young Street/Hill Street area straddling the River Lagan forms the key riverfront zone within
Lisburn City Centre totaling approximately 8.9 hectares. It comprises a number of defined sites
and is defined as the Laganbank Mixed Use Riverside area within the Lisburn City Centre
Masterplan.
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Figure 2: BMAP areas
To the north of the Development Scheme lies the Lagan Valley Island, which provides an example
of public sector-led development on the edge of the City Centre. The west of the site is defined by
predominantly residential neighbourhoods with a mix of tenure, but generally smaller family
homes. To the south of the Laganbank area lies a mix of commercial space accessed from
Hillsborough Old Road, as well as social housing towards Lagan Valley Hospital. To the west and
north of the site lies the City Centre which, alongside typical City Centre usage, hosts an
established retail core and public service buildings such as Lisburn Police Station and the Royal
Mail sorting office.

2.1

Built Heritage

The northern part of the Development Scheme area lies within the Lisburn City Centre
Conservation Area which was designated in 1991 (see Figure 3). Bridge Street is currently an area
funded under the Heritage Lottery Fund’s Townscape Heritage Initiative. This scheme enables
property owners to avail of grants to develop and restore properties on Bridge Street to create
new and improved commercial and residential space in this previously run down part of the City.
Lisburn City Council produced the Lisburn Historic Quarter Development Strategy in 2000
followed by an updated Strategy in 2010. This has been instrumental in devising and
implementing an integrated approach to the restoration and protection of the rich heritage and
10
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culture of the area, as well as providing the right physical infrastructure to revitalise the area,
attract new investment and boost business confidence.
One of the Lisburn Historic Quarter key objectives is ‘the restoration and enhancement of the built
environment’. The strategy is designed to enhance the existing character of the Lisburn Historic
Quarter and to emphasise the area’s unique identity and function through the following activities:
 Identification of landmark buildings, traditional-style streetscapes, non-traditional
streetscapes and opportunity sites;
 Subsequent encouragement of high quality and sympathetic building design, to
restore and enhance the built heritage; and
 Enhancement and protection of the Conservation Area.
In light of the historic nature of the City Centre, in 2008 the Council appointed conservation
consultants to prepare the Laganbank Quarter Built Heritage and Archaeological Study to review
the potential impact of proposed developments on the built heritage and archaeological remains
in the Laganbank Quarter of Lisburn.
The appointed consultants, Manogue Architects, provided a comprehensive assessment of the
potential impact on:
 The built heritage and archaeological potential within the boundaries of the
Laganbank Quarter;
 The heritage assets in the vicinity of the proposed Development Scheme which
contribute to the context of the Development Scheme;
 The townscape, streetscape and urban form of the areas under consideration; and
 The potential impacts of the proposals and any mitigation measures required.
The report highlighted the key heritage assets in the vicinity of the CDA.
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Figure 3: Conservation Area Boundary (purple line) with Listed Buildings shown in red.
Source: Lisburn Historic Quarter Conservation Guide, Historic Quarter Partnership, 2004

2.1.1 Statutory Listed Buildings
A review of the Northern Ireland Environment Agency (NIEA) Historic Buildings Database revealed
a number of listed buildings in immediate vicinity of the Development Framework Sites. These are
listed below and cross-referenced by the numbers on Figure 3.
st

1. 1 Lisburn Presbyterian Church, Market Square (HB 19/12/011). This is a Grade B listed
church that was originally constructed in the early 19 th Century. It is a simple blackstone
hall now with a modern front and other recent alterations.
2. Christ Church Cathedral (including the gateway), Market Square (HB 19/16/001). This is a
Grade A listed cathedral erected in a gothic style between 1708 and the late 19 th Century.
It is the chief church of the Huguenot settlement and was rebuilt following the great fire of
1707.
3. Assembly Rooms, Market Square (HB 19/16/003) - This is a Grade B1 listed assembly room
that was constructed before 1833. It is a 2 storey, 3-bay classical stuccoed building with a
finely detailed cupola/clock tower.
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A review of the Historic Parks, Gardens and Demesnes Register (Source NIEA) revealed two
historic gardens in close proximity to the proposed development site. Lisburn Castle Gardens
(AN-095) is recorded as an extensive area within the city of Lisburn forming a green space with
paths and decorative planting. The CDA includes a remaining part of the gardens for the Castle of
1622, which was destroyed by fire in 1707. As the castle was never rebuilt some of the area was
developed as a public pleasure ground, so there is a long tradition of public access.
Heritage Assets in the vicinity of the CDA includes Castle Gardens, properties on Bridge Street,
properties on Castle Street, Market Square, the former Lagan Navigation and Lagan Valley
Regional Park (LVRP).
Lisburn City Centre is dominated by a number of important civic and church buildings, including:
 Church of Ireland Cathedral;
 Irish Linen Centre and Lisburn Museum; and
 Castle Gardens Monument.
Views of these buildings can be achieved from various points throughout the Laganbank Quarter
area. Key views and vistas will be maintained and enhanced and new views and vistas created
within the Development Scheme.
More recently, the Lisburn City Centre Masterplan includes a programme of integrated
environmental improvement schemes throughout the City Centre focused on upgrading and
refurbishing the urban streetscape. The sensitive treatment of schemes will balance aesthetics
with functional requirements. The Lisburn Design Compendium was developed alongside the
Masterplan to offer guidance to prospective development parties as to how to respond to the
form of the Masterplan, and to maximise the opportunity for new development to contribute
positively to the urban form. It highlights the strong historic urban fabric of Lisburn. The
Masterplan seeks to ensure that the new development opportunities it identifies are designed
sensitively and with due consideration for the special characteristics of their surroundings.
2.2

Accessibility - Vehicular / Servicing / Movement / Connections

The Laganbank Quarter is strategically located within the city. It is wholly within the draft BMAP
City Centre boundary. There are a number of key transport routes adjoining the study area,
namely Laganbank Road and Union Bridge/Sloan Street. The former is part of the inner ring road
whilst the latter is a key route from the City Centre to the M1 Motorway (to the east) and wider
trunk road network. These are both heavily trafficked routes.
Right turn movements from Young Street on to Sloan Street in the direction of the motorway are
prohibited. Vehicles wishing to make this movement must turn left on to Union Bridge and travel
around the busy traffic light controlled junction at Laganbank Road/ Linenhall Street/Queens
Road. This is not only frustrating for drivers but also adds to the general congestion of the area.
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Proximity to the City Centre and regional road network enhances the attractiveness of the CDA
for investment. A solution to the problems of the junction of Young Street and Sloan Street is
therefore considered critical in order to promote good access to and from the new development.
The City Centre has several one-way traffic routes. Bow Street and Lisburn Square are the main
pedestrianised zones. Linenhall Street is a well-used access route, contributing to a severing of
the established town centre from the south side of the Development Scheme area. Smithfield
Street has an established bus lane plus 2 lanes of traffic which appears excessive, resulting in
narrow, uncomfortable pavements.
2.2.1 Pedestrian Movements / Connections
Pedestrian access to the City Centre from the Young Street/Hillsborough Old Road area is via
Sloan Street/Union Bridge from where both Linenhall Street and Bridge Street provide access to
the commercial core.
Pedestrians accessing the City Centre from the retail warehousing on Laganbank Road must cross
over Laganbank Road and Linenhall Street to use Market Street or Market Lane to access the
commercial core directly. Pedestrian access to/from the riverside open space is either via Hill
Street or the River Lagan Towpath and the Laganbank Road/Linenhall Street junction.
Pedestrian/cycle access is provided to the River Lagan Towpath and the wider Lagan Corridor area
at present. However, with the exception of the Hill Street open space area, there is no positive
relationship between existing developed areas and the riverside environment. Linkages to the City
Centre are poor.
The Development Scheme proposes enhanced linkages between the Southbank and the
Northbank through the provision of one or more pedestrian/cycle bridges. Strong linkages will
ensure that those areas are connected to the City Centre physically and visually. The proposed
development will be highly permeable and retain riverside access throughout.
Pedestrians’ access to the City Centre from the Laganbank Quarter is primarily via established
routes, each of which has constraints:
 Market Street (inadequate and narrow pavements);
 Market Lane (very steep - does not comply with BS8300 and the Disability
Discrimination Act); and
 Haslem’s Lane (narrow with inactive frontages).
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3.

Government Policy and Planning Context

The Strategic and Local Policy context strongly underpins the Laganbank Quarter Development
Scheme. The NI Programme for Government includes a commitment to deliver projects that
promote private sector investment in towns and cities across Northern Ireland. This is reinforced
in the Northern Ireland Economic Strategy which notes the requirement to assist in the delivery of
projects that promote private sector investment. It also highlights the importance of helping the
construction industry by delivering such projects in the current climate. The Investment Strategy
for Northern Ireland highlights the importance of regenerating towns and cities to create
economic vitality and improved quality of life.
The Regional Development Strategy for Northern Ireland 2035 highlights Lisburn City as a major
employment and commercial centre with high development potential. It states that the urban
renaissance, being the process of development and redevelopment of urban areas to attract
investment and activity, fosters revitalisation and improves the mix of uses in urban spaces.
3.1
Lifetime Opportunities2 (Government’s Anti-Poverty and Social Inclusion Strategy for
Northern Ireland)
In deciding to promote the Development Scheme, the Department has taken account of the
Northern Ireland Executive’s commitment to promote equality of opportunity as required by
Section 75 of the Northern Ireland Act 1998 and Lifetime Opportunities objectives.
This strategy, Lifetime Opportunities, demonstrates the government’s determination to ensure
that, by 2020, no one in Northern Ireland is denied opportunities they are entitled to. The
strategy comprises the following priorities:
 Eliminating Poverty;
 Eliminating Social Exclusion;
 Tackling Area Based Deprivation;
 Eliminating Poverty from Rural Areas;
 Shared Future – Shared Challenges;
 Tackling Inequality in the Labour Market;
 Tackling Health Inequalities; and
 Tackling Cycles of Deprivation.
Lifetime Opportunities is a policy initiative promoted by, and delivered across all Government
Departments. DSD, with its regeneration and community development remit, has a major
responsibility to ensure the implementation of Lifetime Opportunity objectives within the
schemes it supports. Maximising the accessibility of Laganbank Quarter from all parts of Lisburn is
a key requirement of the scheme.
2

http://www.ofmdfmni.gov.uk/antipovertyandsocialinclusion.pdf
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3.2

Equality of Opportunity

The Department is required under legislation (section 75 of the Northern Ireland Act 1998) to
have due regard to the need to promote equality of opportunity:
 between persons of different religious belief, political opinion, racial group, age,
marital status or sexual orientation;
 between men and women generally;
 between persons with a disability and persons without;
 between persons with dependants and persons without; and
 to have regard to the desirability of promoting good relations between persons of
different religious belief, political opinion or racial group.
The Department has had regard to this legislation in adopting the Development Scheme. Any
proposals for the scheme will be required to address objectives for Lifetime Opportunities,
equality of opportunity and good relations.

3.3

Equality of Opportunity and Sustainable Development in Public Sector Procurement

The Equality of Opportunity and Sustainable Development in Public Sector Procurement was
launched in 2008 and aims to support public authorities as they embed equality of opportunity
and sustainable development in their procurement practice.
This document sets out the steps to ensure effective consideration of social, economic and
environmental policy, legislative requirements and procurement practices from the perspective of
attaining equality and sustainable development through appropriate procurement measures and
good practice. It also aims to ensure that whilst procurement practices are open to bodies such as
small and medium enterprises, social economy enterprises, and the voluntary and community
sector, standards are not reduced.

3.4

Planning Policy Framework

The planning framework for Lisburn City Centre is set out in the following documents:
Legislation
 Planning (Northern Ireland) Order 1991 (as amended).
Planning Policy Documents
 Regional Development Strategy 2035 (RDS);
 Draft Belfast Metropolitan Area Plan 2015 (draft BMAP);
 Lisburn Area Plan 2001 (LAP);
 Planning Policy Statements (PPS);
 Supplementary Planning Guidance (SPG).
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Adoption of this Development Scheme has the effect of amending the planning framework for
Laganbank Quarter as set out in the LAP and BMAP. A review of relevant legislative and planning
policy documents is attached in full at Appendix 1 with key articles and policies identified.
3.5

Strategic Context
3.5.1 Lisburn’s Lagan Corridor Strategic Framework (Feb 2004)

Lisburn’s Lagan Corridor Strategic Framework recognises the importance of the River Lagan as a
valuable regional asset, with the potential to provide a wide range of environmental, social,
community and economic benefits. The Strategic Framework identifies a ‘Nodes and Links
Strategy’ where activity and change is concentrated in the Nodes with a series of Links forming
‘green’ routes in between. Node 8 ‘Union Bridge’ corresponds to the Young Street Development
Framework area and more recently the City Centre Masterplan proposals (see 3.5.3 below).
3.5.2 Lisburn City Centre Development Framework (2006)
The Laganbank Quarter Development Scheme has its origin in two Lisburn City Centre
Development Frameworks produced in 2006 covering the Linenhall Street and Young Street
riverside areas.
The Development Frameworks were produced by Lisburn City Council as part of its Economic
Development Programme. The aim was to help stimulate investment and to achieve the
comprehensive regeneration of the City Centre by identifying development principles, and
providing design guidance and a vision for the area.
The requirement for these Development Frameworks was stimulated by a number of key drivers,
including:
 the preparation of a Strategic Framework for Lisburn’s Lagan Corridor which
identified this area as a development node of significant potential as part of the
Lagan Corridor ‘Nodes and Links’ strategy;
 the preparation of a Strategic Investment Framework for Lisburn City Centre which
identified opportunity sites at Young Street and Laganbank Road;
 the inclusion of Young Street and Laganbank Road as Development Opportunity
Sites within Lisburn City Centre in the draft BMAP;
 the inclusion of the open space area at Hill Street on the northern bank of the
Lagan and a Lagan Valley Regional Park Node within the draft BMAP;
 the desire to provide a comprehensive regeneration solution for this key City
Centre riverfront area that contributes to realising the potential of the River Lagan
as an asset, and reconnects the city with the river;
 the requirement to stimulate investment and economic regeneration in the area;
 the low-value mix of land use in a key City Centre location (e.g. post office depot,
vacant retail warehousing, surface car park);
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the need to secure a regionally competitive position for the City Centre;
the desire to provide a City Centre hotel;
the need to create a new “office quarter” for the City Centre to extend the City
Centre’s current trading capability beyond (what is currently almost exclusively) the
retail sector;
the desire to facilitate growth in the City Centre’s night-time economy; and
the desire to influence the future development of this important part of the City
Centre in the context of a number of other on-going developments in the wider
city region (e.g. Blaris/West Lisburn; Maze/Long Kesh).

3.5.3 Lisburn City Centre Masterplan (2010)3
The Lisburn City Centre Masterplan, prepared on behalf of DSD and Lisburn City Council, provides
the strategic context for investment in Laganbank. It sets out an aspirational vision for the
Development Scheme and provides broad development and design principles to guide the
successful development of the area.
For the Laganbank area the Masterplan proposed:
 approximately 160,000 sq ft commercial office space;
 over 400 homes;
 a range of homes for sale and a choice of affordable homes including social rented
and shared ownership properties;
 a new pedestrian footbridge connecting the east and west banks of the river and
creating a circular walking route through the area;
 a pedestrian “boardwalk” along the river – opening it up for recreation purposes;
 a range of complementary uses including retailing and cafes/ bars beside the river
(totaling approximately 20,000 sq ft floorspace); and
 high quality public realm and landscaping along the river.
The concept of redeveloping this area of the City has existed for some years and the ambition to
deliver a comprehensive scheme was reflected in the 2010 Masterplan. A process was
subsequently undertaken to identify and assess specific development plots within the Laganbank
area with the objective of better defining a boundary for the Development Scheme.
3.5.4 Transportation Study
The proposed development at Laganbank Quarter, along with the rest of the Masterplan sites, is
on a scale that Lisburn has not previously accommodated. The City Centre must remain
accessible by all modes of transport if it is to continue to be attractive to commercial investors,
business and visitors to the City. Therefore, alongside the Masterplan, a Transport Assessment
was conducted to assess the impacts of the Masterplan development and ascertain the traffic

3

http://www.lisburncity.gov.uk/filestore/documents/economic_development/Exec_Summary_For_Print_1.pdf
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impacts on the existing road network. The study concluded that some junction redesign would be
required to support the delivery of the Development Scheme proposals.
Changes to traffic arrangements will be phased in accordance with the sequence and timing of
development. This will be complemented by the pedestrian focus of the City Centre core,
supported by public realm improvements, and with the provision of car parking within close
proximity.
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PART TWO - REGENERATION OBJECTIVES,
DEVELOPMENT SCHEME PRINCIPLES AND
PROPOSALS
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4.

Regeneration Objectives

The Department’s remit is to assist in the promotion and delivery of the regeneration of Lisburn.
The City Centre is a key ‘driver’ within Lisburn and is pivotal to the regeneration of the whole city.
The Department therefore considers it essential to maintain and enhance the overall vitality and
viability of the City Centre. This will benefit the whole of the city and the wider region of
Northern Ireland.
A healthy city needs a healthy heart and this Development Scheme is directed at strengthening
the heart of the City.
To help achieve its objectives, the Department has adopted this Development Scheme for a major
and comprehensive mixed-use scheme in Laganbank Quarter. The development of this area will
play a major role in regenerating the Linenhall Street / Young Street area, strengthening links to
developments on the River Lagan, and enhancing the regional role and vitality and viability of the
City Centre generally.

4.1

Linenhall Street Area

The Linenhall Street area of Lisburn City Centre is an important area in regeneration terms. It is a
key development opportunity area with the potential, for example, to broaden the economic
base of the city, improve the urban fabric and encourage City Centre living.
The Linenhall Street area is also a gateway into the City Centre connecting it to the communities
to the south and east and to the River Lagan. The key regeneration objectives for this zone are to:









provide modern, flexible office space to strengthen the city’s office
accommodation offering;
introduce a mix of uses to strengthen the vitality of the City Centre through
increased footfall;
encourage the development of an evening economy;
encourage City Centre living through the provision of residential accommodation
which will in turn promote natural surveillance;
encourage active street frontages at Market Square, Market Street and Linenhall
Street;
improve connectivity by enhancing existing linkages and creating new linkages,
within the Linenhall Street area, and between it and the surrounding City Centre,
particularly the River Lagan and the Historic Quarter/ Market Square;
strengthen linkages with the River Lagan recognising the environmental, social and
economic value of the River;
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4.2

maintain controlled vehicular access and circulation throughout the area, including
provision of appropriate service access, to contribute to an improvement in the
environmental quality of the City Centre;
improve the urban fabric of Linenhall Street through reinstatement and repair of
the building line and the introduction of high quality frontage;
ensure that new buildings are developed at a scale which is appropriate to the
existing urban form and which will provide an attractive city streetscape;
respect existing urban grain where appropriate, particularly at the boundaries with
the Historic Quarter/Conservation Area;
redevelop surface car parks and other underused/vacant sites for appropriate, high
quality built development;
replace those spaces lost through the development scheme by creating multistorey car park to provide 310 spaces;
develop high quality landmark buildings and promote design quality throughout
the area;
realign Linenhall Street to create a pedestrian friendly, landscaped avenue leading
down to the riverfront; and
ensure development proposals do not prejudice the development of adjoining
sites.

Young Street/Laganbank Road (River Lagan)

This area of the development scheme forms Lisburn City’s key City Centre riverfront development
opportunity site with the potential to reconnect the city to the River Lagan, to create a new and
exciting river quarter for the city, to broaden the economic base of the city, significantly improve
the urban fabric of this part of the city, and encourage City Centre living. The key regeneration
objectives for this zone are to:









redevelop the area as an exciting riverside activity node, where the city and the
river become fully integrated and identified as part of the ‘Lisburn Riverfront’ area;
introduce high quality, high density mixed-use development, including residential,
office, hotel and ancillary retail uses, to enhance and embrace the riverside
environment and strengthen the vitality of the City Centre;
introduce a range of complementary uses, potentially including restaurants and
visitor facilities, and encourage the development of water related activities such as
boat hire;
ensure that new buildings are developed at a scale which is appropriate to the
topography of the site and the existing urban form, and which will provide an
attractive and vibrant Riverfront quarter;
promote City Centre riverside living through the provision of residential
accommodation (including an element of social housing) which will in turn provide
natural surveillance in the area;
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improve the urban fabric of Young Street/Hillsborough Old Road through
reinstatement and repair of the building line and the introduction of a high quality
street frontage to Young Street/Hillsborough Old Road;
develop high quality landmark buildings and promote design quality throughout
the area;
ensure that the area is effectively linked to the city’s existing commercial core, the
nearby Linenhall Street opportunity site, Lisburn Historic Quarter and Lagan Valley
Island by providing access across the River Lagan linking the northern (Laganbank
Road) and southern (Young Street) banks via at least one new pedestrian/cycle
bridge;
provide appropriate vehicular access between the site, the City Centre and the M1
Motorway;
provide a variety of high quality public realm spaces throughout the redeveloped
area; and
regenerate and revitalise the large open space area at Hill Street through
significant environmental enhancement and landscaping to create a high quality
public realm space for local people and visitors alike.
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5.

Development Scheme – Design and Heritage Principles

The northern part of the Development Scheme area lies within the Lisburn City Centre
Conservation Area which was designated in 1991. Lisburn City Council has established the Lisburn
Historic Quarter Partnership and prepared a Development Strategy for that part of the
Conservation Area known as Lisburn Historic Quarter.
5.1

Lisburn Historic Quarter Development Strategy

Lisburn Historic Quarter Development Strategy provides a vision and comprehensive framework
to secure and promote the area's physical and economic regeneration. The Historic Quarter
appropriately encompasses the oldest and most historic area of Lisburn. Market Square, Castle
Street and Bridge Street were first laid out in the early 17th Century when Lisburn was first
established as an estate and market town.
A series of guiding principles have been established to build Strategic Programmes which
encapsulate the vision and:
 restore occupier and investor confidence;
 target social need through sustainable development;
 safeguard and enhance the built and cultural heritage;
 add value to the community;
 encourage wide and varied participation in developing and realising the vision;
 develop the necessary partnerships and structures to deliver the Historic Quarter
strategy including dedicated project teams to complete the strategic programmes;
and
 provide leadership and direction but shared ownership of the Historic Quarter
vision with the community and beyond.
5.2

The Lagan Canal

The Lagan Canal, constructed in the 18th Century, was an integral component of the Lagan
Navigation from Belfast to Lough Neagh, until it was abandoned in the 1950s and part was filled
in during the 1960s. The 43km Lagan Navigation includes the Lower Lagan (17km) from Stranmillis
in Belfast to Sprucefield, near Lisburn, and the Upper Lagan (26km) from Sprucefield to Lough
Neagh.
The Lagan Canal is an important part of Northern Ireland’s industrial heritage. It offers scope for
restoration as a recreational waterway and tourism resource, which would link Belfast Lough and
the maritime Lagan, including Belfast’s Laganside and Titanic Quarter, to Castlereagh, Lisburn,
Lough Neagh and the Lower Bann Navigation. The Canal corridor, part of which runs through the
Lagan Valley Regional Park, is a valuable landscape, green-space and wildlife resource.
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Restoration and reinvigoration of the Canal and its corridor would safeguard and enhance their
natural and built heritage values and bring well-being, leisure, tourism and economic benefits not
only to communities in the vicinity of the Canal, but also the wider population of Northern Ireland
and visitors to the Province.
Lisburn, known as the birthplace of the Irish Linen Industry, was largely developed due to its
proximity to the Lagan Navigation. It supported a thriving linen industry from the 18th century
through to the 1950s.
Lisburn Gas Company operated on the area now known as Laganbank Road from 1837 to 1981.
Coal transported to Lisburn on barges via the Lagan Canal was converted to gas and stored in
three large gasometers on site. The site has been redeveloped in recent years and is now
occupied by large retail sheds.
5.3

Urban Design Principles

The Development Scheme for Laganbank Quarter offers a special opportunity to create a new role
for this area and this part of the City Centre. The urban design principles that need to underpin
the Development Scheme are set out below.
5.3.1

Volume

Laganbank Quarter, although a mixed-use area, is underperforming and offers opportunities for a
substantial increase in this diversity for the benefit of the City Centre.
The increased volume of new development will require a creative approach to the access and
servicing requirements of different users and careful relationships with neighbouring streets,
buildings and residential areas.
5.3.2

Density

Various densities of development occur in different parts of the City, but a character of
compactness calls for the best intensive use of City Centre sites. The Compact City promotes
relatively high residential density with mixed land uses and encourages walking and cycling, low
energy consumption and reduced pollution. A large resident population provides opportunities
for social interaction as well as a feeling of safety in numbers.
The urban scale of Laganbank Quarter is predominately a mixed development of traditional
housing, retail outlets and industrial warehousing. Linenhall Street lacks a well-defined frontage
or building line due mainly to the severing effect of the road, created during its original
construction. The combination of underused property and difficult topography provides an
exciting urban design challenge.
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New development should incorporate a transition between the buildings in the area which are to
remain, whilst seeking to create an overall density that is in scale and sympathy with the
neighbouring buildings, and the whole City Centre.
The mix, massing and disposition of uses within the development scheme should maximise the
size and layout of the site, and proposals should complement surrounding uses and buildings.
5.3.3

Character and Aspiration

To compete with other metropolitan cities Lisburn must become the economic and social
generator of its region. Laganbank Quarter offers the chance to create a sense of ‘pride of place’
for this part of Lisburn.
Design proposals for buildings and public realm should be innovative and provide Lisburn with a
high profile outward looking scheme, having regard to the existing urban structure, architectural
and historic context of the surrounding area.
5.3.4 Environmental Improvements
The Development Scheme requires major environmental and public realm improvements to all
pedestrian linkages, not only within the scheme, but also to the wider City Centre and regional
out of town shopping centre at Sprucefield. Enhancement proposals for the area are likely to
involve the upgrading of the roads and changes to reflect the ‘gateway’ importance of the area.
Other appropriate works could include enhancements to adjoining streets and spaces.
5.3.5 Amenity Space
A large riverside area of Council owned public open space at Hill Street is used mainly for informal
recreation. Today it does not function adequately as a high quality amenity space.
The riverside area is within the Lagan Valley Regional Park (LVRP) and has good towpath links
through to both Belfast and Sprucefield. The towpath forms part of the Lagan and Lough Cycle
Way which is a popular section of the National Cycle Network. This is a comprehensive network of
safe and attractive routes on which to cycle and walk throughout the UK, coordinated by the
charity Sustrans. Its retention will help secure a key aim of improved recreational route options.
The Development Scheme requires that a permeable and high quality public amenity space, with
24 hour public access, is provided to become a focus of activity and part of a network of public
spaces within the City Centre. In particular the Laganbank Quarter needs to link with, and extend
into, the existing City Centre zone.
5.3.6 Heritage and Townscape
Development will need to demonstrate that the impact on buildings of historic or architectural
interest and the Conservation Area status of the Historic Quarter has been carefully assessed and
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addressed. Development proposals need to be outward looking with perimeter frontages
designed to foster an ambience of bustle and activity.
Bridge Street and a portion of Market Square are designated within the Laganbank Quarter
Development Scheme and within Lisburn Conservation Area (Figure 4). The redevelopment of
properties on these streets will be required to comply with policies BH12-BH14 as above.

Figure 4: Lisburn Conservation Area (defined by red line).
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6.

Development Scheme - Accessibility Principles

The Department for Regional Development produced a 10 year “Regional Transportation
Strategy” (RTS) in 2002. This is a daughter document of the Regional Development Strategy and
highlights the investment priorities in transportation in line with progress towards the ‘Transport
Vision.’ The RTS is to be implemented through three Transport Plans: the Belfast Metropolitan
Transport Plan (BMTP), the Regional Strategic Transportation Network Transport Plan and the
Sub-Regional Transport Plan. The plan will co-ordinate the implementation of local transport by
drawing up an integrated and phased programme of transport schemes to complement
development proposals within the Belfast Region to 2015.
The Government’s overall objective is to encourage the use of alternatives to the private car with
a particular emphasis on provision of a safe, efficient and accessible public transport system, and
ensuring good access for pedestrians and cyclists.
In line with the Government’s Lifetime Opportunities Strategy, efforts will be made to ensure that
unemployed and socially disadvantaged people are able to benefit fully from job opportunities
deriving from new development. To facilitate this, public transport provision should ensure
accessibility from all parts of Lisburn City. The development will also be readily accessible to
pedestrians, cyclists, and taxis.
The Development Scheme will be expected to provide safe and convenient access for people with
disabilities to the Development Scheme and within the development.
Detailed design and capacity work will be required as part of the required transportation
assessment within any planning application. This is to ensure access separates vehicles and
pedestrians, egresses are safe, queuing does not form on the public road, and road and junction
capacities are maintained.
Similarly highway improvement measures may need to be undertaken to on and off-site
infrastructure. Additional public transport provision and facilities, and/or accessibility
contributions may also be required.
6.1

Permeability and Pedestrian Linkages

The Development Scheme requires that Laganbank Quarter be fully integrated within the main
shopping area and other parts of the City Centre. This will ensure Laganbank Quarter plays a
major role in improving accessibility patterns around the City Centre, enhancing the vitality and
viability of the City Centre and uniting the commercial core of Lisburn City Centre with its
developing waterfront.
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Major environmental and public realm improvements will be required at all points that connect
the Development Scheme with its surroundings, including:





6.2

provision of a highly permeable pedestrian circuit or ‘return’ through the
Development Scheme;
twenty-four hour pedestrian access through the Development Scheme to facilitate
both evening and day time activity and allow visitors to move freely within the
development area and between other activity and public transport areas in the City
Centre;
at least two high quality and direct pedestrian links to the existing pedestrianised
zone, via pedestrian footbridges crossing the River Lagan; and
environmental and public realm improvements throughout the area.

Transport Study

The previously described Transport Assessment (TA) (see paragraph 3.5.4) assessed the impact of
the Laganbank Quarter proposed development on the current traffic infrastructure. It made
recommendations for dealing with the increase in vehicular and pedestrian movements following
development.
The TA concluded that the introduction of the Laganbank Quarter development could have a
significant detrimental impact on the Lisburn road network. Analysis of the full Lisburn traffic
model that was produced indicates that this impact can be mitigated through the implementation
of the improvement measures listed below:
 delivery of access junctions on Young Street and Laganbank Road;
 Sloan Street/Young Street – road widening and reintroduction of right turn;
 teardrop junction – road widening on Queen’s Road and Sloan Street approaches
as well as circulating carriageway;
 Governors Road/Hillsborough Road – widening of Governors Road approach to the
junction; and
 part-time signals, operational during afternoons and early evening, on M1 off-slip
at Sprucefield Roundabout.
The delivery of the proposed mitigation measures could be phased in conjunction with the buildout of the Laganbank development. The Sloan Street/Young Street junction improvements will be
required within the southern section of the development. Improvements will also be required to
the teardrop and Governors Road/Hillsborough Road junctions in the northern section.
Part-time signals at the Sprucefield roundabout will be required once the combined development
impacts of the north and south areas resulted in a significant traffic impact and reduction in
operational performance at the junction.
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The phasing of the delivery of the road infrastructure changes will be dictated by the planning of
each site within the Development Scheme. A full TA will need to accompany any planning
application.
6.3

Car Parking

The Development Scheme requires that at least the current level of short-term pay and display
spaces be maintained. The current car parking in the City Centre is intensively used to serve the
existing commercial property offer.
The delivery of the Development Scheme proposals will result in the loss of the Linenhall Street
car park to built development, equating to the loss of 310 spaces. The new developments will
also require car parking appropriate to the area’s City Centre location and proximity to public
transport connections.
The Development Scheme identifies a site for a 310 space multi-storey car park on the site of the
current DRD surface car park on Linenhall Street. This will provide all the replacement spaces
required by DRD Roads Service and some of the additional spaces required to serve new
development. There may be opportunities to provide additional car parking by way of basement
car parking associated with individual buildings.
A number of factors will influence the provision of car parking for the new development, including
the area’s City Centre location, proximity to public transport, the preparation of Green Travel
Plans, and requirements of Roads Service.
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7.

Development Scheme - Environmental Principles

The following key environmental principles will be considered in taking forward the proposed
Laganbank Quarter Development Scheme:
7.1
In keeping with the biodiversity duty placed on public bodies by the Wildlife and Natural
Environment Act (Northern Ireland) 2011, the principles will, where possible, ensure that existing
natural biodiversity, and in particular mature vegetation, is retained in the natural and built
environment and that opportunities are taken to enhance natural biodiversity and retain the
function of the river and linked green spaces as a wildlife corridor.
7.2
Particular note will be taken of the needs of Annex II Species listed within the EC Habitats
Directive 92/43/EEC that are present in the area, for example Kingfisher, Atlantic Salmon, River &
Brook Lamprey, Bats and Otters when considering detailed infrastructure components such as
lighting, bridge design, pathways, planting and discharges.
7.3
The principles will ensure that the LQDS will comply with all relevant action required to
achieve and retain Good Ecological Potential for the River Lagan and its tributaries by 2015 within
the terms of the EC Water Framework Directive – 2000/60/EC.
7.4
Where new hard-standing such as car parking and road infrastructure is planned,
Sustainable Drainage System (SuDS) will be used to provide attenuation of run-off, reduce pluvial
flooding, reduce spillage risk, and avoid pollution of watercourses.
7.5
To minimise Lisburn’s carbon footprint and water use, opportunities will be taken to
employ environmental technology to enhance the sustainability of building design. Taking this to
a broader level, developments will be encouraged to develop and implement Green Infrastructure
measures.
7.6
Where sewerage infrastructure does not meet modern standards, opportunities will be
taken to replace infrastructure, with particular focus on separating stormwater from foul sewage.
7.7
The Department has screened the proposals to ensure compliance with the impact of
1:100 year flood events and the effects of predicted climate change.
7.8
The Development Scheme will seek to facilitate “City Living” and to promote more
sustainable forms of transport, e.g. walking, cycling and public transport journeys. This includes
provision of a safe environment for non-car journeys for people of all ages.
7.9
The Development Scheme will seek to manage existing road traffic more effectively within
the development scheme area and improve flows. In doing so, the development scheme will
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adhere to National Air Quality Standards, and seek to improve air quality through tree planting
and green space provision.
7.10 Significant archaeological & built heritage features of Lisburn, both designated and
undesignated will be retained or conserved and recorded. Where possible, their context will be
enhanced. This includes features of the historic Lagan Navigation. The environmental principles
recognise the strong interaction between built and natural heritage in respect of nesting sites for
swifts and other bird species and roosting sites for bats. Care will be taken to retain and enhance
habitats for protected species and species of conservation concern.
7.11 The Development Scheme will seek to respect the quality and character of the Lisburn and
LVRP landscapes. Opportunities will be taken to enhance the section of the LVRP within the
Development Scheme and to protect and enhance key views, adding value to the townscape.
7.12 The Development Scheme will seek to use best-practice to design-out crime and ensure
that safe and sustainable journeys to work, school and services are available to all ages and
abilities.
7.13 The future impacts of climate change should be considered in the design of buildings with
inclusion of adaptability to relevant risks and opportunities.
7.14 Any invasive species need to be managed and controlled during the planning and delivery
of any development. It is already known that Japanese Knotweed is present in the area 3b (Figure
5). A management plan will be devised in development of the affected sector.
7.15 A number of the environmental principles could be met through the inclusion of a buffer
zone along the River Lagan. This was considered as part of the Strategic Environmental
Assessment which underpins the Laganbank Quarter Development Scheme.
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8.

Development Scheme - Design Concepts

It is of paramount importance that the buildings and the spaces around them are of the highest
possible quality in terms of design and materials, in order to create a showpiece riverfront
quarter for Lisburn which appropriately reflects the prestigious location and promotes Lisburn
City Centre as a contemporary and vibrant compact European city.
8.1

Northbank – Design Concepts

The existing riverside environment requires a significant and holistic approach to create riverfront
development worthy of its important City Centre location. It is fundamental that the City Centre
recaptures the potential of its riverfront asset through the introduction of strong linkages and the
appropriate redevelopment of the Laganbank Road area.
This will present an opportunity to create a true sense of quality public realm and civic ownership
throughout the area. A footbridge is proposed between the riverfront development area on the
southern bank and the enhanced civic space and commercial and leisure facilities proposed on
the northern bank.
The existing range of uses and associated built development relate negatively to the City Centre
and riverfront location. For this reason comprehensive redevelopment of the area is proposed.
This will introduce high quality, high density mixed-use development which will enhance and
embrace the riverside environment and become an integral part of the City Centre offer.
New buildings should aim to introduce landmark architecture with views of the river, providing
natural surveillance of, and a quality backdrop to, the public realm space. The buildings should
improve existing views from the river that are currently characterised by the backs of properties
on elevated land at Hill Street. The buildings should acknowledge the topography and be visually
integrated with their surroundings.
Proposals to redevelop the retail warehouse site at Laganbank Road will help reconnect the river
side area to the City Centre. This would be a strong location for residential development
overlooking the river. Development here should be permeable with pathways and key vistas to
bind the riverfront to the City Centre. Buildings should be 2 or 3 storey and related to both the
riverfront and the city.
A new office development site is identified adjacent to the proposed residential development.
This will connect with the proposals for the development of a new office/commercial quarter as
contained within the Linenhall Street.
The frontage of many properties in Young Street and Hillsborough Old Road are in need of repair
and reinstatement.
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8.2

Southbank – Design Concepts

The proposals for the Southbank recognise the significant development potential of the area. It
should be comprehensively redeveloped through a series of phases to maximise its important
riverside setting and to create a high density city quarter, incorporating public realm space, city
living, office space, visitor facilities and ancillary shops. A hotel could also be developed at this
location.
Building interfaces should maximise the frequency of active frontages contributing to a lively and
economically viable street scene. The public spaces should also contain appropriate street
furniture, public art and water features. This should also help to deter crime and the fear of crime
through ‘natural surveillance’ of the public realm.
New development on Young Street should complement those buildings being retained, and be 2
or 3 storeys in height. The Young Street frontage should not only be continuous to retain its
definition, but also permeable with high quality landscaped links through to the redeveloped site.
An enhanced streetscape should be created.
New development on Young Street could provide opportunities for ancillary ground floor retail
with residential properties on upper floors. Further residential buildings are proposed within the
site.
At Union Bridge there is the potential for a landmark building, with one proposal being a new
hotel. Adjacent to this, the Development Scheme proposes a major office/ residential
development addressing the riverfront. These buildings would provide views and vistas from the
redeveloped site through to the City Centre landmarks. The buildings would be 3-4 storeys.
Mature trees and riverbank vegetation should be retained where appropriate and complemented
by quality, comprehensive landscaping and planting to soften the roadways and car parking areas.
Riverfront residential and office development is proposed. These developments should be 3/4
storeys high and have dual aspect to address both the riverfront and the development at Young
Street.
8.3

Linenhall Street Area

This area of the Development Scheme comprises land at each side of Linenhall Street. It is a key
site within the City Centre and within the Area of Parking Restraint as proposed in draft BMAP. It
is poorly utilised and lacks urban definition.
The Development Scheme area is at the southern edge of the commercial core of the town. The
main commercial uses are the retail units at the ground floor of the property at the junction of
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Bridge Street/Linenhall Street, together with the retail and commercial units fronting onto Market
Square and the Royal Mail sorting office.
The northern portion of this area lies within Lisburn Historic Quarter and Lisburn Conservation
Area. One of the key gateways into the City Centre is at the junction of Linenhall
Street/Laganbank Road/ Union Bridge.
The urban analysis primarily focuses upon the built form, primary frontages, and resultant spaces
in the Development Scheme area. It is clear that Linenhall Street lacks a well-defined frontage or
building line (as is often the case when a new road is built through an established urban centre.)
The combination of under-used property and difficult topography provides an enticing urban
design challenge.
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9.

Development Scheme – Land Use Proposals

To capture the regeneration opportunities, the Development Scheme has a clear emphasis on:
 a comprehensive and integrated approach to development so that all objectives
are met as the Department considers that piecemeal proposals will not achieve the
overall goals;
 implementation of a truly mixed-use scheme incorporating the River Lagan;
 a scheme which is outward looking and is compatible with the existing
streetscapes; and
 a scheme which promotes through its mix of uses, quality in design and
permeability, and the attractiveness of the City Centre to a wider spectrum of
residents/visitors/tourists during the evening as well as the day.
Uses that could be acceptable in principle include leisure, catering, hotel, offices, residential,
civic/cultural/community, open space and car parking
The Department considers the best use of the Laganbank Quarter area will include the following
land uses and activities:
9.1

Commercial (Retail/Office)

PPS 5 states that shopping largely underpins the vitality and viability of town centres. Enhancing
the City Centre retail offer is critical to securing the City Centre’s competitive position in playing a
complementary role to Sprucefield and Belfast City Centre.
Lisburn City Centre currently trades almost exclusively as a retail destination, with a limited
commercial or public office sector. The Development Scheme contains a significant office sector
to diversify the City Centre land use beyond simply retail and therefore protect its future vitality
and viability. This reflects the provisions of the Lisburn City Centre Masterplan which has
recommended that office development should be encouraged in Lisburn City Centre in order to
protect and enhance its vitality and visibility, to assist urban renaissance and to provide local jobs.
The Department expects to see development proposals that provide this mix of commercial use,
within a high quality public realm. The Department is therefore looking for Laganbank Quarter to
deliver a step change improvement to the City Centre offer.
To achieve the required step up in level and critical mass, the Department considers the
Development Scheme would need to include:
 high quality landscaped office provision – 381,571 ft²; and
 new range of specialty and high quality shop units – 46,201 ft²
Proposals must complement the City Centre’s existing offer.
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Planning applications for retail development will require a full retail impact assessment.
9.2

Leisure

Modern comparison retailing is as much a discretionary leisure activity as a necessary shopping
trip.
The Department requires a range of leisure facilities to be included in any development
proposals. Such uses could include:
 catering - food and beverage;
 health and fitness;
 entertainment;
 internationally branded hotel; and
 high quality public open spaces.
The City Centre lacks a hotel and has a very limited evening economy sector. The Development
Scheme provides an opportunity for a landmark hotel development, which will serve to improve
the City Centre offer to visitors and contribute significantly to the development of the evening
economy.
The Department is eager to ensure that leisure proposals for Laganbank Quarter play their full
part in developing the evening economy in the City Centre.
9.3

Residential

The City Centre is becoming attractive for ‘in-town’ living. A recent ‘Living Over the Shop’ pilot
project delivered through the Bridge Street Townscape Heritage initiative, in partnership with the
NI Housing Executive, has proved successful. Given its City Centre location, the Department
proposes that residential uses must be included in the Laganbank Quarter Development Scheme.
The Development Scheme allows for 585 private homes, including an element of social housing.
9.4

Civic, Cultural, Community

The Department wishes to promote a true mixed-use scheme that will be welcoming to all the
community.
Civic and/or cultural use would be a desirable addition to the Development Scheme, bringing
diversity and acting as an attraction to the Development Scheme in its own right. The
Department would therefore welcome appropriate provision to be made for community, civic,
and cultural uses.
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10. Development Scheme - Proposals for Individual Development Plots
Outlined in this section are the details of the individual development plots within the redline
boundary of the Development Scheme. Figure 5 below shows the development sites by cluster
and the text explains how they may be brought forward.

Figure 5: Laganbank Quarter Development Scheme – Proposed Development Plots
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10.1

East of River Lagan Cluster
Site 4A

This site is understood to be in multiple-ownership and currently features small scale commercial
and industrial uses. The site could potentially deliver up to 126 residential dwellings. As the
housing market starts to become reinvigorated, this could become a key catalyst for this sub area
of the Development Scheme.
Site 4B
This site is in multiple-ownership and currently features a mix of bulk retail and commercial space.
The Masterplan proposes redevelopment for 9,276 sq ft commercial space, 131 new homes and
247 car park spaces. The site is considered a medium-term opportunity.
Site 4C
This site is in multiple-ownership and currently features a mix of bulk retail and commercial space.
The Masterplan proposes redevelopment for 31,297 sq ft of new office space, 55 new homes and
a small amount of residential car parking. The provision of parking to service the commercial
space on site is accommodated in site 4B. The office and residential concept is considered a
medium-term opportunity to be brought forward by the private sector. A second option for site
4C is to develop the site for commercial and residential purposes, without a hotel. The hotel
element could be accommodated to the north of the site with frontage to the River Lagan and
Sloane Street, the land here is vacant at present. This could present a catalyst site for this subarea of the Development Scheme.

10.2 Central Cluster Sites
Site 6A
This site currently features a car park. The masterplan proposes redevelopment for a range of 65
new homes, 73,940sq ft of commercial and retail space and a car park accommodating 310
spaces. The site is within public ownership and therefore presents a short-term redevelopment
opportunity.
Site 6B
This site is understood to be in a single private ownership and currently features a bulk retail unit
with associated parking. The masterplan proposes redevelopment for 103 new homes. The site is
considered a medium-term opportunity.
Site 6C
This site currently features a bar/restaurant with associated parking. The masterplan proposes
redevelopment of 50 new homes, 57,909 sq ft of commercial space and 19,303 sq ft of retail
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space. The site is likely to be in multiple private ownerships and is considered a long-term
opportunity.
Site 6E
This site currently features a car park as well as retail and a restaurant at the apex of the junction
between Linenhall Street and Bridge Street. The masterplan proposes redevelopment to
accommodate 55 new homes, 65,378 sq ft of commercial space and 13,989 sq ft of retail space.
The car park element of the site is within public ownership, although serving the adjacent health
centre. The eastern part of the site is within multiple private ownerships. This presents a
medium-term opportunity site.
Site 6F
This site currently features a health centre which is expected to continue in operation for several
years. The masterplan proposes redevelopment for 38,726 sq ft of commercial space and 12,909
sq ft of retail space. The site is within public ownership and presents a long-term redevelopment
opportunity.
10.3

Northern Cluster Sites
Site 3B

This site currently features a sorting office which is expected to continue in operation for several
years. The masterplan proposes redevelopment for 105,045 sq ft of commercial space as part of a
new commercial identity for Linenhall Street. The site is within public ownership and presents a
long-term redevelopment opportunity.
Site 3D
This site currently features a mix of retail uses and servicing area. The masterplan proposes its
redevelopment for a new 159 room hotel. The site is understood to be within multiple private
ownerships and is considered a medium-term opportunity.
Site 3D Extension
This site currently features a mix of retail uses, including a shoe department store, and servicing
area. Although not included within the 2010 Masterplan, it has been included to provide a
unified development plot alongside Site 3D. The site is understood to be within multiple private
ownerships and is considered a medium-term opportunity.
Across the entire Laganbank Quarter Scheme the proposals aim to deliver:
 381,571 sq ft commercial space
 557 Parking Spaces
 585 Dwellings
 46,201 sq ft retail space
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10.4 Open Space Improvements
The playing fields to the west of the River Lagan currently provide a low grade amenity space for
surrounding neighbourhoods. The masterplan recognises that investment should be made into
this area to improve its overall benefit to the City and its residents. These fields are within public
ownership and therefore public investment is recommended in the short-term as this could
present a short term win for the Development Scheme’s delivery and demonstrate commitment
to the area to the private sector. The cost of providing the footbridge across the River Lagan is
apportioned between the relevant site appraisals as part of the overall masterplan contributions.
Along the banks of the River Lagan a ‘no development’ 20m buffer zone will be created. This
would help protect a healthy riparian area alongside a potential space where a leisure use, such
as a riverside pathway, could also be incorporated on both sides of the river. A wetland is also
proposed within this open space and this would help improve connectivity of habitats within the
Lagan Valley river corridor and effectively provide a ‘stepping-stone’ habitat within the Site of
Local Nature Conservation Importance (SLNCI).

Figure 6: Buffer Zone Area
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11. Land Acquisition and Road Extinguishments
To secure the implementation of the Development Scheme, the making of a Vesting Order will
follow to assist in assembling all required lands and interests.
The Department will also take appropriate steps to extinguish or divert those public rights of way,
where necessary, to secure the delivery of its Development Scheme objectives.
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12. Conclusion and Way Forward
This is an important plan for the City of Lisburn. Its adoption will provide a statutory basis upon
which the Council, Government Departments, Tourism, Commercial and other private sector
interests can take Lisburn forward. Its adoption is to be commended to all concerned.
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APPENDICES
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Appendix 1: Planning Policy Framework
The planning framework for Lisburn City Centre is set out in the following documents:
Legislation
 Planning (Northern Ireland) Order 1991 (as amended).
Planning Policy Documents
 Regional Development Strategy 2035 (RDS);
 Draft Belfast Metropolitan Area Plan 2015 (draft BMAP);
 Lisburn Area Plan 2001 (LAP);
 Planning Policy Statements (PPS);
 Supplementary Planning Guidance (SPG).
Adoption of this Development Scheme has the effect of amending the planning framework for
Laganbank Quarter as set out in the LAP and dBMAP. A review of relevant legislative and planning
policy documents is set out below with key articles and policies identified.
The Planning (Northern Ireland) Order 1991
Part V Additional Planning Control – Article 44: Control of Works for Demolition, Alteration or
Extension of Listed Buildings.
Article 44 of the Planning Order makes provision for the Department of the Environment to
control all physical works associated with the demolition, extension or alteration of a listed
building. In accordance with this article, written consent, in the form of Listed Building Consent is
required to carry out works to a listed building.
Article 44 and supplementary provisions detailed within Article 45 will apply to applications for
planning permission on sites which contain one or more listed buildings. These articles are
material considerations in the formulation of the Development Scheme and will be relevant for
the redevelopment of sites which contain listed buildings.
Areas of Special Architectural or Historic Interest
Article 50(1) of the Planning Order makes provision for the Department of the Environment to
designate conservation areas. Lisburn City Centre Conservation Area was designated in 1992.
Before making, varying or cancelling a designation under this article, the Department is required
to consult with the Historic Buildings Council and with any appropriate District Council.
Where an area is designated as a Conservation Area, Article 50(5) requires that special attention
be paid to the desirability of preserving or enhancing its character or appearance. PPS6 (referred
to below) makes it clear that this will be the prime consideration when exercising planning
functions within conservation areas, particularly with regard to applications for planning
permission, conservation area consent to demolish, or listed building consent.
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Part VII Development Schemes and Acquisition of Land
Where the Department considers it expedient that any area should be developed, redeveloped or
improved as a whole, Article 85 of the Planning Order makes provision for the Department after
consultation with the appropriate District Council to prepare a development scheme defining, by
reference to a map, the area of the development scheme and indicating in general terms the
manner in which it is intended that the area should be laid out and the land therein used.
Regional Development Strategy 2035 (RDS)
The updated RDS, published in March 2012 and prepared under the Strategic Planning (Northern
Ireland) Order 1999, is the spatial strategy of the NI Executive. It is a framework which provides
the strategic context for where development should happen in Northern Ireland up to the year
2035.
The RDS defines Lisburn as a vibrant City Centre with a strong focus on leisure provision, sports
and the arts. The RDS identifies potential for growth of existing retail provision and creation of an
offer of high quality office accommodation through generation of employment in business
services. There is also potential identified within Lisburn for the development of its night-time
economy and related businesses.
The RDS provides Regional Framework Guidance (RFG) and Strategic Framework Guidance (SFG)
on the economy, society, environment and the spatial arrangement and function of the Belfast
Metropolitan Area (BMA) and associated hubs and clusters. Both the RFG and SFG have a key
policy of particular relevance to the promotion of the Development Scheme:


RFG11 - Conserve, protect and, where possible, enhance our built heritage and our
natural environment;



SFG1 – Promote urban economic development at key locations throughout the
BMA and ensure sufficient land is available for jobs.

A key objective in achieving the provisions of SFG1 is to enhance Lisburn City as a major
employment and commercial centre. Lisburn is strategically located at the meeting of key
transport corridors and has high development potential with the scope to generate additional
jobs.

Draft Strategic Planning Policy Statement
Minister Durkan (DOE) made an oral statement to the Assembly on 4th February 2014
announcing that he was issuing, for public consultation, the draft Strategic Planning Policy
Statement (SPPS) for Northern Ireland. The consultation ran until 29th April 2014. DOE are
hoping to have SPPS adopted by April 2015
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The draft SPPS sets out the Department of Environment’s regional planning polices for securing
the orderly and consistent development of land under a reformed two-tier local planning system.
The draft SPPS consolidates the current twenty separate policy publications (Planning Policy
Statements) into one document and brings forward a new strategic policy relating to town
centres and retailing. It sets out the definition of planning (The purpose of the planning system is
to secure the orderly and consistent development of land with the objective of furthering
sustainable development and improving well-being) and the overarching core planning principles.
The core planning principles of the reformed, two-tier planning system are:









furthering sustainable development;
improving health and well-being;
creating and enhancing shared space;
delivering spatial planning;
observing a plan-led system;
supporting good design, positive place-making and urban and rural stewardship;
enhancing stakeholder engagement and front-loading; and
enhancing local democracy and accountability.

This definition and principles will underpin delivery of the reformed two-tier planning system
which will come into place in April 2015 as a result of the Reform of Local Government (RLG).
There is still the fundamental relationship to the Regional Development Strategy 2035 in terms of
a top down approach, combined with the anticipated new Local Development Plans to be
prepared by Councils. It is the yardstick by which all development decisions will be made. It will
play a major role in the new two-tier planning system to unlock development potential, support
job creation, aid economic recovery, but not at the expense of compromising on environmental
standards.
Regional Policy - Planning Policy Statements (PPS)
The current PPSs inform the Department of the Environment’s (DOE) approach to particular
aspects of land use planning and have informed the formulation of the Development Scheme at
both strategic and detailed design level. PPSs will also be material considerations in the
determination of any planning applications and appeals. There are currently 18 adopted PPSs and
four statements in draft form. Those statements of relevance to this Development Scheme are set
out below.
Planning Policy Statement 1 (PPS1) General Principles
PPS 1 establishes general planning principles to be applied in formulating planning policies,
making development plans and exercising control of development. This PPS informs the
Department’s over-arching approach to planning.
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Planning Policy Statement 2 (PPS2) Natural Heritage
PPS2 sets out planning policies for the conservation, protection and enhancement of our natural
heritage. The following policies are of particular reference to the Development Scheme:








NH 2 - Species Protected by Law: Under the provisions of this policy, planning
permission will only be granted for development proposals that are not likely to
harm a protected European Species.
NH 3 - Sites of Nature Conservation Importance (National): Planning permission will
only be granted for a development proposal that is not likely to have an adverse
effect on the integrity, including the value of the site to the habitat network, or
special interest of an Area of Special Scientific Interest or a Nature/National
Nature/Marine Nature Reserve.
NH 4 - Sites of Nature Conservation Importance (Local): Planning permission will
only be granted for a development proposal that is not likely to have a significant
adverse impact on a Local Nature Reserve or a Wildlife Refuge.
NH 5 - Habitats, Species or Features of Natural Heritage Importance: Planning
permission will only be granted for a development proposal which is not likely to
result in the unacceptable adverse impact on or damage to a range of protected
habitats and species.

Planning Policy Statement 3 (PPS 3) Access Movement and Parking
PPS3 sets out planning policies for vehicular and pedestrian access, transport assessment and the
protection of transport routes and parking. This PPS forms an important element in the
integration of transport and land use planning across the Province.
A number of key policies within PPS3 will be applicable to the Development Scheme as detailed
below:
 AMP1 Creating an Accessible Environment – The Department of the Environment’s
aim is to create a more accessible environment for all.
 AMP2 Access to Public Roads – The Department will only grant planning permission
for a development involving direct access or the intensification of an existing
access to a public road where it will not prejudice road safety or conflict with Policy
AMP3.
 AMP3 Access to Protected Routes – The Department will seek to restrict the
number of new accesses and control the level of use of existing accesses onto
Protected Routes.
 AMP6 Transport Assessment – A Transport Assessment will be required where
appropriate.
 AMP7 Car Parking and Servicing Arrangements – Development proposals will be
required to provide adequate provision for car parking and appropriate servicing
arrangements. Car parking provision will also be required to comply with Roads
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Service parking standards. Policy AMP9 Design of Car Parking Standards is also
applicable in this regard.
AMP8 Cycle Provision sets out planning policy relating to the provision of cycle
parking within new development.
AMP10 sets out the policy implications surrounding the provision of public and
private car parks.
AMP11 sets out the policy implications surrounding the provision of temporary car
parks.

Planning Policy Statement 5 (PPS5) Retailing and Town Centres
This statement sets out the Department’s policy objectives for town centres and retail
developments. The overarching principles of this statement focus on sustaining and enhancing
the vitality and viability of town centres, facilitating competition, and maintaining an efficient,
competitive, innovative and accessible retail sector.
A Draft PPS5 ‘Retailing Town Centres and Commercial Leisure Developments’ was prepared in July
2006. Consequently, whilst this is a material consideration, in view of its age and draft status it
will carry little weight in the assessment of planning applications.
Planning Policy Statement 6 (PPS6) Planning, Archaeology and the Built Heritage
PPS6 sets out policies for the protection and conservation of archaeological remains and features
of the built heritage. Policies of particular relevance to the Development Scheme are as follows:






Policies BH1-BH4: These relate to the preservation of archaeological remains of
regional and local importance and their settings, and include criteria for
archaeological assessment, mitigation and evaluation;
Policies BH7-11: These provide the policy context for the Department’s assessment
of the change of use, extension, alteration or demolition of a listed building. These
provisions also provide policy in regard to the assessment of advertisements on
listed buildings and development which affects the setting of a listed building.
Development and demolition in respect of a listed building will require a separate
application for Listed Building Consent; and
Policies BH12-14: These cover development in a Conservation Area and relate to
new development and demolition which will require Conservation Area Consent,
and control of advertisements, which will require approval under the Planning
(Control of Advertisements) Regulations 1992 (see also PPS17 below).

Planning Policy Statement 7 (PPS7) Quality Residential Development
PPS7 sets out the Department’s policies for achieving quality in new residential development.
Policy QD1 provides detailed criteria relating to context, scale, proportions, massing, open space,
landscaping, movement and parking.
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Policy QD2 sets out the thresholds for requirement of a Design Concept Statement (DCS). There is
however limited space within the Laganbank Quarter and it is unlikely that a residential scheme of
a scale to trigger the thresholds of a DCS (<300 dwellings or <15 hectares) could be
accommodated.
Planning Policy Statement 12 (PPS12) Housing in Settlements
PPS12 establishes a number of planning control principles and housing strategy policies for
development of new and extension of existing residential developments within settlement limits.
Planning control principles 1-4 relate to increasing housing density without town cramming, good
design, sustainable development and the generation of balanced communities associated with
the inclusion of social housing.
HS2 Social Housing and HS4 House Types and Size are the only relevant policies to the promotion
of a residential development within the scope of the Development Scheme.
Planning Policy Statement 13 (PPS13) Transportation and Land Use
PPS13 aims to secure the integration of transportation and land use, particularly through
development plans and transport plans.
The statement provides twelve general principles relating to accessibility via public and private
transport, traffic management and associated impacts, parking and the costs associated with
transport related infrastructure that should be applied to new development.
Planning Policy Statement 15 (PPS15) Planning and Flood Risk
PPS15 seeks to minimise flood risk to people, property and the environment. The guidance will be
a key consideration in the assessment of any future application associated with the Development
Scheme given that properties on Laganbank Road and Young Street back onto the River Lagan.
Policy FLD1 seeks to preclude development in floodplains. An exception will be permitted for
development on previously developed land which is protected by the appropriate minimum
standard of flood defence.
Draft Planning Policy Statement 15 (dPPS15) Planning and Flood Risk
A new PPS15 was released in draft form in October 2013 and was open for public consultation
until January 2014. There are a number of key policy changes to the adopted statement which
are fundamental to the Development Scheme.
The principal policy change in the draft statement is the introduction of tighter restrictions
around development in floodplains and coastal floodplains.
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Policy FLD1 Development in Fluvial (River) and Coastal floodplains. The Department will not
permit development within the 1 in 100 year fluvial floodplain or the 1 to 200 year coastal
floodplain unless the developer can demonstrate that the proposal constitutes an exception to
this policy.
Planning Policy Statement 17 (PPS17) Control of Outdoor Advertisements
Approval under the Planning (Control of Advertisements) Regulations 1992 is required for the
erection and display of outdoor advertisements. PPS17 sets out planning policy in this regard.
Proposals will be expected to respect amenity and public safety within the locality in accordance
with Policy AD1.
Draft Planning Policy Statement 23 (dPPS23) Enabling Development
dPPS23 was published in January 2011 and remains in draft form. This statement provides a policy
framework to enable a development proposal that is contrary to established planning policy and
which, in its own right would not normally be permitted.
The provisions of this statement are captured in its sole Policy ED1 which lists six criteria that
development proposals must meet. The criteria focus on the economic aspects of a development
proposal such as the associated long-term benefits, its viability and scope for subsidies from other
agencies. Three criteria then relate to the precise definition of the enabling development and the
scale in relation to the principal proposal. A key requirement is that the public benefit in a
proposal for enabling development should outweigh the disadvantages of setting aside other
planning policy.
Draft Planning Policy Statement 24 (dPPS24) Economic Considerations
dPPS24 provides guidance on the weight to be accorded to economic considerations in the
determination of planning applications. Policy EC1 states that ‘full account shall be taken of the
economic implications of a planning proposal including the wider implications to the regional and
local economy, alongside social and environmental aspects in so far as they are material
considerations in the determination of the planning application to which they relate. Where the
economic implications of a proposal are significant, substantial weight shall be afforded to them in
the determination of that planning application. In such cases, substantial weight can mean
determinative weight.’

Supplementary Planning Guidance
The following supplementary planning guidance will inform the Development Scheme:
 Development Control Advice Note 8: Housing in Existing Urban Areas;
 Development Control Advice Note 10: Environmental Impact Assessment;
 Development Control Advice Note 15: Vehicular Access Standards; and
 Creating Places (Achieving Quality in Residential Developments).
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Local Policy - Lisburn Area Plan 2001 (LAP)
The LAP is the adopted statutory development plan for Lisburn City Centre and the surrounding
rural hinterland. The Plan was adopted before Lisburn was awarded City status in 2002. The draft
plan was published in 1997, a public inquiry held in 1999 and the LAP adopted by the Department
of the Environment in 2001. With the development of a new Local Government structure from 1
April 2015 and changes to the area planning process decreasing weight will be afforded to the LAP
in the determination of planning applications.
The LAP’s overall development strategy is designed to provide for the continuing development of
the Plan area. The key principles of the plan in respect to the LDS are the designated Town Centre
boundary and Conservation Area and the policy implications for acceptable land use and
development form.
The LDS is situated predominantly within the Town Centre boundary, with the exception of lands
to the south of the Laganbank Road and fronting onto Young Street and the Hillsborough Road to
the eastern bank of the River Lagan. Through the provisions of the LAP the Department is
committed to protecting the vitality and viability of Lisburn Town Centre and maintaining and
enhancing its role through the provision of a range of development, convenience and comparison
shopping facilities, new development, particularly for office, commercial and leisure/tourism uses,
improved community facilities, new housing accommodation and environmental enhancement.
The Lisburn City Centre Conservation Area includes properties fronting onto Bridge Street and
Market Square which form part of the LDS. In accordance with Article 50(5) of the Planning Order
and PPS 6, the conservation related objectives of the LAP seek to conserve buildings and areas of
special architectural or historic interest.
Whilst the LAP remains a statutory document for its particular plan area, a new development plan
covering this area has been prepared. The draft Belfast Metropolitan Area Plan was published in
draft form in November 2004 and is nearing adoption; accordingly, it carries significant material
weight in the assessment of any planning application in the Lisburn Area (see below).
Lisburn Town Centre Plan (LTCP)
The LTCP was adopted in September 1990 and, pending formal adoption of BMAP, remains a
material consideration to development proposals within the City Centre.
The LTCP establishes physical development policies for Lisburn Town Centre and identifies
opportunities for development within Lisburn City Centre. The LTCP sets out policies in respect of
development within the Shopping Core, Historic Core and retail, office, transport, housing and
community development.
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Draft Belfast Metropolitan Area Plan 2015 (dBMAP)
The draft Belfast Metropolitan Area Plan 2015 (dBMAP) covers the administrative areas of Belfast,
Carrickfergus, Castlereagh, Lisburn, Newtownabbey and North Down Council. The aim of dBMAP
is to facilitate sustainable growth and a high quality of development in the Belfast Metropolitan
Area throughout the plan period whilst protecting and where appropriate enhancing the natural
and man-made environment of the Plan Area.
The draft plan was published in 2004. The Planning Appeals Commission (PAC) held a Public
Inquiry in August 2008 and it is anticipated the final plan will be published in early 2014. The
Minister released the PAC’s Inquiry Report on the Strategic Plan Framework in March 2011 and
the PAC’s Inquiry Report for Lisburn City Council Area in July 2011.
The Strategic Plan Framework Inquiry Report provides the recommendations for amendments to
plan policies and it is probable that the conclusions of this report will prevail in the adopted plan.
The proposed revisions which are of relevance to the Development Scheme are set out below.
The Inquiry report proposed the deletion of Policy R1 Retailing in City and Town Centres and
Policy R2 Primary Retail Frontages from the plan. This is proposed to be replaced by a single
planning policy which should read, ‘Planning permission will be granted for retail development in
all town and city centres. Non-retail development will be restricted in designated Primary Retail
Cores (and Primary Retail Frontages) so that no more than 25% of the frontage of the shopping
street(s) to which it relates is in non-retail use and no more than three adjacent units are in nonretail use. The Primary Retail Cores will be the preferred location for new comparison and mixed
retail development. Outside designated Primary Retail Cores, planning permission will only be
granted for comparison and mixed retail development where it can be demonstrated that there is
no suitable site within the Primary Retail Core.’
In regard to policy surrounding the Urban Environment, PAC recommended the deletion of
Polices UE 2 (Conservation Areas) and UE 3 (Areas of Townscape Character and Areas of Village
Character). It is proposed that these policies be replaced by detailed Design Guidelines and any
policies that are necessary should be brought forward as an alteration to the plan through
legislative provision set out in Article 6 of the Planning Order 1991.
The Lisburn Inquiry Report provides the PAC’s recommendations for amendments to plan zonings
and attached key site requirements. It is probable that the recommendations of this report will
prevail in the adopted plan. There are no proposed revisions which are of relevance to the
Development Scheme.
The key provisions of the plan in respect to Lisburn and the LDS are the City Centre Boundary and
associated City Centre zonings including the Conservation Area designation. The CC boundary
includes additional lands on Canal Street, Governors Road and Young Street and the Hillsborough
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Road to the east of the River Lagan. The draft plan considers retailing, professional services,
restaurants, banking, estate agents and other office uses as acceptable in principle within the CC.
Additional CC zonings within dBMAP include a Primary Retail Core (PRC) and Primary Retail
Frontage (PRF). These zonings only relate to the Market Square area of the LDS and their function
is to define a focus for retail activity and retail investment over the plan period.
Lagan Valley Regional Park (LVRP) dBMAP
The land fronting on to Laganbank Road and abutting the River Lagan to the rear is located within
the LVRP Union Bridge Node. Development within this area must comply with the key site
requirements detailed in the area plan which relates to protection of the Regional Park.
Draft BMAP sets out a number of key site requirements associated with the node and stipulates
that development of the site will only be permitted in accordance with an overall comprehensive
Masterplan, to be agreed with the Department.
Any planning application should also be accompanied by a comprehensive landscaping scheme
and positive long term landscape management proposals to mitigate and integrate any
development. A Flood Risk Assessment may also be required and development will be restricted
to the part of the site/node, which lies above the 1 in 100 year flood level.
Development proposals within the designated LVRP and associated Union Bridge Node will need
to be screened for Environmental Impact Assessment.

Lagan Valley Regional Park Local Plan 2005
The Local Plan sets out the strategy and policies associated with the protection and enhancement
of the natural and man-made heritage of the Park. The following policies are of relevance to the
promotion of the Development Scheme.
Policy N4 states that development which would cause pollution to water areas will not be
permitted. Policy U8 states that wherever possible major infrastructure should avoid the Park.
Where this is not possible the alignment and landscaping of any necessary infrastructure such as
road schemes and overhead lines will be expected to achieve the greatest degree of integration
with the landscape and should be accompanied by an Environmental Statement.
It should be noted that development proposals within the designated LVRP and associated Union
Bridge Node may require the preparation of an Environmental Statement.
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