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PC 03.10.2022
LISBURN & CASTLEREAGH CITY COUNCIL

Minutes of Planning Committee Meeting held in the Council Chamber and in
Remote Locations on Monday, 3 October 2022 at 10.00 am

PRESENT IN Alderman J Tinsley (Chairman)
CHAMBER:

Councillor John Palmer (Vice-Chairman)

Aldermen W J Dillon MBE, D Drysdale, O Gawith and
A Grehan

Councillors D J Craig, M Gregg, U Mackin and A Swan

IN ATTENDANCE IN Head of Planning & Capital Development
CHAMBER: Principal Planning Officer (RH)
Senior Planning Officers (RT and MB)
Member Services Officers
Technician
IT Officer

Mr B Martyn (Cleaver Fulton Rankin) — Legal Advisor

Commencement of Meeting

At the commencement of the meeting, the Chairman, Alderman J Tinsley, welcomed
those present to the Planning Committee which, in line with Local Government
(Coronavirus) (Flexibility of District Council Meetings) Regulations (NI) 2020, was being
live streamed to enable members of the public to hear and see the proceedings. The
Chairman pointed out that, unless the item on the agenda was considered under
confidential business, this meeting would be broadcast live online and members of the
public should be aware that they were likely to be captured on the livestream. Data
captured on the livestream was processed in the exercise of official authority which
covered public functions and powers which were set out in law and to perform a specific
task in the public interest.

At this point, the Member Services Officer read out the names of the Elected Members
and Officers in attendance at the meeting.

The Head of Planning & Capital Development advised on housekeeping and evacuation
procedures.

Councillors John Palmer and U Mackin arrived to the meeting at this point (10.02 am).

1. Apologies

It was agreed to accept an apology for non-attendance at the meeting on behalf of
the Director of Service Transformation.
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The Chairman, Alderman J Tinsley, advised that both Alderman A Grehan and the
Legal Advisor would be joining the meeting late.

Declarations of Interest

A declaration of interest was made as follows:

e Councillor D J Craig in respect of item 4.1 (i), Planning Application
LAO05/2022/0295/F, given that he was Chair of Laurelhill Sports Zone and
Chair of Laurelhill Community College Board of Governors.

The Chairman, Alderman J Tinsley, pointed out that all Members of the Planning
Committee, by virtue of being Members of Council, would have an interest in this
application. However, section 6.6 of the Northern Ireland Local Government Code
of Conduct for Councillors provided dispensation for Members to speak, and vote
on, this application. Alderman Tinsley understood Councillor Craig having
declared an interest in this application as he was more directly involved than other
Members.

In respect of Planning Application LA05/2021/0228/F, Alderman W J Dillon stated
that it had been suggested to him by an unspecified third party he may be
compromised as he had discussed the application with the agent. Alderman
Dillon did not consider this to be the case; however, he stated that he would err on
the side of caution and take no part in consideration of this application.

Mr B Martyn, Legal Advisor, arrived to the meeting (10.06 am).

Minutes of Meeting of Planning Committee held on 5 September, 2022

It was proposed by Councillor U Mackin, seconded by Alderman W J Dillon and
agreed that the minutes of the meeting of Committee held on 5 September, 2022
be confirmed and signed.

Report from the Head of Planning & Capital Development

4.1 Schedule of Applications

4.1.1 Applications to be Determined

The Legal Advisor, Mr B Martyn, highlighted paragraphs 43-46 of the Protocol for
the Operation of the Lisburn & Castlereagh City Council Planning Committee
which, he advised, needed to be borne in mind when determinations were being
made.
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(1) LAO05/2022/0295/F — Refurbishment works comprising replacement of the L
existing shale athletics pitch with a new 3qg pitch, new floodlighting, nhew
fencing, new ball catch netting, reconfiguration of existing car park, car
park lighting, access improvements and all associated works at Laurelhill
Sports Zone, 22 Laurelhill road, Lisburn BT28 2UH

Having declared an interest in this item, Councillor D J Craig left the meeting
(10.10 am).

The Principal Planning Officer presented the above application as outlined within
the circulated report.

Speakers
No requests had been received for speaking rights.

Questions to Planners

e The Chairman, Alderman J Tinsley, referred to condition 3 “The
development hereby approved shall not be operated between 22:00 and
09:00 hours Monday to Sunday unless otherwise agreed in writing with the
Council”. He stated that, on occasion there were events ran outside of
those hours, eg. PSNI Midnight Soccer events. Alderman Tinsley enquired
if operating hours could be deviated from to facilitate such events. In
response, the Head of Planning & Capital Development advised that
conditions were generally worded to protect the amenity of residents in
close proximity. The original pitch was a shale pitched used for hockey.
The all-weather surface allowed for extended opening hours for soccer.
Most noise tended to be generated by players or fans shouting or by the
referee blowing a whistle. What the Chairman had referred to were special
events not frequently occurring. For such one-off events, it would be helpful
and useful for organisers to let residents know in advance and to then make
the Planning Unit aware.

e Alderman D Drysdale welcomed this application as it addressed needs
around health and wellbeing. He referred to policy around open space and
sought clarification in respect of whether the fencing to be provided would
affect access to facilities. In response, the Principal Planning Officer
explained that, in order to protect pedestrians from any potential impact
from the activities being played on the pitch, there were different layers of
fencing proposed, including a 6m high welded mesh paladin ball-stop fence
to form complete enclosure around the entire site, 2m high fencing behind
the goals and 1.5m wide gate openings and associated fencing at points
within the site.

e Alderman D Drysdale enquired if gates at the site would be open at all
times or whether they would be locked. The Head of Planning & Capital
Development, having consulted with the Head of Sports Services on this
matter, confirmed that this would be a managed space, operated on the
basis of a booking system. That constraint, together with the need to
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() LAO05/2022/0295/F — Refurbishment works comprising replacement of the L
existing shale athletics pitch with a new 3q pitch, new floodlighting, new
fencing, new ball catch netting, reconfiguration of existing car park, car
park lighting, access improvements and all associated works at Laurelhill
Sports Zone, 22 Laurelhill road, Lisburn BT28 2UH (Contd)

protect the asset, would mean gates would remain locked when the facility
was not in use. The Head of Planning & Capital Development stated that it
had been accepted that the existing pitch was no longer fit for purpose and
the Council was seeking to invest in a new surface that would give the
public access to a bookable open space over an extended period of time
and over an extended number of months and, given that floodlights were
also proposed, meant it could be used all year round. Despite the
requirement to lock up the facility outside normal operating hours, it would
still have significant value as open space.

e Councillor U Mackin having commented on possible inconsistency in
relation to gates being locked at different facilities, the Head of Planning &
Capital Development agreed to provide clarity to Members on this matter
following the meeting.

¢ Inresponse to a query by Alderman D Drysdale as to whether hockey
would still be played at this location, the Head of Planning & Capital
Development confirmed that hockey could continue to be played on the
existing adjacent site.

¢ Inresponse to a query by Councillor M Gregg regarding the provision of
Electric Vehicle (EV) Charging Points, the Principal Planning Officer stated
that the Planning Unit had not been made aware of any intention to provide
EV Charging Points at this time. The Head of Planning & Capital
Development advised that the Council was bound by parking standards.
He appreciated that there was a wider issue around EV Charging Points
and their availability in the future. This was something that could be
discussed more broadly with the Sports Services Unit in terms of the
delivery of the overall project and outside of the current planning application
process.

Debate

There were no comments made at the debate stage.

Vote

Having considered the information provided within the report of the Planning
Officer, the Committee agreed, by a unanimous show of hands, to adopt the

recommendation of the Planning Officers to approve the application.

Councillor D J Craig returned to the meeting at this point (10.37 am).
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(i) LAO05/2021/0288/F — Proposed “dutch barn style” hay shed at Site 88m
east of no. 75 Grove Road, Dromore, BT25 1QY

The Chairman, Alderman J Tinsley, referred to an email that had been received
earlier this morning seeking a further deferment of this application. The Head of
Planning & Capital Development confirmed receipt of an email from the agent
acting on behalf of the applicant asking that the application be postponed to allow
further time for it to be considered. In accordance with the Protocol for the
Operation of the Planning Committee, the Head of Planning & Capital
Development had consulted on this matter with the Chairman. In the absence of
any substantive reason being provided, and no request having been received
within the specified time for speaking rights, it had been agreed by the Chairman
that consideration of the application would proceed.

The Principal Planning Officer presented the application as outlined within the
circulated report and drew attention to the following:

e This application had been deferred twice previously to allow for a site
meeting (which had taken place on 21 July) and to allow further
clarification to be provided by the applicant team in relation to matters
raised by the Committee; and

e Consideration of the additional information provided, and the planning
advice previously offered that planning permission should be refused, had
not changed.

Speakers
No requests had been received for speaking rights.

Questions to Planners

e Councillor U Mackin asked if any evidence had been produced to show
that this site was within the farm boundaries as he recalled from previous
discussion that it was outwith the boundary plans of the farm. The Head
of Planning & Capital Development stated that it was his understanding
from a meeting that had taken place that land was not mapped in the
name of Roger Wilson, but rather in the name of his brother, Alan Wilson.
It was proposed to have that remapped with DAERA. At the time of
bringing the application back to Committee, that had not yet occurred.

e Alderman O Gawith referred to the Principal Planning Officer having
stated that “it was considered on balance it will open up frontage” and
asked that she explain her use of the term ‘on balance’. The Principal
Planning Officer advised that, to facilitate access onto the site, quite a bit
of vegetation would require to be removed. For that reason, it was
considered on balance that the site would be opened up and in doing so
would cause harm to the rural character.
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(i) LAO05/2021/0288/F — Proposed “dutch barn style” hay shed at Site 88m
east of no. 75 Grove Road, Dromore, BT25 1QY (Contd)

e From a time point of view with regard to changes required to the
boundary, Councillor D J Craig asked if Officers considered that they had
given a reasonable amount of time for that to have taken place and if any
reason had been given as to why the proposed building was not to be
located beside existing farm buildings. The Head of Planning & Capital
Development advised that a meeting had taken place approximately one
week after the Committee had deferred the application. Additional
clarification had been provided regarding the speaking note provided by
the applicant. Planners had subsequently sought additional clarification
on a further three matters (the extent of activity on the farm, the covenant
associated with the land and site levels). All those matters had been
resolved either through consultation with the applicant/agent at the
meeting, through subsequent correspondence and submission of further
drawings.

Debate
During debate, the following comments were made:

e Councillor A Swan stated that, as no reason had been given as to why the
proposed building was located so far away from the existing farm, he was
in support of the Planning Officer's recommendation in respect of this
application.

Vote

Having considered the information provided within the report of the Planning
Officer, the Committee agreed, on a vote being taken, to adopt the
recommendation of the Planning Officers to refuse the application, the voting
being 8 in favour, none against and 1 abstention.

(i) LA05/2020/0496/F — Erection of a dwelling adjacent and south west of
66 Knockbracken Road, Lisnabreeny, Castlereagh

The Senior Planning Officer (MB) presented the above application as outlined
within the circulated report.

Mr G Thompson, Reqistered Speaker (accompanied by Mr T Dobbin)

The Committee received Mr G Thompson (accompanied by Mr T Dobbin) to the
meeting in order to speak in support of the application. A written submission had
been provided to the Committee in advance of the meeting.
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(i)  LAO5/2020/0496/F — Erection of a dwelling adjacent and south west of L
66 Knockbracken Road, Lisnabreeny, Castlereagh (Contd)

Questions to the Speaker

e Councillor A Swan sought details on how the existing bungalow was
constructed and what would make it difficult to drop switches, etc.
Mr Thompson stated that the bungalow, which was of block construction,
was around 70 years old; it had narrow doorways, steps up to the access,
no space for turning a wheelchair.

e Alderman W J Dillon referred to the Planning Officer’s report indicating
that the application did not comply with policies CTY 1, CTY 6, CTY 8 or
CTY 14. He asked Mr Thompson how he would suggest there was
compliance with these policies. Mr Thompson stated that getting the
existing building suitable for a wheelchair would be virtually impossible. In
respect of CTY 6, there was a raft of medical evidence regarding the
condition of Mr Gareth Dobbin, including information on falls from his
wheelchair and a neurology report indicating that “should a proposal for
such not be forthcoming there is no doubt genuine hardship and stress on
the Dobbin family could have dire consequences”. Mr Thompson stated
that this was compliance with CTY 6.

e Councillor D J Craig stated that Planning Officers had indicated the
existing building could be modified or extended to meet Mr Dobbin’s
needs. He asked if Mr Thompson could provide evidence to the contrary.
Mr Thompson confirmed that a letter had been sent to the Planning Unit in
August advising the existing building was too old and would not easily
convert. An extension would mean that access and egress to the existing
home could not be provided for Mr Dobbin in his wheelchair and,
therefore, he would be discriminated against. In addition, there was not a
lot of scope at the rear of the existing dwelling for a suitable extension.

Mr Thompson also made reference to the access to the existing dwelling
being hazardous, given that it was on a blind hill and on the bend of the
road. If the existing dwelling was modified or extended, there would be
intensified use of the existing access by medical professionals. For this
reason, there was a long driveway provided for in the proposal, in order to
comply with Dfl requirements.

e Councillor Swan referred to the plans for access to the proposed new
dwelling, which was beside the existing dwelling, and asked if this
proposed new access could be used if the existing dwelling was modified
or converted. Mr Thompson stated that the proposed access to the
dwelling was 100m away from the existing dwelling.

¢ Alderman O Gawith stated the proposal was described as a modest two
bedroom bungalow; however, it included a carport and a double garage.
Mr Thompson explained that the carport was to allow for wheelchair
access into the dwelling. The double garage was to accommodate
Mr Gareth Dobbin’s car, as well as his brother’s car when he was
temporarily residing with him.

544



Back to Agenda

(iii)

PC 03.10.2022

LAO05/2020/0496/F — Erection of a dwelling adjacent and south west of
66 Knockbracken Road, Lisnabreeny, Castlereagh (Contd)

Councillor N Anderson, Regqistered Speaker

The Committee received Councillor N Anderson in order to speak in support of
the application. A written submission had been provided to the Committee in
advance of the meeting.

Questions to the Speaker

Alderman W J Dillon referred to Councillor Anderson having stated that
the application met with policy tests. However, the Planning Officer’s
report indicated that the application did not comply with policies CTY 1,
CTY 6, CTY 8 or CTY 14. Councillor Anderson stated that the application
did meet with CTY 6 requirements in that hardship would be caused if
planning permission was refused, therefore issues relating to the other
CTY policies fell.

Councillor D J Craig asked for the opinion of Councillor Anderson on
whether an extension to the existing building would meet the needs of

Mr Dobbin without the requirement for a new dwelling. Councillor
Anderson stated that the existing dwelling on the site was built many years
ago when access would not have been considered as a major feature. It
would not be possible to amend the internal workings of the dwelling from
an architectural perspective. Mr Dobbin would not be able to access the
existing dwelling from the extension, which would require to be sizeable to
meet his needs. In addition, Councillor Anderson reiterated earlier
comments regarding the intensification of traffic which would require to
use the existing access, leading to potentially hazardous conditions. A
new dwelling would create a greater degree of independent living for

Mr Dobbin.

Councillor M Gregg asked if Councillor Anderson could elaborate on why
he considered the application complied with CTY 8 and CTY 14,
Councillor Anderson stated that the proposal met with CTY 8 in that it did
not create ribbon development and, given that it met CTY 6, it did not
impact on CTY 14.

Alderman O Gawith drew attention to reference within CTY 6 that “all
permissions granted under policy will be subject to a condition restricting
the occupation of the dwelling to a named individual and their
dependents”. Whilst he understood the necessity for a second bedroom
for those caring for the applicant, he enquired as to the need, as proposed
in the application, for a carport and a double garage, which had been
stated would be used by the applicant’s brother who lived only 25m away.
Councillor Anderson stated that Mr Dobbin’s condition was a degenerative
one. It was necessary to ensure future safeguarding of his needs. The
provision of a carport would meet his access needs whilst affording him
some protection from the elements, which could impact on his physical
wellbeing.
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(i)  LAO5/2020/0496/F — Erection of a dwelling adjacent and south west of L
66 Knockbracken Road, Lisnabreeny, Castlereagh (Contd)

Questions to Planners

e Councillor D J Craig asked that Planning Officers indicate why they
considered an extension to the existing dwelling would be possible and
suitable to meet the needs of Mr Dobbin. The Head of Planning & Capital
Development stated that the aerial photograph on display for Members did
not show the full extent of the land owned by the applicant in this context.
The existing dwelling at 66 Knockbracken Road was a chalet bungalow.
He was unsure whether that was a design typical of buildings erected
70/80 years ago. It had windows and gable elevation. There was what
appeared to be a single-storey project to the rear which may have a flat
roof, an outbuilding and a driveway that fronted onto Knockbracken Road.
There was significant vegetation behind the dwelling. The established
curtilage of the site was masked by trees to the back and side. The matter
in question was whether the curtilage was large enough to accommodate
an extension. An extension would require to meet DDA standards and
there must be shared accommodation between the existing dwelling and
the extension. The Head of Planning & Capital Development stated that
the site was sufficiently large enough to accommodate an extension to the
existing building. No evidence had been provided to the Planning Unit to
demonstrate why the inside of the existing dwelling could not be brought
up to DDA requirements in terms of shared accommodation. If it was too
expensive to upgrade the existing dwelling, another alternative would be
to replace the existing dwelling. The CTY®6 policy was clear in that
planning permission could only be granted if both criteria were met —

(a) the applicant can provide satisfactory evidence that a new dwelling is a
necessary response to the particular circumstances of the case and that
genuine hardship would be caused if planning permission were refused,;
and (b) there are no alternative solutions to meet the particular
circumstances of the case, such as an extension or annex attached to the
existing dwelling. No evidence had been submitted to demonstrate that a
retrofit to bring the existing dwelling up to DDA standards was not
possible, nor that replacement of the existing dwelling was not possible.
In terms of access from the road, a new access could be created to the
existing dwelling to facilitate a standard of access that would be
acceptable.

e Councillor D J Craig stated that, from the photograph on display for
Members, it appeared that the existing dwelling could not be extended
from the side or access to the garage would be blocked. An area would
require to be cleared at the back of the property to provide what would be
quite an extensive extension. He also asked if Officers had taken account
of the economic viability of retrofitting the existing dwelling. The Head of
Planning & Capital Development stated that Councillor Craig had raised a
separate point about ribbon development and something that impacted on
the rural character of the area. The key question was whether the
curtilage was so restrictive that the existing dwelling could not be
extended. The Head of Planning & Capital Development had not been
provided with a set of drawings indicating that the curtilage was so
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LAO05/2020/0496/F — Erection of a dwelling adjacent and south west of
66 Knockbracken Road, Lisnabreeny, Castlereagh (Contd)

restrictive that the building could not be extended. He accepted the point
that, if Mr Dobbin moved from his current home to this existing dwelling,
he should have the opportunity to have access to his father and brother in
their own home. The question was, should Mr Dobbin’s father and brother
upgrade their accommodation to allow him access to the property or was
the purpose of the extension to facilitate the care of Mr Dobbin. They
could go to the extended part of the dwelling where care could be offered
and there could still be a family relationship where Mr Dobbin’s quality of
life was extended and he had access to all the amenities he required.

Councillor U Mackin asked how CTY 8 and CTY 14 linked back to the key
criteria of CTY 6. The Head of Planning & Capital Development stated
that there were 8 buildings to the right hand side of the existing dwelling;
the application was for a dwelling that extended along the front of the
road, extending the ribbon of development. The Planning Officer was
required to reconcile if the proposed site was the only one on which a new
dwelling could be located. The site chosen for the new dwelling was not
the only one available. It was considered that the proposal would cause
harm to rural character of the area irrespective of whether the principle of
a dwelling to meet the special and domestic circumstances of the
applicant had been demonstrated.

In response to a query by Alderman D Drysdale, the Head of Planning &
Capital Development confirmed that Planning Officers had visited the site
and were satisfied that there was sufficient curtilage to accommodate an
extension.

Debate

During debate, the following comments were made:

Councillor A Swan, whilst sympathising with the circumstances of the
Dobbin family, stated that it was his view that there was no reason to build
a new dwelling as opposed to converting part of the existing building and
providing an extension. He was in support of the Planning Officer’s
recommendation in respect of this application.

Alderman W J Dillon stated that, whilst sympathising with Mr Dobbin, the
granting of planning permission for this application would result in the
continuation of ribbon development. He was in support of the Planning
Officer’'s recommendation in respect of this application.

Alderman D Drysdale stated that he did not dispute in any way that
Knockbracken Road was a dangerous one. However, he had not been
convinced around work not being possible in the current dwelling to
facilitate Mr Dobbin. He was in support of the Planning Officer’'s
recommendation in respect of this application.
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(i)  LAO5/2020/0496/F — Erection of a dwelling adjacent and south west of
66 Knockbracken Road, Lisnabreeny, Castlereagh (Contd)

e Councillor M Gregg empathised with the Dobbin family around its
individual circumstances. However, information had not been provided to
the Committee nor to Planning Officers to satisfy CTY 6 and he had not
heard anything compelling that would allow CTY 8 and CTY 14 to be
overcome. He was in support of the Planning Officer's recommendation in
respect of this application.

¢ Alderman O Gawith referred to the two conditions of CTY 6 (as cited
earlier in the minutes) that must be met in order for planning permission to
be granted and stated that no compelling evidence had been submitted
that there were no alternative solutions. He was in support of the Planning
Officer’'s recommendation in respect of this application.

e Councillor John Palmer stated that he was not convinced of the need for a
new building as opposed to extending the existing dwelling. He was in
support of the Planning Officer's recommendation in respect of this
application.

Vote

Having considered the information provided within the report of the Planning
Officer, the Committee agreed, on a vote being taken, to adopt the
recommendation of the Planning Officers to refuse the application, the voting
being 8 in favour and 1 against.

Alderman A Grehan arrived to the meeting at this point (12.14 pm).

Adjournment of Meeting

The Chairman, Alderman J Tinsley, declared the meeting adjourned for a comfort
break at this point (12.14 pm).

Resumption of Meeting

The Chairman, Alderman J Tinsley, declared the meeting resumed and the
livestream was recommenced (12.26 pm).

(iv)  LAO05/2022/0331/O — Site for dwelling at Clogher Road approximately
40m northwest of 58 Clogher Road and immediately north of 115a
Saintfield Road, Lisburn

The Senior Planning Officer (RT) presented the above application as outlined
within the circulated report.
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LAQ05/2022/0331/0 — Site for dwelling at Clogher Road approximately
40m northwest of 58 Clogher Road and immediately north of 115a
Saintfield Road, Lisburn (Contd)

Mr A McCready, Reqgistered Speaker

The Committee received Mr A McCready to the meeting in order to speak in
support of the application. A written submission had been provided to the
Committee in advance of the meeting.

Questions to the Speaker

Alderman W J Dillon stated that the Planning Officer reported that this
application did not comply with CTY 1, CTY 8 and CTY 9. He asked

Mr McCready to explain why he did not consider that to be the case.

Mr McCready referred to a photograph he had submitted of a ‘bookend’
building that had received planning permission at an approved infill site at
Dromara Road, Hillsborough. This roofless structure, which did not have a
floor and whose walls were not plastered, had been deemed by the
Planning Unit to be a building; therefore, he considered the stable block,
which had been built up to roof level, with 3 walls, should also be deemed
to be a building. The application complied with CTY 8 as it was an
exception to ribbon development, given that it was an infill opportunity site.

Questions to Planners

Councillor U Mackin asked why the site at Dromara Road, Hillsborough
had been deemed satisfactory yet this one had not. The Senior Planning
Officer explained how the Dromara Road site was distinguishable from this
one and the two were not comparable. She referred to two previously
approved planning applications at that site, one of which was for a garden
store and veranda. This was under construction and was a building in
terms of being completely enclosed, having a door, a veranda and a
pitched roof. What was being considered today was a 3-sided breeze
block structure.

Councillor A Swan enquired if the Planning Committee was obliged to take
account of precedent in terms of decisions made previously. The Head of
Planning & Capital Development stated that a precedent could only be
deemed to have been set if two sets of circumstances could be directly
compared. He confirmed that the photograph submitted by Mr McCready
had shown the building at Dromara Road, Hillsborough had in fact been
completed; whilst it had no roof, it was enclosed on all four sides with door
openings; therefore, no precedent had been set. The proposed structure
at Clogher Road was against the boundary of a menage. Part of a fence
had been removed. Planning Officers did not deem the removal of a fence
and the construction of three sides of a stable block sufficient to
demonstrate there was a building with frontage onto the road.

549

12



Back to Agenda

PC 03.10.2022

(iv)  LAO05/2022/0331/O — Site for dwelling at Clogher Road approximately
40m northwest of 58 Clogher Road and immediately north of 115a
Saintfield Road, Lisburn (Contd)

Debate

During debate, the following comments were made:

Vote

Councillor U Mackin stated that he had no doubt that the proposed
dwelling faced onto the Clogher Road and that there was a menage in
front of it. He stated that CTY 8 referred to buildings rather than houses
and he considered the structure on the site to be a building, whether open-
fronted or not. There was a gap there and he saw no reason why a
dwelling could not be located there. He was not in support of the Planning
Officer’'s recommendation in respect of this application.

Alderman W J Dillon stated that the stable block had required planning
permission to be there in the first place. He stated that buildings without
roofs had been accepted before and he did not understand why it did not
meet the criteria. He was not in support of the Planning Officer’s
recommendation in respect of this application.

Councillor M Gregg referred to previous planning permission granted for
the stable block which required there to be a corrugated roof and for the
boundaries of the site to be retained. He stated that if those had been
removed to give the stable block frontage onto the road, that would
constitute a breach of planning permission. He also stated that the
proposed dwelling would contribute to ribbon development. He was in
support of the Planning Officer's recommendation in respect of this
application.

Councillor A Swan stated that most houses on Clogher Road fronted onto
the Saintfield Road. He was in support of the Planning Officer’s
recommendation in respect of this application.

Alderman D Drysdale stated that if this planning application were to have
been presented at a future date, when the structure had a roof, the
outcome may have been different. He was not in support of the Planning
Officer’'s recommendation in respect of this application.

Having considered the information provided within the report of the Planning
Officer, the Committee agreed, on a vote being taken, to adopt the
recommendation of the Planning Officers to refuse the application, the voting
being 6 in favour and 4 against.

Adjournment of Meeting

The Chairman, Alderman J Tinsley, declared the meeting adjourned for lunch
(2.03 pm).
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Resumption of Meeting

The Chairman, Alderman J Tinsley, declared the meeting resumed and the
livestream was recommenced (1.45 pm).

(v) LAO05/2021/0206/0 — Demolition of existing building, construction of 4
detached two storey dwellings with garages at 14a Feumore Road,
Ballinderry Upper, Lisburn

The Senior Planning Officer (MB) presented the above application as outlined
within the circulated report.

Mr P Donnelly, Reqistered Speaker

The Committee received Mr P Donnelly to the meeting in order to speak against
the application. A written submission had been provided to the Committee in
advance of the meeting.

Questions to the Speaker

e Alderman W J Dillon having asked if there was any other backland
development in the area, Mr Donnelly stated there was not and that this
application would set a dangerous precedent.

e Alderman W J Dillon referred to Mr Donnelly having advised that site
visibility splays could not be achieved; however, Dfl Roads Service had
approved the application. Mr Donnelly suggested there had been
insufficient detail for Dfl to consider.

e The Chairman, Alderman J Tinsley, referred to Mr Donnelly having stated
that some drawings were incorrect and he asked if that had been pointed
out to Planning Officers. Mr Donnelly stated that this had been pointed out
when objections had first been submitted.

e Alderman O Gawith asked Mr Donnelly, in his opinion, should the
application proceed, what would constitute a less intensive development.
Mr Donnelly stated that a significant reduction in development would help.
More importantly, no backland development behind the frontage houses.
If the developer could accommodate 3/4 houses across the frontage, that
would be acceptable. The impact of the houses on the rear of the site,
where it was clear countryside, would be major — not only for Feumore
Road but for the wider area where there were many rural sites like this
one.

Councillor R T Beckett, Reqgistered Speaker

The Committee received Councillor R T Beckett to the meeting in order to speak
against the application. A written submission had been provided to the
Committee in advance of the meeting.
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(v) LAO05/2021/0206/0 — Demolition of existing building, construction of 4
detached two storey dwellings with garages at 14a Feumore Road,
Ballinderry Upper, Lisburn (Contd)

Questions to the Speaker

e Alderman D Drysdale having asked Councillor Beckett to give his opinion
in relation to the roads aspect of the application, Councillor Beckett stated
the proposed development would add more traffic to the area. Coming out
of the development onto the main Feumore Road would be difficult. Sand
lorries used that road going to the lough.

Mr D Donaldson, Reqistered Speaker (accompanied by Mr J Caithness)

The Committee received Mr D Donaldson (accompanied by Mr J Caithness) to
the meeting in order to speak in support of the application. A written submission
had been provided to the Committee in advance of the meeting.

Questions to the Speaker

e At the request of Alderman W J Dillon, Mr Donaldson confirmed that there
was currently planning permission in place for two dwellings and the
current application was seeking to accommodate a further two dwellings to
the rear of those. This was backland development in the context that it
proposed to site two dwellings behind two dwellings. The important thing
was the depth of the site, which was a brownfield site that had
accommodated a former primary school. It was not backland development
in terms of unacceptable backland development; it was a residential
development within a settlement.

e Alderman W J Dillon asked Mr Donaldson if he considered this would set a
dangerous precedent by opening up the back of houses for future
development. Mr Donaldson stated that this would not create a precedent
in that it was the deepest site on Feumore Road. It was a carefully
designed concept, developing houses on the site of a former primary
school.

e Inresponse to a query by Councillor A Swan as to whether each of the
four houses would have comparable meterage, Mr Donaldson advised that
each of the four dwellings would sit on a ¥4 acre plot, which he deemed
entirely reasonable.

e Inresponse to a query by Councillor D J Craig, Mr Donaldson stated that
the proposed density was approximately 10 dwellings per hectare.
Reference had been made by objectors to the fact that the density in
recent approvals had been 7/8 dwellings per hectare. Mr Donaldson did
not consider a move from 7/8 dwellings to 10 dwellings to be significant.
He further stated that four dwellings within a settlement was entirely
reasonable and sustainable.
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(v) LAO05/2021/0206/0 — Demolition of existing building, construction of 4
detached two storey dwellings with garages at 14a Feumore Road,
Ballinderry Upper, Lisburn (Contd)

e Councillor D J Craig asked Mr Donaldson if he considered the pattern of
development was in keeping with the overall character of the area.
Mr Donaldson accepted that the general pattern on Feumore Road was
houses ribboned along both sides of the road. In this case, the site was at
least twice as deep as others, having accommodated the former primary
school, which was located further back on the site. The site being
considered could comfortably accommodate four houses.

e Alderman D Drysdale asked if the proposed development could use the
existing network for sewerage, drainage, etc. Mr Donaldson stated that
there was capacity within the existing networks. Both NI Water and the
Rivers Agency had been consulted and had raised no objections.

e The Chairman, Alderman J Tinsley, asked if the houses on the opposite
side of the road were all single road frontage. Mr Donaldson stated that
several planning permissions had been granted on the opposite side of
the road. As the settlement plan was only around 30-40m depth, that only
accommodated single fronted properties on that side of the road.

Questions to Planners

e The Chairman, Alderman J Tinsley, asked that the Head of Planning &
Capital Development provide more information on the settlement limit.
The Head of Planning & Capital Development stated that Feumore was
made up largely of road frontage sites. On one side of the road, plots
were much shallower. The site being considered was a deeper plot than
was found elsewhere within the settlement. This proposal was for the
redevelopment of a brownfield site as opposed to backland development.
The plot was distinguishable and different to others found in the settlement
of Feumore as it was much deeper. In relation to precedent being set,
there was limited opportunity for this, given that other plots were much
shallower.

At this point, it was proposed by Alderman O Gawith, seconded by Alderman

W J Dillon and, on a vote being taken, agreed that this application be deferred for
a site visit. The voting was 5 in favour and 5 against; the Chairman then used his
casting vote in favour of the site visit.

4.2 Statutory Performance Indicators — August 2022

It was agreed that the Statutory Performance Indicators for August 2022,
together with the explanatory narrative in this regard, be noted.

The Head of Planning & Capital Development reminded Members of the
forthcoming introduction of a new planning portal. Whilst it was hoped that this
would not impact on performance, it was highlighted that there would be a
process of bedding in of the new system.
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4.3 Appeal Decision in respect of Planning Application LA05/2021/0079/0

It was agreed that the decision of the Planning Appeals Commission in respect of
the above planning application be noted.

4.4 Submission of Pre-Application Notice (PAN) for a proposed residential
development on lands north of Ballymaconaghy Road including 14 and
22-24 Ballymaconaghy Road, Castlereagh

It was agreed that the Pre-Application Notice in relation to the above application
be noted and submitted in accordance with the relevant section of the legislation
and related guidance.

45 Notification by telecommunications operator(s) of intention to utilise
permitted development rights

Members had been provided with information in regarding to notification by
Cornerstone to utilise Permitted Development Rights at the following locations:

e Land to rear of Sion Mill; and

e Upper Newtownards Road, outside 1031 Upper Newtownards Road,
Belfast (upgrade of existing equipment).

Any Other Business

51 New Planning Portal
Chairman, Alderman J Tinsley

The Chairman, Alderman J Tinsley, stated that Officers had been working hard in
preparation for the introduction of the new planning portal and asked when it was
expected this would go live. The Head of Planning & Capital Development
advised that no specific date had been confirmed. Work was ongoing in respect
of internal communications; when the portal could be released would be guided
by the Project Team. The Head of Planning & Capital Development
acknowledged and accepted that there was still work to be done in terms of
communication with the public. A meeting was to be held on 14 October that
would provide a steer on when the ‘go live’ date would be. Members would be
kept updated on this matter.

5.2 Planning Appeals Portal
Chairman, Alderman J Tinsley

The Chairman, Alderman J Tinsley, referred to the Planning Appeals Portal and
communications having been down for a time. The Principal Planning Officer
advised that there was now some functionality — the portal had been updated
with appeals issued from July onwards but no information was given in relation to
pending appeals. The Head of Planning & Capital Development agreed to write
to the Planning Appeals Commission seeking an update on when the Planning
Appeals Portal would be fully functional.
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5.2  Planning Appeals Portal (Contd)
Chairman, Alderman J Tinsley

Councillor M Gregg enquired if the letter to the Planning Appeals Commission
could also seek an update on the planning appeal in respect of an application in
Dundonald on a protected route. The Head of Planning & Capital Development
confirmed that questions could be put forward in respect of individual appeals on
which decisions were pending; however, he did not anticipate that a response
would be received indicating a date by which a decision would be made.

53 Knockmore Link Road
Councillor A Swan

Councillor A Swan enquired if any update was available from the Department in
relation to the Knockmore Link Road. The Head of Planning & Capital
Development advised that there was no update other than the application had
gone in; the Department had not indicated that it was close to making a decision.

There being no further business, the meeting was terminated at 2.43 pm.

Mayor
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LCCC

Lisburn &
Castlereagh
City Council

Planning Committee

07 November 2022

Report from:

Head of Planning and Capital Development

Item for Decision

TITLE: Item 1 - Schedule of Planning Applications to be determined
Background and Key Issues:

Background

1. The following applications have been made to the Council as the Local Planning Authority
for determination.

2. Inarriving at a decision (for each application) the Committee should have regard to the
guiding principle in the SPPS (paragraph 3.8) that sustainable development should be
permitted, having regard to the development plan and all other material considerations,
unless the proposed development will cause demonstrable harm to interests of
acknowledged importance.

3.  Members are also reminded about Part 9 of the Northern Ireland Local Government Code
of Conduct and the advice contained therein in respect of the development management
process with particular reference to conflicts of interest, lobbying and expressing views for
or against proposals in advance of the meeting.
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Key Issues

1.

The applications are presented in accordance with the current scheme of delegation.
There are two major applications, four local applications (all of which were Called in) and
two others which were deferred from previous meetings.

The following applications will be decided having regard to paragraphs 42 to 53 of the
Protocol of the Operation of the Planning Committee.

(&) LA05/2021/0067/F - Residential development comprising of 90 no dwellings
(apartments, detached, semi-detached, bungalows and townhouses) with associated
car parking and landscaping on lands at 49-51 Hillsborough Old Road Lisburn
Recommendation - Approval

(b)  LAO05/2022/0290/F - Proposed replacement of the existing all weather astro turf pitch
with an new 3G Pitch, additional car parking spaces, floodlighting, fencing, ball
catching netting, pedestrian and vehicle access gates, retaining walls, and access
path and all associated site works at Lough Moss Leisure Centre, Hillsborough Road,
Carryduff
Recommendation — Approval

(c) LA05/2021/0206/0 — Demolition of existing building. Construction of 4 detached two
storey dwellings with garages at 14a Feumore Road, Ballinderry Upper, Lisburn
Recommendation — Approval

(d)  LA05/2022/0133/F — Car port with decking over the top 900mm balustrading on
decking (Retrospective) at 8 Robbs Road, Dundonald
Recommendation — Refusal

(e) LA05/2021/1358/0 — Proposed dwelling and garage on lands Between 21 and 25 Mill
Road West, Belfast
Recommendation - Refusal

() LA05/2021/0836/F - Proposed infill dwelling on site adjacent to 113 Belfast Road
Saintfield
Recommendation - Refusal

(g0 LA05/2020/0998/F - Planning application for the retention of an existing on-farm
(500KW) Anaerobic Digestion Facility (to include provision for 1 no Digestate
Storage Tank, 1 no covered Digestate Tank, 2 no Agricultural Feedstock Storage
Clamps, Biogas Feeder System, Associated CHP, pump room and office building,
Emergency Backup Generator Container, Containerised Pressure Relief Container,
Underground Pre-Reception Tank, 5 no Erected Lighting Columns, Associated
retaining walls and existing hard standing area and access laneway), together with
the proposed erection of a portal roof covering over the existing feedstock storage
clamps, proposed new solid separator clamp and feedstock building, weighbridge,
ancillary works and associated landscaping on Lands approximately 175 meters
west of 30 Lisleen Road East, Ballyhanwood, Comber
Recommendation: Approval
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(h) LA05/2022/0598/F - Change of use of a loading bay to a new parklet adjacent to the
Cardan Bar & Girill, 41 Railway Street, Lisburn
Recommendation: Approval

Recommendation:

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

Finance and Resource Implications:

Decisions may be subject to:

(@) Planning Appeal (where the recommendation is to refuse)
(b) Judicial Review

Applicants have the right to appeal against a decision to refuse planning permission. Where the
Council has been deemed to have acted unreasonably the applicant may apply for an award of
costs against the Council. This must be made at the time of the appeal. The Protocol for the
Operation of the Planning Committee provides options for how appeals should be resourced.

In all decisions there is the right for applicants and third parties to seek leave for Judicial Review.
The Council will review on an on-going basis the financial and resource implications of
processing applications.

Screening and Impact Assessment
1. Equality and Good Relations
Has an equality and good relations screening been carried out on the proposal/project/policy? No

If no, please provide explanation/rationale

The policies against which each planning application is considered have been subject to a
separate screening and/or assessment for each application. There is no requirement to repeat
this for the advice that comes forward in each of the appended reports.

If yes, what was the outcome:

Option 1 Option 2 Option 3
Screen out N/A Screen out with N/A Screen in for N/A
without mitigation mitigation a full EQIA
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Rationale for outcome/decision (give a brief explanation of any issues identified including
mitigation and/or plans for full EQIA or further consultation)

Insert link to completed Equality and Good Relations report:

2. Rural Needs Impact Assessment:

Has consideration been Has a Rural Needs Impact
given to Rural Needs? No Assessment (RNIA) template been No
completed?

If no, please given explanation/rationale for why it was not considered necessary:

The policies against which each planning application is considered have been subject to
screening and/or assessment. There is no requirement to repeat this for the advice that comes
forward on each of the appended reports.

If yes, give brief summary of the key rural issues identified, any proposed actions to address or
mitigate and include the link to the completed RNIA template:

SUBJECT TO PLANNING APPROVAL: No

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

APPENDICES: APPENDIX 1(a) - LA05/2021/0067/F
APPENDIX 1(b) - LA05/2022/0290/F
APPENDIX 1(c)(i) - LA05/2021/0206/O — Addendum
APPENDIX 1(c)(ii) - LA05/2021/0206/0O — Site Visit Report
APPENDIX 1(c)(iii) — LA05/2021/0206/O — Initial Report 3/10/22
APPENDIX 1(d)(i) - LA05/2022/0133/F - Addendum
APPENDIX 1(d)(ii) - LA05/2022/0133/F — Initial Report 5/9/22
APPENDIX 1(e) - LA05/2021/1358/0
APPENDIX 1(f) - LA05/2021/0836/F
APPENDIX 1(g) — LA05/2020/0998/F
APPENDIX 1(h) — LA05/2022/0598/F
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Lisburn & Castlereagh City Council

Council/Committee

Planning Committee

Date of Committee
Meeting

07 November 2022

Committee Interest

Major Application

Application Reference

LA05/2021/0067/F

Date of Application

13/01/2021

District Electoral Area

Downshire West

Proposal Description

Residential development comprising 90 dwellings in
a mix of apartments, detached andsemi-detached
dwellings, bungalows and townhouses with
associated car parking and landscaping.

Location Lands at 49-51 Hillsborough Old Road, Lisburn
BT27 SEW

Representations Eight

Case Officer Mark Burns

Recommendation APPROVAL

Back to Agenda
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Summary of Recommendation

This application is categorised as a major planning application in accordance
with the Development Management Regulations 2015 in that the development
comprises more than residential units.

The proposal complies with SPPS and Planning Control Principles 1, 2 and 3
PPS 12 and policy QD1 of PPS7 in that the detail submitted demonstrates that
a variety of house types, sizes and tenures to meet different needs is to be
provided thereby contributing to the creation of a more balanced community.

This application is presented to the Planning Committee with a
recommendation to approve as it is considered that the requirements of the
SPPS and policy QD 1 of PPS 7 are met in full as the detailed layout, general
arrangement and design of the proposed development creates a quality
residential environment.
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4. ltis also considered that the buildings when constructed will not adversely
impact on the character of the area or have a detrimental impact on the amenity
of existing residents in properties adjoining the site by reason of overlooking or
being dominant or over-bearing.

5. The proposal complies with the SPPS and the relevant policy tests of polices of
NH 1, NH 2 and NH 5 of PPS 2 in that the ecological appraisal and assessment
submitted in support of the application demonstrates that the proposed
development will not have a negative impact on any protected species or
natural heritage features within the site.

6. Itis considered that the proposal complies with the SPPS and policy tests
associated with policies AMP2 and AMP 7 of PPS 3 in that the detail submitted
demonstrates that the proposed development will create an accessible
environment, in that an access to the public road can be accommodated that
will not prejudice road safety or significantly inconvenience the flow of traffic
and adequate provision for car parking and servicing arrangements is provided.

7. The proposed development complies with policy tests set out in the SPPS and
policies FLD 1, 2, 3 and 4 of PPS 15 in that the detail associated with the
Drainage Assessment demonstrates that the development proposes adequate
drainage proposals and demonstrates that there will be no risk from a drainage
or flood risk.

Description of Site and Surroundings

Site

8. The site is a triangular parcel of land which measures approximately 2.9
hectares in size and that was previously occupied by the buildings and curtilage
of two large detached residential properties which have since been demolished.

9. A two-metre high rendered wall defines the western and southern boundaries of
the site and the northern and eastern boundaries are defined by mixture of
fencing, ornamental planting and hedgerow. The land within the site is
relatively flat throughout.

Surroundings

10. The site is located on lands to the eastern edge of Old Hillsborough Road,
north of Altona Road, and west of Ballynahinch Road and in an area of mixed
residential and employment uses.
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Proposed Development

15 The application is for a residential development comprising 90 dwellings in a
mix of apartments, detached and semi-detached dwellings, bungalows and
townhouses with associated car parking and landscaping.

16 The application exceeds the threshold for major developments as set out in the
Planning (Development Management) Regulations (Northern Ireland) 2015 in
that it involves the development of more than 50 dwellings.

17 On this basis the applicant was required to engage in pre-application
community consultation (PACC).

18 A Pre-Application Community Consultation report [dated January 2021]
submitted in support of the application provides a record of the consultation that
had taken place to inform interested parties of the details of the proposed
development.

19 The format of the report is in accordance with the Practice Note and contains
the relevant information required. It advises that all feedback received during
the consultation period has been recorded and considered as part of the
evolution of the design of the proposed scheme.

20 The following issues were raised through the PACC process:

Traffic

Type of Housing

Green Space and Environmental concerns
Local Service Provision

15 The application was also supported with the following technical assessments
and other reports:

Comprehensive Concept Design and Access Statement
Landscape Management and Maintenance Report
Tree constraints plan

Tree survey and report

Flood Risk Assessment

Ecological Appraisal and Assessment

Bat Roost potential survey

Noise impact Assessment

Odour impact Assessment

Transport Assessment Report

Construction Method Statement

Drainage Assessment
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Relevant Planning History

21 The planning history associated with the application site is set out in the table

below:
Reference Number Description Location Decision
S/1990/0169/F Extension to House | 51 Hillsborough | Granted
Old Road.
S/1994/1090/F Erection of 51 Hillsborough | Granted
Boundary wall Old Road.

Consultations

22 The following consultations were carried out:

Consultee

Response

LCCC Environmental Health

No objection

NI Water

No objection

DAERA Water Management Unit

No Obijection

DAERA Natural Environment Division (NED)

No Obijection

Dfl Roads

No Obijection

Representations

23. Eight Letters of objection have been submitted in respect of the proposal.

These representation is available to view on the Planning Portal via the

following link

https://epicpublic.planningni.gov.uk/publicaccess/applicationDetails.do?activeT

ab=externalDocuments&keyVal=QN6SFFSV30000

24. The representations have been received from the occupiers of the following

properties

Date of
Comment

Neighbour Address

25/02/2021

None Given
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Date of Neighbour Address

Comment

01/03/2021 None Given

05/03/2021 102 Hillsborough Old Road,Lisburn,Down,BT27 5QE

05/03/2021 72 Hillsborough Old Road, Lisburn, Antrim
BT27 5EP

10/03/2021 80, Hillsborough OIld Road, Lisburn, Antrim, Northern
Ireland, BT27 5EP

10/03/2021 74, Hillsborough OIld Road, Lisburn, Antrim, Northern
Ireland, BT27 5EP

10/03/2021 86, Hillsborough OIld Road, Lisburn, Antrim, Northern
Ireland, BT27 5EP

30/03/2021 2b Edgewater, Lisburn, Bt27 5PZ

06/04/2021 88, Hillsborough Old Road, Lisburn, Antrim, Northern
Ireland, BT27 5EP

11/01/2022 None Given

25/06/2022 102 Hillsborough Old Road,Lisburn,Down,BT27 5QE

23 In summary, the following issues are raised:

Overdevelopment of the site/built pattern/density/layout
Planning History
Emerging local development plan / SPPS

Traffic Issues

Need for a more mixed tenure of housing
Removal of trees

Size of dwellings

Location of the access

Sewage

24  The issues raised in these representations have been considered as part of the
normal assessment of this application and how they are dealt with is described

in more detail below.

Planning Policy Context

Relevant Policy and Guidance Documents

25 The relevant policy documents are:

The Lisburn Area Plan
The draft Belfast Metropolitan Plan 2015
The Strategic Planning Policy Statement (SPPS), published in September

2015

Planning Policy Statement 2 (PPS 2) — Natural Heritage

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

. Planning Policy Statement 7 (PPS 7) — Quality Residential Environments

" Addendum to Planning Policy Statement 7 — Safeguarding the Character
of Established Residential Areas

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

" Planning Policy Statement 15 (PPS 15) — Planning and Flood Risk

The relevant guidance is:

. Creating Places — Achieving Quality in Residential Developments
. Development Control Advice Note 15 - Vehicular Access Standards

Environmental Impact Assessment (EIA)

The thresholds set out in the Planning (Environmental Impact Assessment)
Regulations (Northern Ireland) 2017 have been considered as part of this
assessment as the site area exceeds the thresholds set out in Section 10 (b) of
Schedule 2, of the Planning Environmental Impact Assessment (NI)
Regulations 2015.

An EIA determination was carried out and it was concluded that there was not
likely to be any unacceptable adverse environmental impacts created by the
proposed development and as such, an Environmental Statement was not
required to inform the assessment of the application

Local Development Plan Context

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

On 18 May 2017, the Court of Appeal ruled that the purportedly adopted Belfast
Metropolitan Plan 2015 had not been lawfully adopted.

As a consequence, the Lisburn Area Plan is the statutory development plan
however the draft Belfast Metropolitan Plan 2015 remains a material
consideration.

In a recent publication the Chief Planner for Northern Ireland advised that for
those planning authorities subject to draft BMAP, that the draft plan along with
representations received to the draft plan and the PAC inquiry report remains
as material considerations to be weighed by the decision-maker.
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33. In both the statutory development plan and the draft BMAP, the application site
is identified as within the defined Settlement Development Limit of Lisburn on
white land.

34. Inrespect of draft BMAP, page 16 states that

Planning Policy Statements (PPSs) set out the policies of the Department on
particular aspects of land use planning and apply to the whole of Northern
Ireland. Their contents have informed the Plan preparation and the Plan
Proposals. They are material to decisions on individual planning applications
(and appeals) within the Plan Area.

In addition to the existing and emerging suite of PPSs, the Department is
undertaking a comprehensive consolidation and review of planning policy in
order to produce a single strategic planning policy statement (SPPS) which will
reflect a new approach to the preparation of regional planning policy. The
preparation of the SPPS will result in a more strategic, simpler and shorter
statement of planning policy in time for the transfer of planning powers to
Councils. Good practice guides and supplementary planning guidance may
also be issued to illustrate how concepts contained in PPSs can best be
implemented.

Regional Policy Context

35. The SPPS states that

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

The local development plan is at Stage 1, and there is no Stage 2 draft. No
weight can be given to the emerging plan. During this transitional period,
planning policy within existing retained documents and guidance will apply.
Any conflict between the SPPS and policy retained under transitional
arrangements must be resolved in favour of the provisions of the SPPS.

36. In the case of proposals for residential development within settlements no
conflict arises between the provisions of the Strategic Planning Policy
Statement (2015) and the retained policy. Consequently, the retained planning
policy provides the relevant policy context in this instance.

37. Paragraph 3.8 of the SPPS states

that the guiding principle for planning authorities in determining planning
applications is that sustainable development should be permitted, having
regard to the development plan and all other material considerations, unless
the proposed development will cause demonstrable harm to interests of
acknowledged importance.

38. In practice this means that development which accords with an up-to-date
development plan should be approved and proposed development that conflicts
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40.

41.

42.

43.

44.

45.

46.

with an up-to-date development plan should be refused, unless other material
considerations indicate otherwise. As the statutory plan and draft BMAP are
silent on the regional policy issue, no determining weight can be given to those
documents.

Paragraph 4.11 of the SPPS states that

there are a wide range of environment and amenity considerations, including
noise and air quality, which should be taken into account by planning
authorities when proposing policies or managing development.

By way of example, it explains that the planning system has a role to play in
minimising potential adverse impacts, such as noise or light pollution on
sensitive receptors by means of its influence on the location, layout and design
of new development.

It also advises that the planning system can also positively contribute to
improving air quality and minimising its harmful impacts. Additional strategic
guidance on noise and air quality as material considerations in the planning
process is set out at Annex A.

Paragraph 4.12 of the SPPS states

that other amenity considerations arising from development, that may have
potential health and well-being implications, include design considerations,
impacts relating to visual intrusion, general nuisance, loss of light and
overshadowing.

It also advises that adverse environmental impacts associated with
development can also include sewerage, drainage, waste management and
water quality. The above mentioned considerations are not exhaustive and the
planning authority is considered to be best placed to identify and consider, in
consultation with stakeholders, all relevant environment and amenity
considerations for their areas.

Paragraph 6.81 of the SPPS states that

The planning system has a key role in achieving a vibrant economy. In this
regard, the aim of the SPPS is to facilitate the economic development needs of
Northern Ireland in ways consistent with the protection of the environment and
the principles of sustainable development.

Quality Residential Environments

PPS 7 — Quality Residential Environments sets out the Department’s planning
policies for achieving quality in new residential development and advises on the
treatment of this issue in development plans. It embodies the Government’s
commitment to sustainable development and the Quality Initiative.

Policy QD 1 Quality in New Residential Development states that

E
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Planning permission will only be granted for new residential development where
it is demonstrated that the proposal will create a quality and sustainable
residential environment. The design and layout of residential development
should be based on an overall design concept that draws upon the positive
aspects of the character and appearance of the surrounding area.

In established residential areas proposals for housing development will not be
permitted where they would result in unacceptable damage to the local
character, environmental quality or residential amenity of these areas.

Within Policy QD 1 all proposals for residential development will be expected to
conform to all of the following criteria

(@) the development respects the surrounding context and is appropriate to
the character and topography of the site in terms of layout, scale,
proportions, massing and appearance of buildings, structures and
landscaped and hard surfaced areas;

(b) features of the archaeological and built heritage, and landscape features
are identified and, where appropriate, protected and integrated in a
suitable manner into the overall design and layout of the development;

(c) adequate provision is made for public and private open space and
landscaped areas as an integral part of the development. Where
appropriate, planted areas or discrete groups of trees will be required
along site boundaries in order to soften the visual impact of the
development and assist in its integration with the surrounding area;

(d) adequate provision is made for necessary local neighbourhood facilities,
to be provided by the developer as an integral part of the development;

(e) amovement pattern is provided that supports walking and cycling, meets
the needs of people whose mobility is impaired, respects existing public
rights of way, provides adequate and convenient access to public
transport and incorporates traffic calming measures;

(f) adequate and appropriate provision is made for parking;

(g) the design of the development draws upon the best local traditions of
form, materials and detailing;

(h) the design and layout will not create conflict with adjacent land uses and
there is no unacceptable adverse effect on existing or proposed properties
in terms of overlooking, loss of light, overshadowing, noise or other
disturbance; and

() the development is designed to deter crime and promote personal safety.

Any proposal for residential development which fails to produce an appropriate
guality of design will not be permitted, even on land identified for residential use
in a development plan.
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Creating Places

Creating Places — Achieving Quality in Residential Developments’ (May 2000)
is the principal guide for developers in the design of all new housing areas. The
guide is structured around the process of design and addresses the following
matters:

the analysis of a site and its context;

strategies for the overall design character of a proposal;
the main elements of good design; and

detailed design requirements.

Open Space, Sport and Outdoor Recreation

PPS 8 — Open Space, Sport and Outdoor Recreation sets out the Department's
planning policies for the protection of open space, in association with residential
development and the use of land for sport and outdoor recreation, and advises
on the treatment of these issues in development plans.

The Council will only permit proposals for new residential development of 25 or
more units, or on sites of one hectare or more, where public open space is
provided as an integral part of the development. In smaller residential schemes
the need to provide public open space will be considered on its individual
merits.

An exception to the requirement of providing public open space will be
permitted in the case of apartment developments or specialised housing where
a reasonable level of private communal open space is being provided. An
exception will also be considered in cases where residential development is
designed to integrate with and make use of adjoining public open space.

Where the provision of public open space is required under this policy, the
precise amount, location, type and design of such provision will be negotiated
with applicants taking account of the specific characteristics of the
development, the site and its context and having regard to the following

() A normal expectation will be at least 10% of the total site area;
(i) (i) For residential development of 300 units or more, or for development
sites of 15 hectares or more, a normal expectation will be around 15% of

the total site area; and

(i) Provision at a rate less than 10% of the total site area may be acceptable
where the residential development:

. Is located within a town or city centre; or is close to and would

benefit from ease of access to areas of existing public open space;
or

10

ES
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" Provides accommodation for special groups, such as the elderly or
people with disabilities; or
. Incorporates the ‘Home Zone’ concept.

For residential development of 100 units or more, or for development sites of 5
hectares or more, an equipped children’s play area will be required as an
integral part of the development.

The Council will consider an exception to this requirement where an equipped
children’s play area exists within reasonable walking distance (generally around
400 metres) of the majority of the units within the development scheme.

Public open space required by this policy will be expected to conform to all the
following criteria

. It is designed in a comprehensive and linked way as an integral part of the
development;

. It is of demonstrable recreational or amenity value;

" It is designed, wherever possible, to be multi-functional;

. It provides easy and safe access for the residents of the dwellings that it is
designed to serve;

. Its design, location and appearance takes into account the amenity of
nearby residents and the needs of people with disabilities; and

. It retains important landscape and heritage features and incorporates and

protects these in an appropriate fashion.

Planning permission will not be granted until the developer has satisfied the
Council that suitable arrangements will be put in place for the future
management and maintenance in perpetuity of areas of public open space
required under this policy.

Arrangements acceptable to the Council in line with the policy include:

(a) alegal agreement transferring ownership of and responsibility for the open
space to the local district council; or

(b) alegal agreement transferring ownership of and responsibility for the
open space to a charitable trust registered by the Charity Commission or
a management company supported by such a trust; or

(c) alegal agreement transferring ownership of and responsibility for the
open space to a properly constituted residents’ association with
associated management arrangements.

In all cases developers will be responsible for the laying out and landscaping of
public open space required under this policy.

Natural Heritage

PPS 2 — Natural Heritage sets out planning policies for the conservation,
protection and enhancement of our natural heritage.

11
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Policy NH 1 — European and Ramsar Sites states

that Planning permission will only be granted for a development proposal that,
either individually or in combination with existing and/or proposed plans or
projects, is not likely to have a significant effect on:

" a European Site (Special Protection Area, proposed Special Protection
Area, Special Areas of Conservation, candidate Special Areas of
Conservation and Sites of Community Importance); or

" a listed or proposed Ramsar Site.

The policy also states that

where a development proposal is likely to have a significant effect (either alone
or in combination) or reasonable scientific doubt remains, the planning authority
shall make an appropriate assessment of the implications for the site in view of
the site’s conservation objectives.

Appropriate mitigation measures in the form of planning conditions may be
imposed. In light of the conclusions of the assessment, the Department shall
agree to the development only after having ascertained that it will not adversely
affect the integrity of the site.

In exceptional circumstances, a development proposal which could adversely
affect the integrity of a European or Ramsar Site may only be permitted where:

. there are no alternative solutions; and

" the proposed development is required for imperative reasons of overriding
public interest; and

" compensatory measures are agreed and fully secured.

Policy NH 2 — Species Protected by Law states

European Protected Species

Planning permission will only be granted for a development proposal that is not
likely to harm a European protected species. In exceptional circumstances a
development proposal that is likely to harm these species may only be
permitted where:-

e there are no alternative solutions; and

e it is required for imperative reasons of overriding public interest; and

e there is no detriment to the maintenance of the population of the species at a
favourable conservation status; and

e compensatory measures are agreed and fully secured.

National Protected Species

Planning permission will only be granted for a development proposal that is not
likely to harm any other statutorily protected species and which can be
adequately mitigated or compensated against.

12
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Development proposals are required to be sensitive to all protected species,
and sited and designed to protect them, their habitats and prevent deterioration
and destruction of their breeding sites or resting places. Seasonal factors will
also be taken into account.

Policy NH5 - Habitats, Species or Features of Natural Heritage Importance
states that

planning permission will only be granted for a development proposal which is

not likely to result in the unacceptable adverse impact on, or damage to known:

. priority habitats;

. priority species;

. active peatland;

" ancient and long-established woodland;

. features of earth science conservation importance;

. features of the landscape which are of major importance for wild flora and
fauna;

" rare or threatened native species;

. wetlands (includes river corridors); or

. other natural heritage features worthy of protection.

The policy also states that

a development proposal which is likely to result in an unacceptable adverse
impact on, or damage to, habitats, species or features may only be permitted
where the benefits of the proposed development outweigh the value of the
habitat, species or feature. In such cases, appropriate mitigation and/or
compensatory measures will be required.

Access, Movement and Parking

PPS 3 - Access, Movement and Parking and PPS 3 (Clarification), set out the
policies for vehicular access and pedestrian access, transport assessments,
the protection of transport routes and parking. It forms an important element in
the integration of transport and land use planning and it embodies the
Government’s commitment to the provision of a modern, safe, sustainable
transport system.

Policy AMP 2 — Access to Public Roads states

that planning permission will only be granted for a development proposal

involving direct access, or the intensification of the use of an existing access,

onto a public road where:

a) such access will not prejudice road safety or significantly inconvenience
the flow of traffic; and

b) the proposal does not conflict with Policy AMP 3 Access to Protected
Routes.

13
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69.

Development Control Advice Note 15 — Vehicular Access Standards

Development Control Advice Note 15 — Vehicular Access Standards states at
paragraph 1.1 that

The Department’s Planning Policy Statement 3 “Development Control: Roads
Considerations” (PPS3) refers to the Department’s standards for vehicular
accesses. This Development Control Advice Note (DCAN) sets out and
explains those standards.

PPS 15 - Planning and Flood Risk

Policy FLD 1 - Development in Fluvial (River) and Coastal Flood Plains states
that

Development will not be permitted within the 1 in 100 year fluvial flood plain
(AEP7 of 1%) or the 1 in 200 year coastal flood plain (AEP of 0.5%) unless the
applicant can demonstrate that the proposal constitutes an exception to the

policy.

Policy FLD 3 Development and Surface Water (Pluvial) Flood Risk Outside
Flood Plains states that

A Drainage Assessment will be required for all development proposals that
exceed any of the following thresholds:

- Aresidential development comprising of 10 or more dwelling units

- A development site in excess of 1 hectare

- A change of use involving new buildings and / or hard surfacing exceeding
1000 square metres in area.

A Drainage Assessment will also be required for any development proposal,
except for minor development, where:

- The proposed development is located in an area where there is evidence of
a history of surface water flooding.

- Surface water run-off from the development may adversely impact upon
other development or features of importance to nature conservation,
archaeology or the built heritage.

Such development will be permitted where it is demonstrated through the
Drainage Assessment that adequate measures will be put in place so as to
effectively mitigate the flood risk to the proposed development and from the
development elsewhere.

Where a Drainage Assessment is not required but there is potential for surface
water flooding as indicated by the surface water layer of the Strategic Flood
Map, it is the developer’s responsibility to assess the flood risk and drainage
impact and to mitigate the risk to the development and any impacts beyond the
site.

14
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Where the proposed development is also located within a fluvial or coastal plan,
then Policy FLD 1 will take precedence.

Assessment

70. Within the context of the planning policy tests outlined above, the following
assessment is made relative to proposed redevelopment of this site for ninety
dwellings.

Quality Residential Environments

Impact on the Character of Area

71. The area is predominantly made up of a mix of high/medium density housing
comprised of semi-detached and terraced dwellings set in small to medium
sized plots. Car Parking is also a mix of on-street and in-curtilage parking.

72. The scheme comprises a range of detached and semi-detached dwellings
along with two apartment blocks containing six units in total. The form and
general arrangement of the buildings is characteristic of those built in adjacent
developments at Edgewater to the west and Green Mount Park and Kensington
Park to the east.

73. The density equates to 31 dwellings per hectare which is considered to be at
the lower end of medium density as described in Annex 1 of PPS 12 - Housing
in Settlements.

74. Based on a review of the information provided, it is considered that the
character of the area would not be significantly changed by the proposed
development and it is considered that the established residential character of
the area would not be harmed.

Layout/Design/Material and Impact on Residential Amenity

75. There are number of different house types proposed with sizes varying from 75
square metres to 150 square metres in size. The six apartments located over
three blocks range in size from 65 square metres to 70 square metres. All of
the buildings are two-storey. A sample description of the some of the dwellings
is outlined below.

76. House type A is a semi-detached 3 person 2 bedroom dwelling measuring
approximately 75 square metres in floor area. This dwelling will have a ridge
height of 8.2 metres.

77. The materials proposed for the dwelling include a mix of buff colour facing
brick, and light grey render with grey interlocking roof tiles, black timber doors,
dark grey UPVC windows and black rainwater goods.

15
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78.

House type F is a detached 6 person 4 bedroom dwelling measuring
approximately 150 square metres in floor area. This dwelling will have a ridge
height of approximately 9.5 metres.

The materials proposed for the dwelling include a mix of buff colour facing
brick, and light grey render with grey interlocking roof tiles, black timber doors,
dark grey UPVC windows and black rainwater goods.

The two blocks of apartments containing 6 units are located at the entrance
with of the site with Old Hillsborough Road. The size of the apartments range
from approximately 65 square metres to 70 square metres in floor area.

Block number one contains two units and will have a ridge height of 7.9 metres
and block number two will contain four units and will also have a ridge height of
approximately 7.9 metres.

The materials proposed for the apartments include a mix of buff colour facing
brick, and light grey render with grey interlocking roof tiles, dark grey UPVC
doors, dark grey UPVC windows and black rainwater goods.

The finishes proposed to the dwellings and apartments are considered to be
acceptable and in keeping with the established character of this area.

No garages are proposed for any of the dwellings.

The proposed layout is designed to ensure that there is appropriate separation
distances between the proposed dwellings. The design and access statement
confirms that the development has been designed to ensure that there is no
adverse impact caused to the amenity of future resident as a consequence of
overlooking between the proposed dwellings.

The relationship between the buildings in each plot has been checked and it is
considered that the guidance contained in the Creating Places is met.

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

separation distances have been designed to ensure that there is no overlooking
into the private amenity space of the neighbouring properties.

The buildings are not dominant or overbearing and no loss of light would be
caused.

Residential Amenity

The separation distances between the rear of the new houses and the common
boundary ranges from 9.6 metres at the narrowest point at site 6 to 14 metres
at site 3.

16
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The smallest back to back separation distance between the proposed and
existing dwellings on neighbouring lands is measured at approximately 19
metres between site 16 and 7 Green Mount Gardens.

The separation distances are in accordance with the requirements of the
Creating Places document.

It is considered that the proposal will not create conflict or result in

unacceptable adverse effects in terms of overlooking, loss of light,
overshadowing, noise or other disturbance to residents in existing dwellings.

Provision of Open Space / Landscaping

The provision of private amenity space varies from plot to plot ranging from a
minimum of 48 square metres up to a maximum of 311 square metres per unit.
As an average 83 square metres is provided across all the dwellings in the site
which is consistent with the guidance in the Creating Places document for
detached/semi-detached suburban style housing developments made up of
two, three and four bedroom units.

One of the six apartments will have a private balcony and all the apartments will
have access to the communal open space areas located adjacent to the
apartment blocks and throughout the development.

Given that the area of the proposed development exceeds one hectare and
more than twenty-five units open space must be provided as an integral part of
this development. The detail associated with the site layout demonstrates that
public areas of open space are to be provided as part of the proposal.

Two areas of open space are located at the front portion of the site and a
further smaller area is located towards the rear of the site. These areas
combined equated to 10.7% of the overall site which is in line with policy
requirements.

A landscape management plan dated 27 October 2022 was submitted in
support of the application. It outlines the strategy and approach for the future
long term management and maintenance of the external public spaces
associated with the proposed development.

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

The management plan explains that the aim of the landscape proposal is to
create a comprehensive planting scheme that will enhance the environment of
the proposed development ensuring its integration into the wider
landscape/townscape setting,

17
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It explains that the objectives are to introduce new tree, shrub and hedge
planting of sizes and species to provide both age and species diversity.

The landscape plan demonstrates that the boundaries of the site would consist
of native hedge planting, formal hedge planting and shrub planting. supplement
where necessary. A 1.8/ 2metre close boarded fence is also proposed at
various locations around the boundary. Some vegetation is to be retained along
the boundaries as appropriate and that the proposed open spaces would be
grassed with trees planted within.

It is considered this written management plan, in association with the detailed
planting plan, is sufficient to ensure integration of and maintenance of external
public spaces and that the implementation of planting works should be
conditioned to be carried out in the first available planting season prior to prior
to the occupation of that phase of the development.

Access, Movement and Parking

Detail submitted with the application indicates that the proposal will involve the
alteration existing accesses to the public road for both vehicular and pedestrian
use.

A Transport Assessment (TA) form prepared by MRA Partnership was
submitted with the application.

The TA confirmed that the proposal for 90 units will generate 502 two way trips
a day, the threshold where a right hand turning lane is required is 500 trips.
However given that the proposal will utilise two existing accesses this brings
the number of trips down below the 500 vehicles per day threshold and
therefore a right hand turning lane is not required.

Detail submitted with the application demonstrated how the internal layout of
the proposed development is designed to Dfl Roads requirements and that
there will be no impact to traffic on the existing public road network
(Hillsborough Old Road) adjacent to the site.

The detail also demonstrates that sufficient parking provided either in curtilage
or communally for each of the eighty-four dwellings and six apartments.

The new development will provide a continuous footway link through the
proposed development to the existing public network on the Hillsborough Old
Road providing a safe and separate route for pedestrians.

Dfl Roads has confirmed that it has no objection to the general layout and
arrangement of the roads within the proposed development on the grounds of
roads safety or traffic impact.

The proposed parking provision has been assessed against the guidance set

out in the Creating Places document and is assessed to be in general
accordance with this. The majority of parking is provided in curtilage for the

18
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dwellings at a rate of two spaces per dwellings and communally in a parking
courts at a rate of 1.5 spaces per unit for the apartment blocks.

Dfl Roads have not identified any concerns in relation to the detailed layout,
access and arrangement of the parking and final PSD drawings are being
prepared.

Based on advice from Dfl Roads it is considered that the proposed
development will not prejudice the safety and convenience of road users and
that it complies with the relevant policy tests set out in policies AMP2 and AMP
7 of PPS 3.

Public Open Space

One hundred dwellings were proposed as part of the original scheme and
therefore an equipped children’s play park was required in line with Policy OS2
of PPS8.

Whilst the number of units has been reduced to ninety, and there is no
requirement for a playpark, the applicant retains an equipped playpark towards
the rear of the site which is easily accessible to the residents of all the dwellings
in the scheme.

It is recommended that a condition is attached to any decision to ensure that
the detail of the proposed equipment, any means of enclosure and changes in
ground level is submitted and agreed in writing with the Council prior to the
commencement of any works. The park shall be erected before the
occupation of the final dwelling in the scheme.

Natural Heritage

An extended phase 1 Ecological Appraisal and Assessment dated October
2021 carried out by Ayre Environmental Consulting is submitted in support of
the application.

Paragraph 3.5 indicates that the method adopted for the field survey work
followed the standard Phase 1 Habitats Survey methodology development by
the Joint Nature Conservation Committee (JNCC).

The document advises at paragraph 3.7 that the entire application site and
immediate environs were surveyed for floral species.

An assessment of the following species and habitat features was conducted:

Badger Surveys
Birds

Bat Roost Potential
Habitats

19

42



SN R c:ccio Agenda

43

109. Natural Environment Division (NED), whilst having no objection in principle,
made a number of comments in relation to the proposal and the reports that
were submitted in support of the application.

110. Further conditions may be required to address the comments of NED and
members are requested to delegate this to the officers.

111. Shared Environmental Services (SES) have also been consulted on the
proposal. They advise that

Following an appropriate assessment in accordance with the Regulations and
having considered the nature, scale, timing, duration and location of the project,
SES advises the project would not have an adverse effect on the integrity of
any European site either alone or in combination with other plans or projects. In
reaching this conclusion, SES has assessed the manner in which the project is
to be carried out including any mitigation. This conclusion is subject to the
following mitigation measures being conditioned in any approval.

112. Lisburn and Castlereagh City Council in its role as the competent Authority
under the Conservation (Natural Habitats, etc.) Regulations (Northern Ireland)
1995 (as amended), and in accordance with its duty under Regulation 43, has
adopted the HRA report, and conclusions therein, prepared by Shared
Environmental Service, dated 26/01/2022.

113. On the basis of the information submitted and taking on board the advice of
NIEA and SES, it is considered that the proposal meets the policy tests
associated with policies NH 1, NH2 and NH 5 of PPS 2 and that no
unacceptable impact on natural heritage features will arise.

Flooding and Drainage

114. A Drainage Assessments dated April 2022 by Sheehy consulting was submitted
in support of the application.

115. With regard to Policy FLD 1 — Development in Flood Plains Dfl Rivers have
advised that a letter from Ronan Sheehy dated 12th September 2021,
concludes the undesignated watercourse that historically traversed the site is
redundant. Dfl Rivers did in part agree with this assessment as large sections
of the river were culverted no floodplain exists and policy FLD 1 does not apply.

116. With regard to Policy FLD 2 — Protection of Flood Defence and Drainage
Infrastructure considerations, Dfl Rivers have advised

that a watercourse which is designated under the Drainage (NI) Order 1973
traverses the centre of the site and is known to Dfl Rivers as the ‘Altona
Stream’.

Historical Ordinance Survey maps indicate that an undesignated watercourse
historically traversed the site. The site may be affected by undesignated

20



SN R c:ccio Agenda

44

watercourses of which we have no record. Dfl Rivers conducted a site visit on
12th March 2021 and noted an existing culverted undesignated watercourse
with an open section traversing the site

117. In order to satisfy Policy FLD 2 the applicant has proposed to divert the
culverted designated watercourse traversing the site, and Dfl Rivers have
requested that a condition is included as part of its planning permission if
granted that states

Prior to the commencement of any of the approved development on site,
Schedule 6 consent is required from Dfl Rivers Area Office in relation to the
culvert diversion.

118. There is no reason to disagree with the advice of Dfl Rivers but the
recommended planning condition is reworded so the detailed drainage design
is agreed in writing with the Council before the construction of the first dwelling
is commenced on the site.

119. In relation to Policy FLD 3 — Development and Surface Water, the drainage
assessment advises that the applicant has submitted adequate drainage
drawings and calculations to support their proposals.

120. FLD3 - Development and Surface Water — Dfl Rivers in a response date May
2022 stated that they had reviewed the Drainage Assessment Addendum Rev
B by Sheehy Consulting dated March 2022, and comments as follows;

Dfl Rivers considers the Drainage Assessment to be incomplete as it is not
supported by current correspondence from NI Water indicating how runoff from
the site will be disposed of safely.

121. NI Water in their consultation response dated June 2022 confirmed that foul and
storm sewer available to serve the site. It is therefore considered that the proposal
complies with policy FLD3.

122. This was followed up by an email in October 2022 from NI Water which stated:

NIW confirmed on their consultation response that they were content to accept the
storm into our network at the designated rate (29 L/S).

123. In terms of Policy FLD 4 — Artificial Modification of Water Courses, Dfl Rivers
Agency have advised that the applicant has indicated, that culverting and diversion
works are proposed to the existing culverted designated watercourse that
traverses the site and infilling works to the redundant undesignated watercourse
that historically traversed the site.

124. Dfl Rivers have therefore requested that should the application be approved a
condition should be included that states

Prior to the commencement of any of the approved development on site, the
applicant must demonstrate that consent to undertake any culverting or infilling
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works at the site has been approved by Dfl Rivers under Schedule 6 of the
Drainage (NI)

125. There is no reason to disagree with the advice of Dfl Rivers but the
recommended planning condition is incorporated into the previous condition so
the detailed drainage design is agreed in writing with the Council before the
construction of the first dwelling is commenced on the site.

126. Water Management Unit has also considered the impacts of the proposal on
the surface water environment and in a response received on ladvised that
they were content with the proposal as long as NI Water had capacity to take
the extra load and subject to conditions and relevant statutory permissions
being obtained.

127. Based on a review of the information provided and the advice received from
both Dfl Rivers and Water Management Unit, it is considered that the proposed
development is being carried out in accordance with the requirements of
policies FLD 1, 2, 3 and 4 of PPS 15.

Consideration of Representations

128. Ten letters of objection have been received in relation to the proposal The
issues raised by way of third party representations are considered below:

Natural Heritage / Ecology / Removal Trees

129. An objection has been raised in relation to Natural Heritage including the
removal of trees. A Preliminary Ecological Assessment has been submitted
with the application along with a Bat Roost Potential tree survey.NED have
been consulted regarding the application and have no objection in principle
subject to condition.

130. With regards to the removal of trees, none of the trees on site are protected
and could therefore be removed without permission. That said a tree constraint
plan was submitted with the application which indicated that a number of
mature trees are to be retained throughout the site and protected by use of an
appropriate condition.

Access / road safety

131. An objection has been raised in relation to the access arrangements and road
safety. The proposed site currently has two access points. As part of this
application the two access points are being retained but improved and
repositioned. The access widths are being increased and suitable visibility
splays are being provided for.

132. New footpaths will run throughout the site and will link in with the Hillsborough

Old Road. The Transport Assessment indicates how the existing road network
can deal with the additional traffic as a result of the development
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133. Dfl Roads have been consulted with the proposal and have no objections
subject to conditions.

Drainage / Sewage

134. An objection has been raised in relation to drainage and sewage. A Drainage
Assessment was submitted as part of this application and Dfi Rivers have no
objection in principle to the proposed development. In terms of sewage NI
Water have confirmed that they have capacity to deal with both foul and storm
that may come from the site.

Need for more of a mix of house types

135. An objection has been raised regarding the house types proposed on the site
and in particular that there should be a wider mix of house types. The proposal
includes 2, 3 and 4 bed houses as well as well as 1 and 2 bed apartment units.
The size of the houses all meet the standards as described above.

Conclusions

136. This application is categorised as a major planning application in accordance
with the Development Management Regulations 2015 in that the development
comprises 50 or more residential units.

137. This application is presented to the Planning Committee with a
recommendation to approve as it is considered the proposal complies with
SPPS and Planning Control Principles 1, 2 and 3 PPS 12 and policy QD1 of
PPS7 in that the detail submitted demonstrates that a variety of house types,
sizes and tenures to meet different needs is to be provided thereby contributing
to the creation of a more balanced community.

138. This application is presented to the Planning Committee with a
recommendation to approve as it is considered that the requirements of the
SPPS and policy QD 1 of PPS 7 are met in full as the detailed layout, general
arrangement and design of the proposed development creates a quality
residential environment.

139. It is also considered that the buildings when constructed will not adversely
impact on the character of the area or have a detrimental impact on the amenity
of existing residents in properties adjoining the site by reason of overlooking or
being dominant or over-bearing.

140. The proposal complies with the SPPS and the relevant policy tests of polices of
NH 1, NH 2 and NH 5 of PPS 2 in that the ecological appraisal and assessment
submitted in support of the application demonstrates that the proposed
development will not have a negative impact on any protected species or
natural heritage features within the site.
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141. It is considered that the proposal complies with the SPPS and policy tests
associated with policies AMP2 and AMP 7 of PPS 3 in that the detail submitted
demonstrates that the proposed development will create an accessible
environment, in that an access to the public road can be accommodated that
will not prejudice road safety or significantly inconvenience the flow of traffic
and adequate provision for car parking and servicing arrangements is provided.

142. The proposed development complies with policy tests set out in the SPPS and
policies FLD 1, 2, 3 and 4 of PPS 15 in that the detail associated with the
Drainage Assessment demonstrates that the development proposes adequate
drainage proposals and demonstrates that there will be no risk from a drainage
or flood risk.

Recommendations

143. It is recommended that planning permission is approved.

Conditions

144. The following conditions are recommended:

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

Reason: Time limit

2. No development shall take place until drawings necessary to enable a
determination to be made in accordance with Article 3 of the Private
Streets (Northern Ireland) Order 1980 have been submitted to, and
approved by, the Council.

Reason: To ensure there is a safe and convenient road system to comply
with the provisions of the Private Streets (Northern Ireland) Order 1980

3. All hard and soft landscape works shall be carried out in accordance with
Drawing No. 20-111-03.3 bearing the date stamped 20 October and the
approved details. The works shall be carried out no later than the first
available planting season after occupation of that phase of the
development.

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

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

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

Prior to the occupation of the last dwelling, details of the equipped
children’s play park including the finished ground levels shall be submitted
to and agreed in writing with the Council. The scheme will be carried out
as approved.

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

Prior to the occupation of the first dwelling the hard and soft landscaping
works shall be carried out in accordance with the agreed phasing plan and
maintained and managed thereafter, in accordance with the approved
Plan by a suitably constituted management company.

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

If within a period of 5 years from the date of the planting of any tree, shrub
or hedge, that tree, shrub or hedge is removed, uprooted or destroyed or
dies, or becomes, in the opinion of the Council, seriously damaged or
defective, another tree, shrub or hedge of the same species and size as
that originally planted shall be planted at the same place, unless the
Council gives its written consent to any variation.

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

No retained tree as identified on drawing No. 20-111-03.2 bearing the
date stamped 200 October 2022 shall be cut down, uprooted or destroyed
or have its roots damaged nor shall arboriculture work or tree surgery take
place on any retained tree without the written consent of the Council. Any
retained tree that is removed, uprooted or destroyed shall be replaced
within the next planting season by another tree or trees in the same
location of a species and size as specified by the Council.

Reason: To ensure the continuity of amenity afforded by existing trees
Prior to occupation of the proposed dwelling, glazing capable of providing
a sound reduction index, when the windows are closed, of at least Rw
31dB shall be installed to all habitable rooms.

Reason: To achieve internal noise level in line with BS8233

Prior to occupation of the proposed dwelling, alternative ventilation
capable of providing a sound reduction index of at least Rw 31dB shall be

installed to all habitable rooms.

Reason: To achieve internal noise level in line with BS8233
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Prior to occupancy of the site acoustic barriers shall be erected as
detailed in drawing number 20-111-03.1 received by the Council 21
January 2021. The barrier should be constructed of a suitable material
(with no gaps), should have a minimum self-weight of 6 kg/m? and so
retained thereafter.

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

Prior to the occupation of the first dwelling, the detailed drainage design
shall be submitted to and agreed in writing with the Council.

Reason: To ensure the provision of an acceptable means of drainage for
the site is provided
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Lisburn & Castlereagh City Council

| Backio Agenda_

Planning Committee

Date of Committee
Meeting

07 November 2022

Committee Interest

Major Application

Application Reference

LAO05/2022/0290/F

Date of Application

15 March 2022

District Electoral Area

Castlereagh South

Proposal Description

Proposed replacement of an existing all weather
astro turf pitch and existing grass pitch with an new
3G Pitch, additional car parking spaces,
floodlighting, fencing, ball catching netting,
pedestrian and vehicle access gates, retaining
walls, and access path and all associated site works

Location Lough Moss Leisure Centre
Hillsborough Road
Carryduff
BT8 8HR

Representations One

Case Officer Rachel Taylor

Recommendation Approval

Summary of Recommendation

1. This application is categorised as a major planning application in accordance
with the Development Management Regulations 2015 in that the site area

exceeds 1 hectare.

2. The application is presented to the Planning Committee with a recommendation
to approve as it is considered that the proposed development satisfies the
policy tests in the SPPS and policy OS1 of PPS8 — Open Space, Sport and
Outdoor Recreation (PPS8) in that the proposal will not result in the loss of
existing open space or land zoned for the provision of open space.

3. The proposal is also satisfies the policy tests of Policy OS4 of PPS8 in that the

site is located within the settlement limits and it has been demonstrated that
there will be no unacceptable impact on the amenities of people living nearby
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by reason of the siting, scale, extent, frequency or timing of the sporting
activities proposed, including any noise or light pollution likely to be generated.

In addition it has been demonstrated that there is no adverse impact on
features of importance to nature conservation, archaeology or built heritage.
Also the buildings or structures are designed to a high standard, are of a scale
appropriate to the local area or townscape and are sympathetic to the
surrounding environment in terms of their siting, layout and landscape
treatment.

The proposed facility takes into account the needs of people with disabilities
and is located so as to be accessible to the catchment population giving priority
to walking, cycling and public transport; and the road network can safely handle
the extra vehicular traffic the proposal will generate and satisfactory
arrangements are provided for site access, car parking, drainage and waste
disposal.

The proposal is also considered satisfies the policy tests of Policy OS 5 of PPS
8 as it has been demonstrated that there is no unacceptable level of
disturbance to people living nearby or conflict with other noise sensitive uses;
there is no unacceptable level of disturbance to farm livestock and wildlife; and
there is no conflict with the enjoyment of environmentally sensitive features and
locations or areas valued for their silence and solitude.

The proposal complies with the SPPS and satisfies the policy tests of Policy OS
7 of PPS8 in that it has been demonstrated that no unacceptable impact on the
amenities of people living nearby will arise. It has also been demonstrated that
there will be no adverse impact on the visual amenity or character of the locality
and that public safety will not be prejudiced.

The proposal complies with the SPPS and satisfies the policy tests of policy
AMP2 and AMP 7 of PPS 3 - Access Movement and Parking (PPS3) in that the
access arrangements, design of the modified parking is acceptable and
adequate provision remains for car parking and servicing arrangements and
cycle provision.

The application is considered to comply with the SPPS and relevant policy tests
of policies FLD2, 3 and 4 PPS 15 - Planning and Flood Risk in that the proposal
will not create or increase a flood risk elsewhere and the drainage is designed
to mitigate the risk of flooding.
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Description of Site and Surroundings

Site

10. The site is located at Lough Moss Leisure Centre at the Hillsborough Road
Carryduff. The larger site comprises an indoor leisure centre, playground, car
park, perimeter walkway/running track and 5 sports pitches, one of which is a
floodlit astro turf pitch, 3 of which are full sized football pitches and one small
Gaelic training pitch.

11. The site which is the subject of this application is2.26ha in size and comprises
the existing astro turf pitch one further open grass pitch and a portion of the car
park.

Surroundings

12. To the north and east the land is urban in character and comprised of housing
and other urban landscape features. . To the south and west the land is rural in
character and comprised of woodland and open agricultural fields.

Proposed Development

13. This is a full application for the proposed replacement of the existing all weather
astro turf pitch and a grass pitch with an new 3G pitch, additional car parking
spaces, floodlighting, fencing, ball catching netting, pedestrian and vehicle
access gates, retaining walls, and access path and all associated site works.

14. In accordance with Section 29 of the Planning Act (Northern Ireland) 2011, a
Pre-Application Community Consultation (PACC) report submitted with the
application as the threshold for a Pre-application Notice and community
consultation was reached.

15. The application was also supported by a number of documents including a:

Design and Access Statement;

Supporting Planning Statement;

Bat Activity Report;

ML541 LED Proposal Report;

Technical Note Ecological Statement and Biodiversity Checklist
Transport Assessment Form,;

Flood Risk and Drainage Assessment;

Outline Construction Environmental Management Plan; and
Archaeology Report
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Relevant Planning History

16. There planning history associated with the application site is set out in the

54

table below:

Application Description of Proposal | Address Decision

Reference

LA05/2021/1275/PAN | Proposed replacement of | Lough Moss Accepted 5/1/22
the existing all-weather Leisure Centre
astro-turf pitch with a new | Hillsborough
3G pitch, additional car Road
parking spaces, Carryduff
floodlighting, fencing, ball | BT8 8HR
catch netting, pedestrian
and vehicle access gates,
retaining wall, an access
path and all associated
site works

LA05/2020/0953/F Proposed single storey Vacant grass Approved 1/2/21
steel storage container for | embankment
use by existing members | adjacent to Lough
of Carryduff GAC Moss Leisure

Centre
Hillsborough
Road
Carryduff

Y/2010/0251/F Erection of extension to Lough Moss Approved
rear of leisure centre, Leisure Centre, 22/7/10
accommodating new Hillsborough
changing room facilities, Road, Carryduff
plant rooms, storage BT8 8HR
area, and associated car
parking.

Y/2009/0021/F Re-configuration of Lough Moss Approved
existing grass pitch to Leisure Centre, 30/3/09
provide 8 no. 3G 5-a-side | Hillsborough
football pitches/courts Road, Carryduff,
with 24no. 8m high BT8 8HR
floodlights and 7.2m high
pitch/court fencing.

Y/2008/0158/F Installation of electric Lough Moss Withdrawn
generating wind turbine Leisure Centre,

(40 metres to hub with 7 Hillsborough
metre blades) to rear of Road, Carryduff,
existing sports centre
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Application Description of Proposal | Address Decision
Reference

Co. Down, BT8

8HR

Y/2006/0116/F Installation of 30m electric | Loughmoss Approved
generating WES 18 wind | Leisure Centre, 27/2/07
turbine to rear of existing | Hillsborough
sports centre. Road, Carryduff,

Co Down.

Y/1996/0107 New artificial pitch with Land to the rear | Approved
new fences, paths and of lough moss 27/6/96
floodlighting columns. sports centre,

Hillsborough
Road, Carryduff.

Y/1990/0437 Construction of recreation | Lough Moss Approved

centre playing fields, 8/1/91
Hillsborough
Road, Carryduff

Y/1990/0222 Erection of recreation Lough Moss Approved
centre and changing playing fields, 26/9/90
rooms Hillsborough

Road, Carryduff

Y/1986/0231 Provision of temporary Lough Moss Approved
vehicular access and car | playing fields, 6/4/87
parking Hillsborough
and temporary change of Road, Carryduff
use of stables to
changing
accommodation

Y/1976/0171 Recreation facilities and Adjacent to Lough | Approved
children’s play area and Moss Park, 4/10/76
indoor community. Carryduff

Y/1974/0189 Erection of 2 bungalows Hillsborough Refused

Road Carryduff
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Consultations

17. The following consultations were carried out:

Consultee Response

Historic Environment Division No Objection
Environmental Health No Objection
Natural Heritage No Obijection
Water Management Unit No Obijection
Dfl Roads No Objection
NIE No Obijection
Rivers Agency No Objection
NI Water No Obijection
Shared Environmental Services No Obijection

Representations

18. One representation has been received from the occupier of 54 Lough Moss
Park and is available to view on the Planning Portal via the following link:

https://epicdocs.planningni.gov.uk/ShowCaseFile.aspx?guid=f4b41c12-65cb-
465d-9b34-d3c5a2ebd49a

19. Issues raised include the following and are considered within the report:

" Current floodlights create light pollution along the Duck Walk. New
floodlights may add to the light position as there is no hedge.

" People parking at entrance to the Duck Walk and along Lough Moss Park.

This will exacerbate the problem.
" Consider acoustic fencing and mature planting to help with the lighting
and noise issue.

ES
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Planning Policy Context

20.

21.

22.

23.

24.

25.

Relevant Policy and Guidance Documents
The relevant policy documents are:

Belfast Urban Area Plan

Carryduff Local Plan

The draft Belfast Metropolitan Plan 2015

The Strategic Planning Policy Statement (SPPS), published in September

2015,

. Planning Policy Statement 3 — Access, Movement and Parking

" Planning Policy Statement 6 — Planning, Archaeology and the Built
Heritage

" Planning Policy Statement 8 — Open Space, Sport and Outdoor
Recreation

. Planning Policy Statement 15 — Planning and Flood Risk

Environmental Impact Assessment (EIA)

The thresholds set out in the Planning (Environmental Impact Assessment)
Regulations (Northern Ireland) 2017 have been considered as part of this
assessment as the site area exceeds the thresholds set out in Section 10 (b) of
Schedule 2, of the Planning Environmental Impact Assessment (NI)
Regulations 2015.

An EIA determination was carried out and it was concluded that there was not
likely to be any unacceptable adverse environmental impacts created by the
proposed development and as such, an Environmental Statement was not
required to inform the assessment of the application.

Pre-Application Community Consultation

The application was accompanied with a Pre-Application Community
Consultation Report (PACC).

In this case the PACC process was held virtually with a dedicated website used
to provide opportunity for consultation with the local community. This website
replicated, as closely as possible, the level of information and engagement
normally available at a public exhibition event. The consultation material was
available online from 23 November 2021 to the 01 February 2022, in an
accessible format. The method used enabled broad participation across both
mobile and desktop devices.

The content of the website included illustrative plans and designs of the
proposed development, key dates for the consultation, indicative visualisations
and an online feedback facility and questionnaire.



B R cccio Agenda

26.

27.

28.

29.

30.

31.

32.

33.

34.

35.

36.

An online consultation event was carried out via Microsoft Teams on 13
January 2022 at 18.00. This included the project team presenting the proposed
development followed by a Q&A session. This format allowed the public to
engage with the project team and ask questions, similar to an in-person
consultation event.

A dedicated email address was available for those wishing to make comment or
seek more information on the proposed development.

A public advert notice providing details of the consultation website, online
consultation session and how to access hard copies of the questionnaire was
published in the Ulster Star on 03 December 2021.

An information leaflet was distributed to properties in a 1 kilometre radius
surrounding the site.

In conclusion the vast majority of respondents support the proposed
development and the concerns raised during the PACC process and which
were within the scope of the application description were addressed as part of
the final design process before the application was submitted.

Local Development Plan Context

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

On 18 May 2017, the Court of Appeal ruled that the purportedly adopted Belfast
Metropolitan Plan 2015 had not been lawfully adopted.

As a consequence, the Belfast Urban Area Plan (BUAP) is the statutory
development plan however the draft Belfast Metropolitan Plan (BMAP) 2015
remains a material consideration.

The BUAP indicates that the proposed site is within the greenbelt outside of the
settlement for Carryduff however page 7 of the BUAP states that:

Planning policies as described in individual area or Local Plans will continue to
apply to settlements within the greenbelt.

Within the Carryduff Local Plan 1991 the site is located within the settlement
limit zoned as an area of proposed open space.

Within draft BMAP the shale pitch is designated as an area of existing open
space. In respect of draft BMAP, page 16 states that

Planning Policy Statements (PPSs) set out the policies of the Department on
particular aspects of land use planning and apply to the whole of Northern
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37.

38.

39.

40.

4].

Ireland. Their contents have informed the Plan preparation and the Plan
Proposals. They are material to decisions on individual planning applications
(and appeals) within the Plan Area.

In addition to the existing and emerging suite of PPSs, the Department is
undertaking a comprehensive consolidation and review of planning policy in
order to produce a single strategic planning policy statement (SPPS) which will
reflect a new approach to the preparation of regional planning policy. The
preparation of the SPPS will result in a more strategic, simpler and shorter
statement of planning policy in time for the transfer of planning powers to
Councils. Good practice guides and supplementary planning guidance may
also be issued to illustrate how concepts contained in PPSs can best be
implemented.

Regional Policy Context

The SPPS states that

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

The local development plan is at Stage 1, and there is no Stage 2 draft. No
weight can be given to the emerging plan.

During this transitional period, planning policy within existing retained
documents and guidance will apply. Any conflict between the SPPS and policy
retained under transitional arrangements must be resolved in favour of the
provisions of the SPPS.

Paragraph 3.8 of the SPPS states

that the guiding principle for planning authorities in determining planning
applications is that sustainable development should be permitted, having
regard to the development plan and all other material considerations, unless
the proposed development will cause demonstrable harm to interests of
acknowledged importance.

In practice this means that development which accords with an up-to-date
development plan should be approved and proposed development that conflicts
with an up-to-date development plan should be refused, unless other material
considerations indicate otherwise.

As the statutory plan and draft BMAP are silent on the regional policy issue, no
determining weight can be given to the policies contained in the plan
documents.

Paragraph 4.11 of the SPPS states that

there are a wide range of environment and amenity considerations, including
noise and air quality, which should be taken into account by planning
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43.

44.

45.

46.

47.

48.

authorities when proposing policies or managing development. For example,
the planning system has a role to play in minimising potential adverse impacts,
such as noise or light pollution on sensitive receptors by means of its influence
on the location, layout and design of new development.

Paragraph 4.12 of the SPPS states that

other amenity considerations arising from development, that may have potential
health and well-being implications, include design considerations, impacts
relating to visual intrusion, general nuisance, loss of light and overshadowing.
Adverse environmental impacts associated with development can also include
sewerage, drainage, waste management and water quality.

Paragraph 6.3 of the SPPS states that

the planning system has a key role in the stewardship of our archaeological and
built heritage.

The aim of the SPPS in relation to Archaeology and Built Heritage is to manage
change in positive ways so as to safeguard that which society regards as
significant whilst facilitating development that will contribute to the ongoing
preservation, conservation and enhancement of these assets.

It is outlined in paragraph 6.174 that planning authorities should apply the
precautionary principle when considering the impacts of a proposed
development on national or international significant landscape or natural
heritage resources.

Paragraph 6.200 of the SPPS states that

open space, whether or not there is public access to it, is important for its
contribution to the quality of urban life by providing important green lungs,
visual breaks and wildlife habitats in built-up areas. Open space can enhance
the character of residential areas, civic buildings, conservation areas, listed
buildings and archaeological sites. It can also help to attract business and
tourism and thereby contribute to the process of urban and rural regeneration.

Open Space, Sport and Outdoor Recreation

PPS 8 — Open Space, Sport and Outdoor Recreation sets out the Department's
planning policies for the protection of open space, in association with residential
development and the use of land for sport and outdoor recreation, and advises
on the treatment of these issues in development plans.

Policy OS 1 - Protection of Open Space states that

development that would result in the loss of existing open space or land zoned
for the provision of open space will not be permitted. The presumption against

10

60



B R cccio Agenda

49.

50.

the loss of existing open space will apply irrespective of its physical condition or
appearance.

The policy also states that

an exception will be permitted where it is clearly shown that redevelopment will
bring substantial community benefits that decisively outweigh the loss of the
open space.

An exception will also be permitted where it is demonstrated that the loss of
open space will have no significant detrimental impact on the amenity,
character or biodiversity of an area and where the following circumstances
occur:

0] in the case of an area of open space of two hectares or less, alternative
provision is made which is at least as accessible to current users and at
least equivalent in terms of size, usefulness, attractiveness, safety and
quality.

(i) In the case of playing fields and sports pitches within settlement limits,
an exception will be permitted if it is demonstrated by the developer that
the retention and enhancement of the facility can only be achieved by
the development of a small part of the overall area-and this will have no
adverse effect on the sporting potential of the facility. This exception will
be exercised only once.

Policy OS4 - Intensive Sports Facilities states that

The Department will only permit the development of intensive sports facilities
where these are located within settlements.

An exception may be permitted in the case of the development of a sports
stadium where all the following criteria are met:

(i) there is no alternative site within the settlement which can accommodate
the development;

(i)  the proposed development site is located close to the edge of the
settlement and can be clearly identified as being visually associated with
the settlement; (iii) there is no adverse impact on the setting of the
settlement; and

(iv) the scale of the development is in keeping with the size of the settlement.

In all cases the development of intensive sports facilities will be required to
meet all the following criteria:

. there is no unacceptable impact on the amenities of people living nearby
by reason of the siting, scale, extent, frequency or timing of the sporting
activities proposed, including any noise or light pollution likely to be
generated,;

. there is no adverse impact on features of importance to nature
conservation, archaeology or built heritage;
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51.

52.

53.

54.

55.

. buildings or structures are designed to a high standard, are of a scale
appropriate to the local area or townscape and are sympathetic to the
surrounding environment in terms of their siting, layout and landscape
treatment;

. the proposed facility takes into account the needs of people with
disabilities and is located so as to be accessible to the catchment
population giving priority to walking, cycling and public transport; and

. the road network can safely handle the extra vehicular traffic the proposal
will generate and satisfactory arrangements are provided for site access,
car parking, drainage and waste disposal.

Policy OS 5 - Noise Generating Sports and Outdoor Recreational Activities
states that

The Department will only permit the development of sport or outdoor
recreational activities that generate high levels of noise where all the following
criteria are met:

() there is no unacceptable level of disturbance to people living nearby or
conflict with other noise sensitive uses;

(i) there is no unacceptable level of disturbance to farm livestock and wildlife;
and

(i) there is no conflict with the enjoyment of environmentally sensitive
features and locations or areas valued for their silence and solitude

Policy OS 7 - The Floodlighting of Sports and Outdoor Recreational Facilities
states that

The Department will only permit the development of floodlighting associated
with sports and outdoor recreational facilities where all the following criteria are
met:

() there is no unacceptable impact on the amenities of people living nearby;

(i) there is no adverse impact on the visual amenity or character of the
locality; and

(i)  public safety is not prejudiced.

Access, Movement and Parking

PPS 3 - Access, Movement and Parking and PPS 3 (Clarification), set out the
policies for vehicular access and pedestrian access, transport assessments,
the protection of transport routes and parking.

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

Policy AMP 2 — Access to Public Roads states

12
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56.

57.

58.

that planning permission will only be granted for a development proposal
involving direct access, or the intensification of the use of an existing access,
onto a public road where:

a) such access will not prejudice road safety or significantly inconvenience
the flow of traffic; and

b) the proposal does not conflict with Policy AMP 3 Access to Protected
Routes.

Policy AMP7 states that

Development proposals will be required to provide adequate provision for car
parking and appropriate servicing arrangements. The precise amount of car
parking will be determined according to the specific characteristics of the
development and its location having regard to the Department’s published
standards9 or any reduction provided for in an area of parking restraint
designated in a development plan. Proposals should not prejudice road safety
or significantly inconvenience the flow of traffic.

Beyond areas of parking restraint identified in a development plan, a reduced
level of car parking provision may be acceptable in the following circumstances:

. where, through a Transport Assessment, it forms part of a package of
measures to promote alternative transport modes; or

. where the development is in a highly accessible location well served by
public transport; or

. where the development would benefit from spare capacity available in
nearby public car parks or adjacent on street car parking; or

. where shared car parking is a viable option; or

. where the exercise of flexibility would assist in the conservation of the built
or natural heritage, would aid rural regeneration, facilitate a better quality
of development or the beneficial re-use of an existing building.

The policy also states that

Proposals involving car parking in excess of the Department’s published
standards or which exceed a reduction provided for in a development plan will
only be permitted in exceptional circumstances.

In assessing car parking provision the Department will require that a proportion
of the spaces to be provided are reserved for people with disabilities in
accordance with best practice. Where a reduced level of car parking provision
is applied or accepted, this will not normally apply to the number of reserved
spaces to be provided.

Development Control Advice Note 15 — Vehicular Access Standards

Development Control Advice Note 15 — Vehicular Access Standards states at
paragraph 1.1 that
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59.

60.

61.

62.

The Department’s Planning Policy Statement 3 “Development Control: Roads
Considerations” (PPS3) refers to the Department’s standards for vehicular
accesses. This Development Control Advice Note (DCAN) sets out and
explains those standards.

Planning and Flood Risk

PPS 15 — Planning and Flood Risk sets out policy to minimise and manage
flood risk to people, property and the environment. The susceptibility of all land
to flooding is a material consideration in the determination of planning
applications.

Policy FLD 1 - Development in Fluvial (River) and Coastal Flood Plains states
that

Development will not be permitted within the 1 in 100 year fluvial flood plain
(AEP7 of 1%) or the 1 in 200 year coastal flood plain (AEP of 0.5%) unless the
applicant can demonstrate that the proposal constitutes an exception to the

policy.

Policy FLD 2 — Protection of Flood Defence and Drainage Infrastructure states
that

The planning authority will not permit development that would impede the
operational effectiveness of flood defence and drainage infrastructure or hinder
access to enable their maintenance.

Policy FLD 3 - Development and Surface Water (Pluvial) Flood Risk Outside
Flood Plains states that

A Drainage Assessment will be required for all development proposals that
exceed any of the following thresholds:

- A residential development comprising of 10 or more dwelling units

- A development site in excess of 1 hectare

- A change of use involving new buildings and / or hardsurfacing exceeding
1000 square metres in area.

A Drainage Assessment will also be required for any development proposal,
except for minor development, where:

- The proposed development is located in an area where there is evidence
of a history of surface water flooding.

- Surface water run-off from the development may adversely impact upon
other development or features of importance to nature conservation,
archaeology or the built heritage.

Such development will be permitted where it is demonstrated through the

Drainage Assessment that adequate measures will be put in place so as to
effectively mitigate the flood risk to the proposed development and from the
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development elsewhere.

Where a Drainage Assessment is not required but there is potential for surface
water flooding as indicated by the surface water layer of the Strategic Flood
Map, it is the developer’s responsibility to assess the flood risk and drainage
impact and to mitigate the risk to the development and any impacts beyond the
site.

Where the proposed development is also located within a fluvial or coastal plan,
then Policy FLD 1 will take precedence.

Planning Archaeology and the Built Environment

63. PPS 6 — Planning, Archaeology and the Built Environment sets out the planning
policies for the protection and conservation of archaeological remains and
features of the built heritage.

64. Policy BH 1 - The Preservation of Archaeological Remains of Regional
Importance and their Settings states that

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

65. It advises that these compromise monuments in State Care, scheduled
monuments and other important sites and monuments which would merit
scheduling. Development which would adversely affect such sites of regional
importance or the integrity of their settings will not be permitted unless there are
exceptional circumstances.

66. Policy BH3 - Archaeological Assessment and Evaluation states that

where the impact of a development proposal on important archaeological
remains is unclear, or the relative importance of such remains is uncertain, a
planning authority will normally require developers to provide further information
in the form of an archaeological assessment or an archaeological evaluation.
Where such information is requested but not made available the Department
will normally refuse planning permission.

Assessment

67. Within the context of the planning policy tests and other material considerations
outlined above, the following assessment is made.

Loss of Open Space
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68.

69.

70.

71.

72.

73.

74.

75.

76.

77.

78.

Policy OS1 protects against the loss of open space. The area would currently
be classed as existing open space as it contains an existing astro turf pitch and
an adjacent grassed football pitch.

The proposed site is located within the Lough Moss Leisure Centre complex.
Currently on site there is extensive outdoor playing field provision which
includes three full size AssociationFootball pitches, one small Gaelic training
pitch and a full size floodlit astro turf pitch used for hockey.

The supporting planning statement confirms that a pitches strategy was
produced for the Council in March 2016 and that this strategy identified Lough
Moss as one location for developing 3G pitches across the Council area to
better facilitate training and sports development programmes in association
football and Gaelic sports.

The site identified for the 3G pitch is the position of a current synthetic astro turf
pitch. It also takes in the land associated with an adjacent grassed pitch.

In terms of policy OS1 it is considered that there will be no loss of existing open
space as this proposal continues to provide open space.

The proposal is therefore considered to be consistent with and to meet the
policy criteria of OS1.

Intensive Sports Facilities

For the purposes of this policy intensive sports facilities include stadia, leisure
centres, sports halls, swimming pools and other indoor and outdoor sports
facilities that provide for a wide range of activities. Apart from facilitating sport
such facilities often serve as a focus for the community and are therefore best
located in settlements.

It is considered that the existing astro turf and grassed football pitch are already
existing intensive sports facilities as they provide space for a wide range of
outdoor sports activities to be carried out.

The distinguishable difference is that the new pitch will be the equivalent to a
full size Gaelic pitch or two cross soccer pitches. This allows the large pitch to
be versatile and used more intensively. It also includes associated spectator
and ball stop fencing and dugouts.

The site is already within the settlement as required by policy, and whilst the
nature and scale of the development is different as a modern all weather
playing surface is used it is still in accordance with the requirements of the
policy as Lough Moss is known as a place for intensive sports and the outdoor
use of the land for playing fields is established.

The new and enhanced facilities will improve the quality of the outdoor sports
area, providing an up to date facility for its users, additional parking
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79.

80.

81.

82.

83.

84.

85.

86.

arrangements and replacement floodlights, creating a safe and accessible
space to this Council owned facility.

In terms of amenity, the facility is already existing and the astro turf pitch is
currently floodlit. Naturally the redevelopment of this and the grass pitch
adjacent will change the intensity of the usage of the site and also change the
impact in terms of noise, nuisance and floodlighting. There are no adjoining
residential properties to the site however and there are grassed pitches to the
north and east and the leisure centre to the south with open countryside to the
west. There is also a walkway around the perimeter of the facility. The closest
dwelling would be in Lough Moss Park approximately 80 metres distant from
the closest point of the new pitch. There is limited potential for an adverse
amenity impact due to the separation distances from the closest residential
properties.

To limit any potential disturbance, it is proposed that the facilities will be made
available for public use through a booking system. The operating hours will be
subject to agreement with Environmental Health.

Consultation has been undertaken with Environmental Health who have
confirmed that they have no objections. Lighting is considered in more detail
under Policy OS7 below.

Spaces within the existing car park have been rearranged to maximise parking
provision and include five electrical vehicle charging points along with additional
coach parking.

The existing car parking provision has been reviewed and the need for
additional parking assessed against the current parking standards. It is
proposed to provide an additional 17 car parking spaces access directly off the
access road and this is considered adequate to meet the need of the new pitch
as a replacement for two others.

Eighteen metre high floodlighting will be provided around the pitch to replace
the floodlighting which already exists for the AstroTurf pitch which is estimated
to be fifteen metres. It is acknowledged however that the new pitch has
different dimensions and the lighting in new locations will have a different
impact. This is dealt with later in the report.

In terms of adverse impact on features of importance to nature conservation,
archaeology or built heritage, there are no listed buildings and no natural
heritage features within the application site which consists of an existing astro
turf pitch, fencing and floodlighting and grassed pitch, embankment and car
park.

There are however existing and proposed floodlights and mature trees which
are outside of the development site but could be effected by the light spill
including a woodland to the west of the site.
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87.

88.

89.

90.

91.

92.

93.

Nature Conservation

A Technical Note, Ecological Statement and Biodiversity Checklist along with a
Bat Activity Report and Outline Construction Environmental Management Plan
(OCEMP) were submitted with the application. Consultation with NIEA, Natural
Environment Division (NED) indicated that they have no concerns subject to
conditions.

NED noted that the application site is in close proximity to Lough Moss Site of
Local Nature Conservation Importance (SLNCI). It stated that this site (SLINCI)
is used by bats, a European protected species under the Habitat Regulations.
NED acknowledged Ecological Statement and Biodiversity Checklist, the Bat
Report and the Outline Construction Environment Management Plan (OCEMP),
date stamped 03 March 2022.

NED noted in their response the mitigation measures proposed in the OCEMP
are implemented and advise that the proposal is unlikely to have a significant
impact on designated sites due to its distance from the sites and the scale and
nature of the development.

With regards to bats, NED noted from the Ecological Statement that all trees
had negligible bat roost potential and as such, are content that no further
surveys are required.

NED noted that a bat activity survey was carried out to assess the potential
impacts of the proposed floodlighting on local bat populations. Six species of
bat were found using the site, mostly Common pipistrelle, Soprano pipistrelle
and Leisler’s bat with singular recordings of Nathusius’ pipistrelle, Brown Long-
Eared bat, and a Whiskered bat and it is likely that a Soprano pipistrelle roost is
nearby. NED commented that Bats are a European Protected Species under
the Conservation (Natural Habitats, etc.) Regulations (Northern Ireland) 1995
(as amended) and are subject to a strict level of protection.

NED confirmed that the majority of bat recordings were located in the woodland
strip that runs along the western border of the site, the woodland at the Lough
Moss SLNCI border and the grass pitches in the surrounding leisure centre
grounds. NED noted that the woodland strip at the west of the site currently has
light spill from the existing floodlights, whereas the surrounding leisure centre
grounds and SLNCI are relatively dark. NED noted that the occurrence of bat
species that are considered as more light-sensitive were recorded after the
floodlights were switched off.

Furthermore NED noted from the LED proposal report, date stamped 03 March
2022, the figure titled ML1541 Lough Moss GAA — HMs Description and
Isolines shows an extension of external lighting that will cause a light spill of
over 5 lux on the woodland at the western perimeter and 2-5 lux on the
woodland at the Lough Moss SLNCI. NED considers this a significant
illumination disturbance on the habitat corridors present at the site and
surrounding area.
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94. NED confirmed that they would normally recommend a light spill of less than 1
lux on boundary hedgerows and woodland to minimise disturbance to
commuting bats, in accordance with BCT guidelinesl.

95. Given the duration and seasonality of the floodlighting disturbance, and the
current activity levels of the bats with the existing light spill, NED is in
agreement with the Bat Activity Report that, provided the floodlighting activity
remains of a similar duration and seasonality as the current lighting, any
significant impacts of floodlighting can be mitigated. NED recommend that,
throughout the development use, floodlighting should only be used in the
Autumn/Winter months where necessary.

96. Due to the presence of light-sensitive species during the bat activity survey,
NED also requests that all floodlights are switched off when the 3G pitches are
not in use.

97. Additionally, NED recommends that the additional mitigation proposed in the
Bat Activity Report such as the addition of baffles, hoods, louvres is
implemented to further reduce the light spill on the SLNCI and woodland strip to
the west of the site. NED has recommended an appropriate condition of a
lighting plan to include the final details of LED floodlighting proposals and
additional mitigation measures.

98. With regards to birds NED noted that the trees and hedgerow at the site are
suitable habitat for breeding birds. All wild birds are protected under Article 4 of
the Wildlife (Northern Ireland) Order 1985 (as amended). NED welcomed plans
within the OCEMP that any vegetation clearance will be done outside the
breeding bird season, which runs from 01 March to 31 August inclusive.

99. With regards to habitats NED noted that a small area of the woodland to the
west will be removed to facilitate the proposed development but note that this
will be kept to an absolute minimum. NED therefore recommends planting with
native tree species to compensate for the loss of woodland at the site.

100. NED also noted the mitigation outlined in the OCEMP including pollution
prevention measures and suitable buffers between all construction and the
watercourse, which is culverted at the site and emerges through the Lough
Moss SLNCI and is generally content that this will minimise any significant
impacts to the watercourse habitat.

101. Finally with regards to other natural heritage interests NED noted from the
Ecological Survey that no other protected and priority species was found during
the site visit. NED welcomes precautionary measures listed in the OCEMP
should any ecological features be found during construction. Therefore, based
on the information provided to date, NED is content with the proposal, subject
to the recommended conditions.
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102.

103.

104.

105.

106.

107.

108.

109.

110.

111.

Built Heritage

Whilst there are no listed buildings within proximity of the site, Historic
Environment Division [HED] were consulted as the applicant had submitted a
desk based assessment of all archaeological features within 1kn of the site.

Advice received confirmed that on the basis of the information provided they
are content that the proposal is satisfactory to SPPS and PPS 6 archaeological
policy requirements.

Policy OS 4 requires buildings or structures to be designed to a high standard,
are of a scale appropriate to the local area or townscape and are sympathetic
to the surrounding environment in terms of their siting, layout and landscape
treatment.

The pitch will be 100m x 145m at the extremities to accommodate a full size
Gaelic pitch or two sideways football pitches. It also includes 30m x 16m ball
stop netting suitable for hurling at either end (west and east), a 6m high welded
mesh paladin ball stop fence coloured green around the complete pitch for
complete enclosure, 6m x 18m floodlights around the perimeter, a retaining wall
up to 1.5m high at the south western corner. In the interior of the site there is a
1.2m mesh spectator fence which rises to 2m in height behind the goals at
either side of the two soccer pitches demarcated side by side,

There is already fencing around the existing astro turf pitch of a similar design
although this will be higher and extend over an area equivalent to two pitches. It
is designed to have a minimal visual impact by the use of dark paint colour
(green). This assists in blending the new fencing in the wider landscape setting.
No requirement for additional landscaping is identified.

Given that this is the upgrading of an existing facility within a Leisure Centre
complex, surrounded by other pitches, it is considered that the design is
acceptable and to the highest standard available to meet the relevant
association’s needs.

In relation to the final criterion the proposed facility is on level ground with full
gated access. Itis designed to current DDA standards for accessible use. Itis
demonstrated that the proposed facility has been designed to take into account
the needs of people with disabilities. It also is located in a place that is
accessible to a large population offering choice to all.

In respect of accessibility, the site is located off the Hillsborough Road and this
is suitable for all types of road vehicles including cycles.

The site is completely connected by footpaths and walkways which provide an
additional means of pedestrian access to the Lough Moss Leisure Centre and
promotes active travel.

The site also benefits from bus stops in close proximity to Lough Moss Leisure
Centre. Accordingly, the site is well serviced by public transport.
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112.

113.

114.

115.

116.

117.

118.

119.

120.

121.

122.

7L

Further consideration of the access arrangements and parking provision is
provided for later in the report in the section dealing with PPS 3 - Access,
Movement and Parking.

Further detail regarding drainage considerations are set out later in the report in
the section dealing with PPS 15 - Planning and Flood Risk.

For the reasons outlined above, the proposal is considered to fully comply with
policy OS4 and that the buildings or structures are designed to a high standard,
are of a scale appropriate to the local area or townscape and are sympathetic
to the surrounding environment in terms of their siting, layout and landscape
treatment.

Noise Generating Sports and Outdoor Recreational Activities

As this is the redevelopment will of an existing sports pitch the principle of a
recreational facility at this location is already been established.

The planning statement explains that the proposed facilities will be used by
Gaelic and other Football Association clubs, local schools and community
groups.

It is stated to be available for the public under a booking system with the hours
of operation subject to a planning condition limiting the hours of operation
during the night time if required.

The statement also notes that floodlighting should only be used in the
Autumn/Winter months where necessary and that due to the presence of light-
sensitive species during the bat activity survey, NED have requested that all
floodlights are switched off when the 3G pitches are not in use.

This is similar to other facilities owned by the Council in urban locations and is
necessary as the booking of pitches for football can give rise to some noise
from players, the use of whistles and spectators.

As the site is within an urban area there will be no unacceptable disturbance to
farm livestock and wildlife and Natural Environment Division have offered no
objection.

In relation to the third criteria, as this is an already a functioning sports pitch,
there is no conflict with the enjoyment of environmentally sensitive features and
locations or areas valued for their silence and solitude provided floodlight
conditions are complied with.

For the reasons outlined above the proposed development is considered to be
comply with the requirements of Policy OS5 as it is demonstrated that no
unacceptable level of disturbance to people living nearby or conflict with other
noise sensitive uses will arise.
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The Floodlighting of Sports and Outdoor Recreational Facilities

123. As explained within the context of policy OS 4 considerations, there is no
unacceptable impact to the amenity of people living nearby and this conclusion
is supported by the advice received from the Council’s Environmental Health
Unit.

124. The planning statement confirms that the proposed lighting columns have been
designed and positioned through the use of Lighting Reality specialist software.
This is to ensure that there is no unacceptable impact on amenities on the
people living nearby.

125. There are 6 x 18 metre poles proposed around the pitch perimeter at all 4
corners and two at the mid-way point. The light spill and luminaires have been
calculated on a Lighting Plan which has been considered by Environmental
Health, Dfl Roads and NED.

126. Dfl Roads have not identified any road safety issues however the site is a
substantial distance from the public road located to the rear of the Leisure
Centre.

127. No objection is raised and Environmental Health but they have requested the
inclusion of a condition to protect the amenity of neighbouring dwellings with
respect to obtrusive light. This requires the installed lighting to be in accordance
with the specified LUX levels provided in support of the application.

128. In relation to natural heritage considerations, Natural Environment Division
[NED] were consulted regarding the lighting plan. In their response and as
expressed above NED state that the majority of bat recordings were located in
the woodland strip that runs along the western border of the site.

129. NED noted that the woodland strip at the west of the site currently has light spill
from the existing floodlights, whereas the surrounding leisure centre grounds
and SLNCI are relatively dark. NED noted that the occurrence of bat species
that are considered as more light-sensitive were recorded after the floodlights
were switched off.

130. Furthermore NED noted from the LED proposal report shows an extension of
external lighting that will cause a light spill of over 5 lux on the woodland at the
western perimeter and 2-5 lux on the woodland at the Lough Moss SLNCI. NED
considers this a significant illumination disturbance on the habitat corridors
present at the site and surrounding area.

131. NED confirmed that they would normally recommend a light spill of less than 1
lux on boundary hedgerows and woodland to minimise disturbance to
commuting bats, in accordance with published guideline. Given the duration
and seasonality of the floodlighting disturbance, and the current activity levels
of the bats with the existing light spill, NED is in agreement with the Bat Activity
Report that, provided the floodlighting activity is similar to the current lighting in
terms of its use, any significant impacts of floodlighting can be mitigated.
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132. As explained above, NED recommend that, throughout the development use,
floodlighting should only be used in the Autumn/Winter months where
necessary. Due to the presence of light-sensitive species during the bat activity
survey, NED also requests all floodlights are switched off when the 3G pitches
are not in use.

133. Additionally, NED recommends that the additional mitigation proposed in the
Bat Activity Report such as the addition of baffles, hoods, louvres is
implemented to further reduce the light spill on the SLNCI and woodland strip to
the west of the site. NED has recommended an appropriate condition of a
lighting plan to include the final details of LED floodlighting proposals and
additional mitigation measures.

134. Additionally no impact on public safety is envisaged. The scale of the proposed
floodlights is considered acceptable given the location just outside the built-up
edge of the settlement.

135. Itis not considered that there will be any detrimental impact on the visual
amenity or character of the locality as there is an existing sports ground already
operating and it is adjacent to other sports grounds in an area of open space.

Access, Movement and Parking

136. The P1 form indicates that the proposed development will use of an existing
unaltered access to the public road for both vehicular and pedestrian
movements.

137. The site currently accesses onto the Hillsborough Road and this has been
checked against current standards to ensure it is in accordance with DCAN 15.
Dfl Roads do not object to the proposal on the grounds of road safety and are
satisfied that the dimensions of the access and the visibility splays are
adequate. The requirements of policy AMP2 are met in full.

138. Pedestrian access is currently available by footpaths to the edge of the internal
road and more widely on the public road network. Whilst there is do dedicated
cycleway the public road can be used and parking provision is made for cyclists
with five stands to accommodate ten bikes proposed in front of the Leisure
Centre.

139. The site is within 400 metres of the closest local bus stop and within 800
metres of bus stops that are accessible to a larger number and range of bus
services.

140. A Transport Assessment Form (TAF) was submitted with the application. It
explains that there are currently 144 parking spaces with 7 disabled spaces.

141. It is proposed to reconfigure the existing north western corner of the car park
layout to maximise provision and provide 17 new spaces long the access road
into the site. The total provision will then be 168 spaces including coach
parking, cycle parking, 7 disabled spaces and 4 family spaces.
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142. Adequate provision for car parking and appropriate servicing arrangements are
provided in the site for the reasons outlined above and the requirements of
policy AMP 7 are met in full.

Planning and Flood Risk

143. A Drainage Assessment has been submitted with the application and
consultation with DFI Rivers initially raised the following issues.

144. Rivers Agency confirmed in their initial consultation response to FLD1 -
Development in Fluvial and Coastal Flood Plains — Dfl Rivers Flood Maps (NI)
indicates that the development does not lie within the 1 in 100 year fluvial or 1
in 200 year coastal flood plain.

145. With regards Policy FLD2 - Protection of Flood Defence and Drainage
Infrastructure, advice received notes that there are no watercourses which are
designated under the terms of the Drainage (Northern Ireland) Order 1973
within this site.

146. An undesignated culverted watercourse flows through the proposed 3G pitch to
the east, this is indicated on drawing 60646990-ACM-XX-DR-C-1004. Historical
maps indicate this watercourse on a different alignment to the one shown and
also a tributary to this watercourse flows into it from the east. Advice
recommended that the applicant needed to confirm the presence of the
tributary.

147. In accordance with paragraph 6.32 of the revised Policy FLD 2 of PPS 15, itis
essential that an adjacent working strip is retained to facilitate future
maintenance by Dfl Rivers, other statutory undertaker or the riparian
landowners. The working strip should have a minimum width of 5 metres, but
up to 10 metres where considered necessary, and be provided with clear
access and egress at all times.

148. In Section 2.2 of an addendum to the Drainage Assessment and on drawing
60646990-ACM-XX-DR-C-5002 the tributary is shown and a 10 metre working
strip adjacent to the culverted undesignated watercourse provided.

149. Whilst it is stated at policy FLD 2 that there is a presumption against the
erection of buildings or other structures over the line of a culverted watercourse
in order to facilitate replacement, maintenance or other necessary works the
drawings received indicate no buildings or structures (including foundations)
within the maintenance strip for the culvert. Any fencing erected over the line of
the maintenance strip is demountable.

150. For these reasons the requirements of policy FLD 2 are met in full and Rivers
Agency comments that landowners whose property is traversed by this
culverted watercourse should be made aware of their riparian obligations to
maintain the culverted watercourse under Schedule 5 of the Drainage Order
Northern Ireland 1973 will be added as an informative.
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151. With regards FLD3 - Development and Surface Water — Dfl Rivers initial
comments were that:

Revised Policy PPS 15 Annex D17 bullet point 6 states — An assessment of
hydraulic capacity and structural integrity of all drains and sewers within or
bounding the site, which may result in out of sewer flooding. The methodologies
for assessment must be clearly identified.

The applicant has included CCTYV reports for existing storm drainage
infrastructure within the site. The report indicates that there are numerous
areas of existing infrastructure of varying diameter that are either fully or
partially obstructed; joints displaced; surveys incomplete due to silt or deformed
culverts; etc. The CCTV also does not include the existing 900mm &
undesignated watercourse that runs through the site. The applicant should
clearly identify what sections of existing infrastructure are to be retained and
provide a complete CCTV report, including a DVD copy, for these and the
900mm @ undesignated watercourse.

Revised Policy PPS 15 Annex D18 bullet point 2 states — Details of how runoff
from the site will be controlled and safely disposed of supported by relevant
correspondence from Rivers Agency and/or Northern Ireland Water.

Dfl Rivers PAMU acknowledge that Schedule 6 consent has been granted by
the local area office on 3 February 2022 to discharge to a max of 109.53 /s
(equivalent to existing discharge). The submitted Drainage Assessment
Appendix B — outlines the Storm Design and details the design parameters
used in Micro Drainage.

Approval has been granted “to discharge a max of 109.53 I/s (equivalent to
existing discharge)”. The DA indicates that the runoff from car park & layby,
which cannot be attenuated is 18.35 I/s. Therefore, the discharge from the
attenuated system has been calculated to be 109.53 — 18.35 = 91.18 I/s.
However the discharge from the hydrobrake manhole S34 is as follows:

e 1in 30 Return Period Summary —92.2 l/s

e 1in 100 return Period summary — 99.7 I/s

These totals exceed the maximum discharge rate granted. The applicant is
required to submit a DA to include a Storm Design which complies with the
discharge consent.

The applicant has shown that exceedance at manhole S33, Figure 10 of the DA
indicates the exceedance flow path to adjacent land. The applicant is required
to demonstrate how exceedance flows are accommodated within the
applicant’s site boundary.

152. In an addendum to the drainage assessment it has been demonstrated that the
design and construction of a suitable drainage network is feasible.

153. The document indicates that the 1 in 100 year event could be contained within
an underground attenuation system, when discharging at an existing runoff rate
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of 109.53 I/s, and therefore there will be no exceedance flows during this event.
Dfl Rivers have no objection in principle to this rate of discharge and request
that the planning authority includes a planning condition that requires the final
design to be agreed before the development becomes operational. The
requirements of FLD 3 are now met in full..

154. With regards to FLD 4 - Artificial Modification of watercourses Rivers Agency
noted that the historical maps indicate that the undesignated watercourse on a
different alignment to the one shown on the drawing number 60646990-ACM-
XX-DR-C-1004. Dfl Rivers hold no record of this watercourse being culverted,
and express a view that it was likely culverted when the leisure centre was
originally developed. Advice received notes that there are no proposals to
make any alterations to this watercourse and for this reason, an objection under
this sub-policy FLD 4 cannot be sustained.

155. In terms of Policy FLD 4 - Artificial Modification of watercourses — Any remedial
works carried out to the culverted undesignated watercourse will be subject to
approval from Dfl Rivers under Schedule 6 of the Drainage (NI) Order 1973.

156. For the reasons outlined above and taking into account advice received from
Dfl Rivers, it is considered that the proposal meets the relevant policy tests
associated with PPS15 are met in full.

Consideration of Representations

157. The following comments are made by way of consideration of the
representation that has been received.

Current floodlights create light pollution along the Duck Walk. New floodlights
may add to the light position as there is no hedge.

158. As detailed within the report NED have been consulted as have Environmental
Health and whilst they are content with the replacement of the eight existing
floodlights with six 18 metre high floodlights, a condition is recommended to
ensure that the specification and lux levels are to an acceptable level for both
amenity and natural heritage reasons.

People parking at entrance to the Duck Walk and along Lough Moss Park. This
will exacerbate the problem.

159. Access to all the facilities at Lough Moss Leisure is out with the scope of this
planning application. Additional parking facilities hare being made available
within the curtilage of the site so there is no need for people to part along
Lough Moss Park. If people choose to park outside of the site and walk into the
facility that is out with the control of planning.
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Consider acoustic fencing and mature planting to help with the lighting and
noise issue.

160. Full consultation has been undertaken with the Environmental Health Unit of
the Council and Natural Environment Division regarding the potential for noise
and lighting nuisance to be caused by the development.

161. There is no reason to disagree with the technical and professional advice
offered and both consultees are satisfied that planning permission can be
granted subject to condition as no adverse impact to amenity or wildlife is
demonstrated.

162. As the pitch is bounded on both sides by other pitches, there would be no
benefit of acoustic fencing or additional hedging. The nearest receptor is some
80m away and there are closer pitches to the property which are not subject to
this application.

Conclusions

163. The application is presented to the Planning Committee with a recommendation
to approve as it is considered that the proposed development satisfies the
policy tests in the SPPS and policy OS1 of PPS8 — Open Space, Sport and
Outdoor Recreation in that the proposal will not result in the loss of existing
open space or land zoned for the provision of open space.

164. The proposal is also satisfies the policy tests of Policy OS4 of PPS8 in that the
site is located within the settlement limits and it has been demonstrated that
there will be no unacceptable impact on the amenities of people living nearby
by reason of the siting, scale, extent, frequency or timing of the sporting
activities proposed, including any noise or light pollution likely to be generated.

165. In addition it has been demonstrated that there is no adverse impact on
features of importance to nature conservation, archaeology or built heritage.
Also the buildings or structures are designed to a high standard, are of a scale
appropriate to the local area or townscape and are sympathetic to the
surrounding environment in terms of their siting, layout and landscape
treatment.

166. The proposed facility takes into account the needs of people with disabilities
and is located so as to be accessible to the catchment population giving priority
to walking, cycling and public transport; and the road network can safely handle
the extra vehicular traffic the proposal will generate and satisfactory
arrangements are provided for site access, car parking, drainage and waste
disposal.

167. The proposal is also considered satisfies the policy tests of Policy OS 5 of
PPS8 as it has been demonstrated that there is no unacceptable level of
disturbance to people living nearby or conflict with other noise sensitive uses;
there is no unacceptable level of disturbance to farm livestock and wildlife; and
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there is no conflict with the enjoyment of environmentally sensitive features and
locations or areas valued for their silence and solitude.

168. The proposal complies with the SPPS and satisfies the policy tests of Policy OS
7 of PPS8 — Open Space, Sport and Outdoor Recreation in that it has been
demonstrated that no unacceptable impact on the amenities of people living
nearby will arise. It has also been demonstrated that there will be no adverse
impact on the visual amenity or character of the locality and that public safety
will not be prejudiced.

169. The proposal complies with the SPPS and satisfies the policy tests of policy
AMP2 and AMP 7, of PPS 3 - Access Movement and Parking in that the access
arrangements, design of the modified parking is acceptable and adequate
provision remains for car parking and servicing arrangements and cycle
provision.

170. The application is considered to comply with the SPPS and satisfies the policy
tests of policies FLD 2, 3 and 4of PPS 15 - Planning and Flood Risk in that the
proposal will not create or increase a flood risk elsewhere and the drainage is
designed to mitigate the risk of flooding.

Recommendations

171. Itis recommended that proposed development is approved subject to condition.

Condition

172. The following conditions are recommended:

1. The development hereby permitted shall be begun before the expiration of
5 years from the date of this permission.

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

2.  The proposal shall not become operational until hard surfaced areas have
been constructed in accordance with approved drawing no. 08, bearing
date stamp 03 March 2022 to provide adequate facilities for parking and
circulating within the site. No part of these hard surfaced areas shall be
used for any purpose at any time other than for the parking and
movement of vehicles.

Reason: To ensure that adequate provision has been made for parking.
3. Once a contractor has been appointed, a Construction Environmental

Management Plan (CEMP) / Method of Works Statement (MOS) should
be submitted to NIEA Water Management Unit, at least 8 weeks prior to
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the commencement of construction to ensure effective avoidance and
mitigation methodologies have been planned for the protection of the
water environment.

Reason: To ensure effective avoidance and mitigation measures have
been planned for the protection of the water environment.

There shall be no external lighting erected on the site until a final Lighting
Plan has been submitted to and approved in writing by the Planning
Authority. The approved Plan shall be implemented in accordance with
the approved details, unless otherwise agreed in writing by the Planning
Authority. The Plan shall include the following:

a. Specifications of lighting to be used across the site, including model
of luminaires, location and height;

b.  All measures recommended in the Bat Activity Report, date stamped
03/03/22, to mitigate for the impacts of artificial lighting on bats and
other wildlife, e.g. seasonality and timing of lighting, use of low level
lighting, screens, hoods, cowls etc.

c. A horizontal illuminance contour plan (isolux drawing) showing
predicted light spillage across the site.

The works shall be carried out as approved an retained thereafter unless
otherwise agreed in writing with the Council.

Reason: To minimise the impact of the proposal on bats and other wildlife

A final Construction and Environmental Management Plan shall be
submitted to and approve in writing by the Council. The development
shall be undertaken in strict accordance with the approved plan.

Reason: To protect the amenity of neighbouring dwellings with respect to
noise, vibration, dust and obtrusive light

Prior to the commencement of any development on site, the applicant
shall submit a detailed drainage design, , to be agreed with the Council
which demonstrates the safe management of any out of sewer flooding
emanating from the surface water drainage network in a 1 in 100 year
event. Unless otherwise agreed the applicant shall also provide a CCTV
survey to confirm the condition and hydraulic capacity of the 900mm @ of
the undesignated watercourse and any other existing drainage
infrastructure to be utilised. Evidence of the completion of all identified
remedial works to the culvert must be completed prior to commencement
of the development hereby permitted.

Dfl Rivers require the CCTV survey to be completed to the MSCC 5th
Edition Standard. The applicant must provide a DVD with video in mp4
format and a marked up manhole layout drawing of the CCTV survey,
showing the extent, direction of survey with Manhole & Culvert naming
convention. This is to allow Dfl Rivers to verify the structural integrity of
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the culvert. The DVD video, marked up layout and survey report in pdf
format, must be accompanied by a data file or .xml file containing defect
coding from the survey.

Reason — In order to safeguard against surface water flood risk.

The development hereby approved shall not be operated between 22:00
and 09:00 hours Monday to Sunday unless otherwise agreed in writing
with the Council.

Reasons: In the interests of amenity
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Council/Committee

Planning Committee

Date of Committee
Meeting

07 November 2022

Committee Interest

Local Application (Called In) - Addendum

Application Reference LA05/2021/0206/0
Date of Application 23/02/2021
District Electoral Area Killultagh

Proposal Description

Demolition of existing building and construction of 4
detached two-storey dwellings with garages.

Location 14a Feumore Road, Ballinderry Upper, Lisburn.
Representations Thirteen
Case Officer Catherine Gray
Recommendation APPROVAL
Background

This application was presented to the Planning Committee in October 2022 with
a recommendation to approve as it considered to comply with the requirements
of the SPPS and policy QD 1 of PPS 7 are met in that the four dwellings on the
site would create a quality residential environment that would not adversely
impact on the character of the area or have a detrimental impact on the amenity
of existing residents in properties adjoining the site.

Following the presentation and consideration of representations, it was agreed
to defer consideration of the application to allow for a site visit to take place and
to enable the Members to view the site and in its context.

A site visit was facilitated on 13 October 2022. A separate note of the meeting
is available and appended to the application file and should be read alongside
this report.
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Further Consideration

4. At the site visit, members were reminded that the two issues which informed
the request for the site visit were:

a) Isthe proposal was in keeping with the established pattern of
development in Feumore? And

b) Would the proposed development would cause harm to the amenity of the
residents adjacent in terms of overlooking and the buildings being
dominant and overbearing?

5. There was also a request at the site visit for clarification to be provided in
relation to the size and depth of the site and the previous planning history on
the land.

6. Dealing with the request from the members for the additional clarification on the
depth and size of the plot and any associated planning history site first advice is
provided as follows.

Depth and Size

7. The site is 0.4 hectares in size and the density of development proposed based
on the submitted concept plan is 10 dwellings to the hectare.

8. The site is not rectangular in shape and the boundaries are measured at 40.9
metres along the northern boundary, 71.3 metres along the western boundary,
63.5 metres along the southern boundary and 89 metres along the eastern
boundary.

9. Taking account of the irregular shape of the land a back to front measurements
were taken from the north western and north eastern corners of the site to the
closest point along the road to understand the depth of the site. The spatial NI
image provided at Annex A indicates the site at 83.5 metres is much deeper
towards the eastern boundary.

Planning History

10. Information in relation to the planning history associated with the application
site is set out in main DM Officer Report. Planning Permission
(LA05/2021/0197/F) has recently been renewed for 2 two-storey dwellings with
garages, previously approved under LA05/2017/0361/0.

Assessment and Further Consideration

11. To further assist consideration of the proposed scheme the members attention
is drawn to Development Control Advice Note 8 — Housing in Existing Urban
Areas (DCANS8) which is intended to supplement, elucidate and exemplify
policy documents to help ensure that urban and environmental quality is
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12.

13.

14.

15.

16.

17.

18.

19.

20.

maintained, amenity preserved, and privacy respected when proposals are
being considered for new housing developments within existing urban areas.

Section 5 provides guidance in relation to the types of proposals for new
residential development in existing urban areas.

Paragraph 5.1 acknowledges that

new housing proposals in existing urban areas can take various forms including
the demolition and redevelopment of existing houses, development on
backland plots, conversion and extension of existing houses and utilising
opportunities for living over shops.

Paragraph 5.2 notes that

Proposals for redevelopment will need to be carefully justified in terms of their
relationship to surrounding buildings, landscape and streetscape. All new
housing proposals will require careful appraisal in terms of their effect on the
character of the area and on the privacy and amenity of residents.

Guidance is provided in the advice note in relation to Demolition and
Redevelopment and Backland Development.

Within this context, advice is provided that the current proposal is not back land
development as it is not proposed to develop the land behind the existing
residential properties on the site and it is not a proposal that involves the
demolition of the existing residential properties and the redevelopment of the
site as a whole with more housing units.

This site is distinguished and distinguishable from others in Feumore because
of its former use and history of planning approval. Many of the other sites in
the same settlement are not developed or have larger detached houses built
with no accompanying development to the rear.

That said there are general principles that apply at paragraph 5.7 of DCAN 8
which are considered and assessment that follows should be read in
conjunction with the assessment of policy in the main report insofar as it relates
to consideration of policy QD1.

The site is a much deeper plot than others found elsewhere within the
settlement of Feumore. Taking this into account, it is advised that there is
limited opportunity for any precedent to be set elsewhere in Feumore given that
other plots as defined by the settlement limit are much shallower.

Whilst an outline application, the assessment provided within the initial DM
Officer Report demonstrates that regard is had to the character of the
immediate area which is comprised of a mixture of house types, the majority of
which are two storey. The assessment also notes that the dwellings in the
immediate area are set on medium sized plots with in curtilage parking.
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21. A concept layout plan has been provided with the application. Based on a
review of this concept, advice has been provided that the site could be
designed to provide for four dwellings of an appropriate scale and massing so
as not appear to be out of character with the established residential area.

22. The site is of sufficient plot depth and configuration to accommodate four
dwellings and whilst it is less than 80 metres in depth in part large dwellings are
shown in the concept plan that have front and rear gardens and in curtilage
parking.

23. A quality residential environment can be achieved in a coherent and legible
form. The building line is respected and the two along the frontage are
designed to be characteristic of the form found elsewhere in the settlement.

24. As explained at the site visit, any view of the two dwellings erected at the back
of the site, when driving along the road, would likely be obscured by the other
houses fronting the road and for this reason, the impact of such a development
on the character of the settlement is likely to be minimal.

25. The building which is closest to the neighbouring property has most impact as
there is little or no boundary vegetation and great care will need at the next
application stage to ensure that the residential amenity of the adjacent property
is protected. The form and layout of any new building should be controlled so
the scale and massing of the block is not dominant and overbearing.

Conclusions

26. The planning advice previously offered that planning permission should be
granted subject to condition is not changed.

27. The information contained in this addendum should be read in conjunction with
the main officers report previously presented to the Committee on 04 October
2022 and site visit report all of which are provided as part of the papers for this
meeting.

Conditions

28. The following conditions are recommended:

1. Application for approval of the reserved matters shall be made to the
Council within 3 years of the date on which this permission is granted and
the development, hereby permitted, shall be begun by whichever is the
later of the following dates:-

i. the expiration of 5 years from the date of this permission; or
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ii. the expiration of 2 years from the date of approval of the last of the
reserved matters to be approved.

Reason: As required by Section 62 of the Planning Act (Northern Ireland)
2011.

Approval of the details of the siting, design and external appearance of
the buildings, the means of access thereto and the landscaping of the site
(hereinafter called "the reserved matters"), shall be obtained from the
Council, in writing, before any development is commenced.

Reason: This is outline permission only and these matters have been
reserved for the subsequent approval of the Council.

A plan at 1:500 scale (min.) shall be submitted as part of the reserved
matters application showing the access to be constructed in accordance
with the attached form RS1.

Reason: To ensure there is a satisfactory means of access in the interests
of road safety and the convenience of road users.

The dwellings shall not be occupied until provision has been made and
permanently retained within the curtilage of the site for the parking of
private cars at the rate of 3 spaces per dwelling.

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

Any existing street furniture or landscaping obscuring or located within the
proposed carriageway, sight visibility splays or access shall, after
obtaining permission from the appropriate authority, be removed,
relocated or adjusted at the applicant's expense.

Reason: In the interest of road safety and the convenience of road users.

The width of the shared vehicular access shall be a minimum of 6.0
metres for the first 10.0 metres off the public road.

Reason: To ensure there is a satisfactory means of access in the interests
of road safety and the convenience of road users.

There shall be no demolition works carried out on the building with a
known bat roost prior to the granting of a NIEA Wildlife Licence. In order
to satisfy the provisions of the Habitats Regulations, it must be shown in a
method statement that the proposed development will not have a
detrimental impact on the conservation status of the species in its natural
range. Please note that this licence may be subject to further conditions.
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14.

Reason: To minimise the impact of the proposal on bats.

A soft strip of the roof of the building known to contain roosting bats,
followed by a wait period of 24 hours shall be undertaken before any
further development work continues.

Reason: To ensure protection of bats and their roosts.

Works on the identified buildings due for demolition shall be restricted to
the periods of 15" August — 15t November and 15t March — 15" May to
minimise impacts to bats.

Reason: To minimise impacts to bats.

Compensatory bat roosting opportunities shall be incorporate into the
proposal to provide alternative roosting habitat for bats. It is
recommended that a minimum of 3 bat bricks/cavities are utilised.

Reason: To ensure compensatory roosting opportunities for bats are
provided.

There shall be no external lighting directed towards any proposed new
hedgerow vegetation and new trees.

Reason: To minimise the impact of the proposal on bats.

No vegetation clearance/removal of hedgerows, trees or shrubs shall take
place between 1 March and 31 August inclusive, unless a competent
ecologist has undertaken a detailed check for active bird’s nests
immediately before clearance/demolition and provided written
confirmation that no nests are present/birds will be harmed and/or there
are appropriate measures in place to protect nesting birds. Any such
written confirmation shall be submitted to the Planning Authority within 6
weeks of works commencing.

Reason: To protect breeding birds.

There shall be no demolition works carried out on the building with a
known bat roost prior to the granting of a NIEA Wildlife licence. In order to
satisfy the provisions of the Habitats Regulations, it must be shown in a
method statement that the proposed development will not have a
detrimental impact on the conservation status of the species in its natural
range. Please note that this licence may be subject to further conditions.

Reason: To minimise the impact of the proposal on bats.
No development shall take place on-site until the method of sewerage

disposal has been agreed in writing with Norther Ireland Water (NIW) or a
Consent to discharge has been granted under the terms of the Water
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15.

16.

17.

(Northern Ireland) Order 1999.

Reason: To ensure a practical solution to sewerage disposal at this site
that will protect features of Lough Neagh and Lough Beg SPA/Ramsar
from adverse effects.

The appointed contractor shall submit a Final Construction Environmental
Management Plan (CEMP) for approval by Lisburn and Castlereagh City
Council Planning before commencement of any works on site. This plan
shall contain all the appropriate environmental mitigation as advised in the
ATEC Biodiversity checklist and Ecological Statement dated August 2021
and the advice of NIEA WMU/NED in responses dated 25/03/2021 and
08/12/2021.

Reason: To ensure that the appointed contractor is aware of and
implements the appropriate environmental mitigation during construction
phases that will protect connected features of the Loughs.

A detailed landscaping scheme shall be submitted to the Council for
approval at Reserved Matters stage providing for species, siting, planting
distances, presentation and programme of planting. It shall include
indications of all existing trees and hedgerows on the land together with
details of any to be retained and measures for their protection during the
course of the development.

Reason: To ensure the continuity of amenity afforded by existing trees,
and the provision, establishment and maintenance of a high standard of
landscape.

All hard and soft landscape works shall be carried out in accordance with
the approved details and the appropriate British Standard or other
recognised Codes of Practise. The works shall be carried out prior to the
occupation of any part of the development.

Reason: To ensure the provision, establishment and maintenance of a
high standard of landscape.
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LISBURN & CASTLEREAGH CITY COUNCIL

Report on a site visit by the Planning Committee held at 12.00 noon on Tuesday 13t
October 2022 at 14a Feumore Road, Ballinderry Upper, Lisburn, BT28 2LH

PRESENT: Alderman J Tinsley (Chairman)
Alderman O Gawith
Councillors John Palmer and A Swan
IN ATTENDANCE: Head of Planning and Capital Development (CH)

Principal Planning Officer (RH)
Member Services Officer (BS)

Apologies for non-attendance at the meeting were recorded on behalf of Aldermen
D Drysdale and A Grehan and Councillors D J Craig and U Mackin.

The site visit was held in order to consider the following application:

e LA05/2021/0206/0 — — Demolition of Existing Building, Construction of 4 detached
two-storey dwellings with garages at 14a Feumore Road, Ballinderry Upper, Lisburn,
BT28 2LH

The application had been presented for determination at the meeting of the Planning
Committee held on 3 October 2022. Following questions to the registered speakers and the
Senior Planning Officer at the meeting the Committee had agreed to defer the application
to allow for a site visit to take place, particularly to enable Members to consider the
relationship between the proposed buildings and neighbouring dwellings and to examine
the pattern of development in the settlement in its wider context.

Members and Officers met at the site and, in accordance with the Protocol for the
Operation of the Planning Committee, the Principal Planning Officer provided an overview
of the application site and surrounding context.

Members and Officers walked down the private lane serving NI Water Infrastructure
adjacent to the site in question in order to view the rear of the site and to better understand
the site boundaries and also the relationship between the proposed buildings in relation to
the neighbouring dwellings.

Members raised a number of issues including:

- the position of the settlement limit in relation to this site and others adjacent and
opposite the site

- the depth of the site compared to other along the edge of Feumore Road

- objectors having pointed out that existing development along the road had been
developed on a piece meal basis
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- the objectors having pointed out that the proposed development of four houses on the
site was not in keeping in character of the area; and having described the
development as not respecting the pattern of development

- the likelihood/extent of the proposed dwellings at the back of this site harming the
amenity of the dwellings next door.

- a query relating to and earlier planning permission for two dwellings on this site

Members then viewed the application site from the back garden of the neighbouring
property.

The Head of Planning and Capital Development referred Members to PPS 7 and DCAN 8 —
which sets out advice on new housing developments in existing urban areas. Advice was
provided in relation to the plot depth as described at the planning committee meeting.

The Head of Planning and Capital Development emphasised that the two key issues to be
considered in regard to this application were:

a) the pattern of development irrespective of the site dimensions and
b) the harm that the proposed development would cause to the amenity of the residents
adjacent in terms of overlooking and the buildings being dominant and overbearing.

The Head of Planning and Capital Development explained how the harm to amenity can be
defined and what mitigation measures could be used to offset any potential impact.

A number of further queries were raised, including:

- the change in level between the foot and back of the site and how this impact was
considered

- the size and dimensions of other sites and dwellings along the Feumore Road and
whether back land development was a risk if precedence was established here.

- The Head of Planning and Capital Development clarified that the current proposal
was not back land development as it was not proposed to develop the land behind the
existing building on the site.

- He reminded Members that policy allowed plots to be redeveloped in depth. He
suggested that any view of the two dwellings erected at the back of the site, when
driving along the road, would likely be obscured by the other houses fronting the road.
If it was clear in the initial planning report further clarification would be offered in the
addendum.

- possible mitigation against harm to amenity. The Principal Planning Officer advised
that the developer had proposed hedge planting along the boundaries

- the members requested additional clarification on the depth of the site for proper
comparison running measurements front to back along the mid-point of the site were
considered to be more representative of the plot depth in the view of the members
than measuring the boundaries.

- the need for septic tanks or a package treatment plant to serve the proposed
development. The Principal Planning Officer advised that the information contained
in the application indicated that the site was served by a main sewer and that there
was capacity to serve the proposed development.

ES
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At this point the Principal Planning Officer took a number of photographs of the site. She

also undertook to follow up on the query in connection with any previous approval for two
dwellings on the site.

There being no further business, the site visit was terminated at 12.44 pm.
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Summary of Recommendation

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

recommendation to approve as it considered to comply with the requirements of
the SPPS and policy QD 1 of PPS 7 are met in that the 4 dwellings on the site
would create a quality residential environment that would not adversely impact
on the character of the area or have a detrimental impact on the amenity of
existing residents in properties adjoining the site.

It is also considered that the proposal will comply with the SPPS and the
addendum to PPS 7 in that the proposal would not have a negative impact on
the character of established residential areas.

The proposal is considered to comply with the SPPS and policies NH1, NH 2
and NH 5 of PPS 2 in that the proposal would not have a negative impact on
any special designations or natural heritage features.

The proposal is considered to comply with the SPPS and Policy AMP 2 of PPS
3 in that the detail submitted demonstrates that an access to the public road
can be accommodated that will not prejudice road safety or significantly
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ES

inconvenience the flow of traffic.

Description of Site and Surroundings

Site

5. The site is located to northern side of the Feumore Road and is comprises the
buildings and curtilage of a former primary school.

6. The derelict school building is single storey with the windows and doors
blocked up. It is of brick construction timber facia, metal rainwater goods and
dark colour roof tiles. The small outbuilding is positioned to the rear of the main
building and is to the western side, close to the boundary.

7. The southern boundary abuts the Feumore Road and is currently defined by a
mature hedgerow with a ranch style wooden fence to its inside to one portion of
it and there is a layby to pull in, with a wall just north of it finished in brown brick
set back from the road.

8. The western boundary is currently defined by a post and wire fence with the
neighbouring fence of a wooden ranch style fence abultting it all along the
boundary except to the side of where the dwelling house sits where there is a
two- metre high closed boarded wooden fence.

9. The northern boundary is defined by a concrete post and wire fence. The

eastern boundary is also defined by a concrete post and wire fence and abuts
an adjacent laneway that serves a pumping station.

Surroundings

10. The site is located within the small settlement of Feumore which is mainly
comprised of detached dwellings extending along one side of the Feumore
Road.

11. The land beyond the settlement is mainly rural in character and primarily in
agricultural use.

Proposed Development

12. This is an outline application for demolition of existing buildings and
construction of 4 detached two storey dwellings with garages.

13. In support of the application the following have been submitted for
consideration:
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- Landscape Development Concept and Analysis dated received 14" July
2021

- Biodiversity checklist and Ecological Statement dated received 315t August
2021

- Bat Survey Report dated received 26™ October 2021.

Relevant Planning History

14. The planning history associated with the application site is set out in the table
below:
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Reference Number Description Location Decision
LA05/2021/0197/0 Renewal of outline 14A Feumore Permission
approval for 2 no. Road, Granted
two storey dwellings | Ballinderry 19/05/2022
with garages, Upper, Lisburn
previously approved
ref no.
LA05/2017/0361/0
LA05/2017/0361/0 2 no two storey 14A Feumore Permission
dwellings and Road Granted
garages Ballinderry 13/02/2018
Upper
Lisburn
LA05/2019/0556/F Proposed Lands opposite | Permission
development of 5 14A Feumore Granted
houses including Road, Feumore | 28/04/2020
altered access to Upper
No. 7 Feumore Ballinderry
Road BT28 2LJ
LA05/2018/1263/NMC | 2 two storey Adj to No 14A Consent
dwellings and Feumore Road, | Granted
garages Ballinderry 31/05/2019
(LAO5/2017/0352/F). | Upper
Lisburn.
LA05/2017/0352/F 2 no two storey Adjacent to 14A | Permission
dwelling and Feumore Road | Granted
detached garages Ballinderry 22/01/2018
(amended site plan | Upper
and landscaping Lisburn
plan)
LA05/2017/1213/0 Site for 2 no two Lands 100M SE | Permission
storey dwellings and | of 14B Granted
detached garages Feumore Road, | 12/11/2019
Ballinderry
Upper, Lisburn,
BT28 2LH
LA05/2017/0417/0 Four number two Land opposite | Permission
storey dwelling 14 Feumore Granted
house and garages | Road 16/06/2017
Ballinderry
Upper
Lisburn
S/2013/0730/F Proposed dwelling Approx 80m Permission
and garage West of 14 Granted
Feumore Road, | 22/05/2014
Upper
Ballinderry,
Lisburn.
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Consultations

15. The following consultations were carried out:

Consultee

Response

LCCC Environmental Health

No objection

NI Water

No objection

DAERA Water Management Unit

No Obijection

DAERA Natural Environment
Division

No Objection

Shared Environmental Services

No Objection

Dfl Roads

No Objection

Representations

16. Letters of objection have been submitted in respect of the proposal. In

summary, the following issues are raised:

Planning History

Rural Character

Area of High Scenic Value
Noise levels

Natural Heritage / Ecology

Access / road safety

Drainage
Neighbour notification

Overdevelopment of the site/built pattern/density/layout

Emerging local development plan / SPPS

Impact on privacy / residential amenity

Positioning of proposed dwellings / building line

17. The issues raised in these representations have been considered as part of the

assessment of this application.
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Planning Policy Context

18.

19.

20.

21.

22.

23.

24.

Relevant Policy and Guidance Documents
The relevant policy documents are:

" The Lisburn Area Plan

" The draft Belfast Metropolitan Plan 2015

" The Strategic Planning Policy Statement (SPPS), published in September
2015

. Planning Policy Statement 2 (PPS 2) — Natural Heritage

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

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

. Planning Policy Statement 7 (PPS 7) — Quality Residential Environments

" Addendum to Planning Policy Statement 7 — Safeguarding the Character
of Established Residential Areas

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

. Planning Policy Statement 15 (PPS 15) — Planning and Flood Risk

The relevant guidance is:

. Creating Places — Achieving Quality in Residential Developments
. Development Control Advice Note 15 - Vehicular Access Standards

Local Development Plan Context

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

On 18 May 2017, the Court of Appeal ruled that the purportedly adopted Belfast
Metropolitan Plan 2015 had not been lawfully adopted.

As a consequence, the Lisburn Area Plan is the statutory development plan
however the draft Belfast Metropolitan Plan 2015 remains a material
consideration.

In both the statutory development plan and the draft BMAP, the application site
is identified as within the defined Settlement Development Limit of Feumore.

The application site is also within an Area of High Scenic Value, within an Area
of Constraint on Mineral Developments and within a buffer zone surrounding a
Ramsar Site, which in this case is Lough Neagh and Lough Beg. Other

S
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25.

26.

27.

28.

constraints are Lough Neagh Area of Special Scientific Interest (ASSI) and
Lough Neagh and Lough Beg Special Protection Area (SPA).

In respect of draft BMAP, page 16 states that

Planning Policy Statements (PPSs) set out the policies of the Department on
particular aspects of land use planning and apply to the whole of Northern
Ireland. Their contents have informed the Plan preparation and the Plan
Proposals. They are material to decisions on individual planning applications
(and appeals) within the Plan Area.

In addition to the existing and emerging suite of PPSs, the Department is
undertaking a comprehensive consolidation and review of planning policy in
order to produce a single strategic planning policy statement (SPPS) which will
reflect a new approach to the preparation of regional planning policy. The
preparation of the SPPS will result in a more strategic, simpler and shorter
statement of planning policy in time for the transfer of planning powers to
Councils. Good practice guides and supplementary planning guidance may
also be issued to illustrate how concepts contained in PPSs can best be
implemented.

Regional Policy Context

The SPPS states that,

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

The local development plan is at Stage 1, and there is no Stage 2 draft. No
weight can be given to the emerging plan. During this transitional period,
planning policy within existing retained documents and guidance will apply.
Any conflict between the SPPS and policy retained under transitional
arrangements must be resolved in favour of the provisions of the SPPS.

In the case of proposals for residential development within settlements no
conflict arises between the provisions of the Strategic Planning Policy
Statement (2015) and the retained policy. Consequently, the retained planning
policy provides the relevant policy context in this instance.

Paragraph 3.8 of the SPPS states

that the guiding principle for planning authorities in determining planning
applications is that sustainable development should be permitted, having
regard to the development plan and all other material considerations, unless
the proposed development will cause demonstrable harm to interests of
acknowledged importance.
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29.

30.

31.

32.

33.

34.

35.

36.

In practice this means that development which accords with an up-to-date
development plan should be approved and proposed development that conflicts
with an up-to-date development plan should be refused, unless other material
considerations indicate otherwise. As the statutory plan and draft BMAP are
silent on the regional policy issue, no determining weight can be given to those
documents.

Paragraph 4.11 of the SPPS states that

there are a wide range of environment and amenity considerations, including
noise and air quality, which should be taken into account by planning
authorities when proposing policies or managing development.

By way of example, it explains that the planning system has a role to play in
minimising potential adverse impacts, such as noise or light pollution on
sensitive receptors by means of its influence on the location, layout and design
of new development.

It also advises that the planning system can also positively contribute to
improving air quality and minimising its harmful impacts. Additional strategic
guidance on noise and air quality as material considerations in the planning
process is set out at Annex A.

Paragraph 4.12 of the SPPS states

that other amenity considerations arising from development, that may have
potential health and well-being implications, include design considerations,
impacts relating to visual intrusion, general nuisance, loss of light and
overshadowing.

It also advises that adverse environmental impacts associated with
development can also include sewerage, drainage, waste management and
water quality. The above mentioned considerations are not exhaustive and the
planning authority is considered to be best placed to identify and consider, in
consultation with stakeholders, all relevant environment and amenity
considerations for their areas.

Paragraph 6.81 of the SPPS states that

The planning system has a key role in achieving a vibrant economy. In this
regard, the aim of the SPPS is to facilitate the economic development needs of
Northern Ireland in ways consistent with the protection of the environment and
the principles of sustainable development.

Quality Residential Environments
PPS 7 — Quality Residential Environments sets out the Department’s planning

policies for achieving quality in new residential development and advises on the
treatment of this issue in development plans. It embodies the Government’s
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commitment to sustainable development and the Quality Initiative.
37. Policy QD 1 Quality in New Residential Development states that:

Planning permission will only be granted for new residential development where
it is demonstrated that the proposal will create a quality and sustainable
residential environment. The design and layout of residential development
should be based on an overall design concept that draws upon the positive
aspects of the character and appearance of the surrounding area.

In established residential areas proposals for housing development will not be
permitted where they would result in unacceptable damage to the local
character, environmental quality or residential amenity of these areas.

38. Within Policy QD 1 all proposals for residential development will be expected to
conform to all of the following criteria:

(&) the development respects the surrounding context and is appropriate to
the character and topography of the site in terms of layout, scale,
proportions, massing and appearance of buildings, structures and
landscaped and hard surfaced areas;

(b) features of the archaeological and built heritage, and landscape features
are identified and, where appropriate, protected and integrated in a
suitable manner into the overall design and layout of the development;

(c) adequate provision is made for public and private open space and
landscaped areas as an integral part of the development. Where
appropriate, planted areas or discrete groups of trees will be required
along site boundaries in order to soften the visual impact of the
development and assist in its integration with the surrounding area;

(d) adequate provision is made for necessary local neighbourhood facilities,
to be provided by the developer as an integral part of the development;

(e) amovement pattern is provided that supports walking and cycling, meets
the needs of people whose mobility is impaired, respects existing public
rights of way, provides adequate and convenient access to public
transport and incorporates traffic calming measures;

() adequate and appropriate provision is made for parking;

(g) the design of the development draws upon the best local traditions of
form, materials and detailing;

(h) the design and layout will not create conflict with adjacent land uses and
there is no unacceptable adverse effect on existing or proposed properties
in terms of overlooking, loss of light, overshadowing, noise or other
disturbance; and

(i) the development is designed to deter crime and promote personal safety.
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39.

40.

41.

42.

Any proposal for residential development which fails to produce an appropriate
guality of design will not be permitted, even on land identified for residential use
in a development plan.

Safeguarding the Character of Established Residential Areas

The Addendum to PPS 7 relates to safeguarding the character of established
residential areas and Policy LC1 (Protecting Local Character, Environmental
Quality and Residential Amenity) states that

in established residential areas planning permission will only be granted for the
redevelopment of existing buildings, or the infilling of vacant sites (including
extended garden areas) to accommodate new housing, where all the criteria
set out in Policy QD 1 of PPS 7, and all the additional criteria set out below are
met:

(@) the proposed density is not significantly higher than that found in the
established residential area;

(b) the pattern of development is in keeping with the overall character and
environmental quality of the established residential area; and

(c) all dwelling units and apartments are built to a size not less than those set
out in Annex A.

Creating Places

Creating Places — Achieving Quality in Residential Developments’ (May 2000)
is the principal guide for use by intending developers in the design of all new
housing areas. The guide is structured around the process of design and
addresses the following matters:

- the analysis of a site and its context;
- strategies for the overall design character of a proposal;

- the main elements of good design; and
- detailed design requirements.

Natural Heritage

PPS 2 — Natural Heritage sets out planning policies for the conservation,
protection and enhancement of our natural heritage.

Policy NH 1 — European and Ramsar Sites states

10
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43.

44,

that Planning permission will only be granted for a development proposal that,
either individually or in combination with existing and/or proposed plans or
projects, is not likely to have a significant effect on:

" a European Site (Special Protection Area, proposed Special Protection
Area, Special Areas of Conservation, candidate Special Areas of
Conservation and Sites of Community Importance); or

" a listed or proposed Ramsar Site.

The policy also states that

where a development proposal is likely to have a significant effect (either alone
or in combination) or reasonable scientific doubt remains, the planning authority
shall make an appropriate assessment of the implications for the site in view of
the site’s conservation objectives.

Appropriate mitigation measures in the form of planning conditions may be
imposed. In light of the conclusions of the assessment, the Department shall
agree to the development only after having ascertained that it will not adversely
affect the integrity of the site.

In exceptional circumstances, a development proposal which could adversely
affect the integrity of a European or Ramsar Site may only be permitted where:

. there are no alternative solutions; and

" the proposed development is required for imperative reasons of overriding
public interest; and

" compensatory measures are agreed and fully secured.

Policy NH 2 — Species Protected by Law states

European Protected Species

Planning permission will only be granted for a development proposal that is not
likely to harm a European protected species. In exceptional circumstances a
development proposal that is likely to harm these species may only be
permitted where:-

e there are no alternative solutions; and

e it is required for imperative reasons of overriding public interest; and

e there is no detriment to the maintenance of the population of the species at a
favourable conservation status; and

e compensatory measures are agreed and fully secured.

National Protected Species

Planning permission will only be granted for a development proposal that is not
likely to harm any other statutorily protected species and which can be
adequately mitigated or compensated against.

Development proposals are required to be sensitive to all protected species,
and sited and designed to protect them, their habitats and prevent deterioration

11
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46.

47.

48.
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and destruction of their breeding sites or resting places. Seasonal factors will
also be taken into account.

Policy NH5 - Habitats, Species or Features of Natural Heritage Importance
states that

planning permission will only be granted for a development proposal which is
not likely to result in the unacceptable adverse impact on, or damage to known:

" priority habitats;

. priority species;

. active peatland;

" ancient and long-established woodland;

. features of earth science conservation importance;

. features of the landscape which are of major importance for wild flora and
fauna;

" rare or threatened native species;

. wetlands (includes river corridors); or

. other natural heritage features worthy of protection.

The policy also states that:

a development proposal which is likely to result in an unacceptable adverse
impact on, or damage to, habitats, species or features may only be permitted
where the benefits of the proposed development outweigh the value of the
habitat, species or feature. In such cases, appropriate mitigation and/or
compensatory measures will be required.

Access, Movement and Parking

PPS 3 - Access, Movement and Parking and PPS 3 (Clarification), set out the
policies for vehicular access and pedestrian access, transport assessments,
the protection of transport routes and parking. It forms an important element in
the integration of transport and land use planning and it embodies the
Government’s commitment to the provision of a modern, safe, sustainable
transport system.

Policy AMP 2 — Access to Public Roads states:

that planning permission will only be granted for a development proposal
involving direct access, or the intensification of the use of an existing access,
onto a public road where:

a) such access will not prejudice road safety or significantly inconvenience
the flow of traffic; and

b) the proposal does not conflict with Policy AMP 3 Access to Protected
Routes.

Development Control Advice Note 15 — Vehicular Access Standards

12
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49.

50.

51.

Development Control Advice Note 15 — Vehicular Access Standards states at
paragraph 1.1 that

The Department’s Planning Policy Statement 3 “Development Control: Roads
Considerations” (PPS3) refers to the Department’s standards for vehicular
accesses. This Development Control Advice Note (DCAN) sets out and
explains those standards.

PPS 15 - Planning and Flood Risk

Policy FLD 1 - Development in Fluvial (River) and Coastal Flood Plains states
that

Development will not be permitted within the 1 in 100 year fluvial flood plain
(AEP7 of 1%) or the 1 in 200 year coastal flood plain (AEP of 0.5%) unless the
applicant can demonstrate that the proposal constitutes an exception to the

policy.

Policy FLD 3 Development and Surface Water (Pluvial) Flood Risk Outside
Flood Plains states that

A Drainage Assessment will be required for all development proposals that
exceed any of the following thresholds:

- A residential development comprising of 10 or more dwelling units

- A development site in excess of 1 hectare

- A change of use involving new buildings and / or hard surfacing exceeding
1000 square metres in area.

A Drainage Assessment will also be required for any development proposal,
except for minor development, where:

-The proposed development is located in an area where there is evidence of a
history of surface water flooding.

- Surface water run-off from the development may adversely impact upon other
development or features of importance to nature conservation, archaeology or
the built heritage.

Such development will be permitted where it is demonstrated through the
Drainage Assessment that adequate measures will be put in place so as to
effectively mitigate the flood risk to the proposed development and from the
development elsewhere.

Where a Drainage Assessment is not required but there is potential for surface
water flooding as indicated by the surface water layer of the Strategic Flood
Map, it is the developer’s responsibility to assess the flood risk and drainage
impact and to mitigate the risk to the development and any impacts beyond the
site.

Where the proposed development is also located within a fluvial or coastal plan,
then Policy FLD 1 will take precedence.

13
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Assessment

52. Within the context of the planning policy tests outlined above, the following
assessment is made relative to proposed redevelopment of this site for four
dwellings.

Quality Residential Environments

53. The proposal relates to an outline application for the demolition of the existing
building on the site and the construction of 4 two storey dwellings.

54. As explained above, the site is within the Settlement Development Limit of
Feumore where there is a presumption in favour of development. The land is
not zoned for any particular use and the existing school building has been
derelict for many years.

55. All proposals for residential development will be expected to confirm to the
criteria (a) to (i) contained within Policy QD1.

56. Itis noted that this application seeks outline planning permission in terms of the
principle of development only. No details of the proposed housing have been
submitted for consideration. That said, an indicative layout of the four dwellings
and their proposed design has been provided.

Impact on Character of the Area

57. The immediate area is comprised of dwellings with a mixture of house types.
The majority of the dwellings are two storey.

58. The dwellings in the immediate area are largely detached dwellings set on
medium sized plots with in curtilage parking.

59. The proposal is for a total of 4 dwellings within a site of 0.422 hectares in size.
Development of this site would provide for detached dwellings on medium sized
plots in keeping with the existing built form with the indicative general
arrangement capable of being carefully designed to be in keeping with the
character of this small settlement.

60. Itis acknowledged that many of the dwellings within the area front the road and
do not have in depth residential development behind them, however the plot
sizes and general arrangements of the proposed housing is considered to be
consistent with the general character of the settlement.

61. Consideration has been given to the indicative plans and it is considered that

the scale and massing of the proposed dwellings would not appear to be out of
character with the established residential area.

14
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62.

63.

64.

65.

66.

67.

68.

69.

70.

71.

72.

Layout/Design/Materials

As indicated above the application is for outline permission. Details of the
design and external finishes are matters to be reserved for the subsequent
application stage.

That said and for the reasons outlined above, it is considered that 4 dwellings
could be appropriately designed to comply with policy and guidance set out in
Creating Places without having a negative impact on any neighbouring
properties.

The dwellings are sensitively positioned within the site with front and rear
gardens and in curtilage parking provided consistent with the parking standards
set out in the Creating Places document.

The design draws upon the characteristics of the existing buildings in the
surrounding area and would be similar in character to the existing built form in
terms of height, scale and massing.

The proposed dwellings are two storey with a single storey element. They have
a maximum ridge height of 8.0 metres above the finished floor level.

For the reasons outlined above, it is accepted that the proposed dwellings can

be designed to be in keeping with the existing dwellings in the area and the use
of appropriate materials would integrate the buildings into the site.

Residential Amenity

The proposed residential use adjacent to existing dwellings is considered to be
acceptable and for the reasons outlined below, the development can be
accommodated without having a negative impact on any neighbouring
properties.

The proposed indicative layout and design demonstrates that adequate
separation distances between existing and proposed can be achieved and that
these distances are in keeping with the guidance in Creating Places.

The indicative plan indicates that the closest neighbouring dwelling to the
western side (14G) is positioned to be approximately 11.2 metres away from
the side elevation of the dwelling at plot A, with the existing neighbour’s garage
and the boundary treatment in between.

The proposed side elevation of the dwelling on plot A is measured to be
approximately. 4.8 metres at its closest point from the common boundary with
the adjacent property at 14G. The proposed dwelling at plot D is approximately
23 metres away from the same neighbouring dwelling.

The existing adjacent dwelling to the eastern side (14E) is located
approximately 34.2 metres away from the dwelling at plot B at the nearest
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73.

74.

75.

76.

77.

78.

79.

80.

81.

82.

point, and approximately 60.6 metres away from the proposed dwelling in plot
C at the nearest point.

There is also existing boundary treatments in between the proposal and the
neighbour to the eastern side as well as the laneway than runs in between the
proposed site and the neighbour’s site.

Within the proposed development the dwellings to plot A and plot B are
separated by 22.2 metres with the vehicular access separating all of the
dwellings.

The separation distance between the dwellings at plot A and plot D is approx.
20.4 metres, the separation distance between the dwellings at plot B and C is
approx. 25.4 metres and the separation distance between the dwellings at plot
C and plot D is approximately 9.4 metres at the narrowest point.

The separation distances along with the proposed design and flat topography
of the site will ensure that there would not have a negative impact on any
neighbours’ private amenity.

No unacceptable overlooking would be caused and it is considered that there
would not be an unacceptable loss of light in relation to the neighbouring
properties.

Given the relationship, orientation, design and separation distances between

the proposed dwellings it is considered that there would not be a detrimental
impact on residential amenity of either proposed or existing dwellings.

Provision of Open Space / Landscaping

The level of private amenity space and illustrated in the indicative layout is
considered to be acceptable. It demonstrates that the site could easily
accommodate more than the 70 square metres indicated in the Creating Places
document for each of the dwellings.

Landscaping has been provided in the form of an indicative landscaping on the
layout plan and also within the landscape development concept and synthesis.
The final landscaping details would be a reserved matter.

It is considered that the site could make provision of private open space, and
adequate landscaping proposals.

Safeguarding the Character of Established Residential Areas

Policy LC1 Protecting Local Character, Environmental Quality and Residential
Amenity states that in established residential areas planning permission will

only be granted for the redevelopment of existing buildings or the infilling of
vacant sites (including extended garden areas) to accommodate new housing

16
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83.

84.

85.

86.

87.

88.

89.

90.

where all of the criteria in policy QD1 of PPS 7 and all the additional criteria set
out in points (a) to (c) set out below are met.

(@) the proposed density is not significantly higher than that found in
the established residential area;

As detailed above, the proposed plot size is similar to that found within the local
area which demonstrates that the proposed development is in keeping with the
local character/pattern of established residential area.

The proposed density as discussed above is no greater than that found in the
surrounding residential area and it is considered to be acceptable for the site
and its location.

(b) the pattern of development is in keeping with the overall character
and environmental quality of the established residential area; and

As demonstrated in the context of policy QD1 considerations, the proposed
development is in keeping with the overall character and environmental quality
of the established residential area.

Two storey dwellings also with a single storey element are proposed and the
established character comprises mainly of two storey detached dwellings. The
design and layout is in keeping with the existing development pattern and is
considered to be acceptable within this context.

(c) all dwelling units and apartments are built to a size not less than
those set out in Annex A.

The associated Annex A sets out space standards against which new dwellings
units should comply to ensure that adequate living conditions are provided.
Space standards comprise a calculation of internal floor space area.

Whilst the application is outline the detail submitted with the application
indicates that the site could accommodate 4 dwellings that would be above the
minimum size/space standards and is therefore considered to be acceptable in
relation to this criterion of the policy.

Access, Movement and Parking

Detail submitted with the application indicates that the proposal will involve the
alteration of an existing access to the public road for both vehicular and
pedestrian use.

The submitted site layout plan, drawing 02 indicates one proposed access will

serve the proposed 4 dwellings within the application site. The site layout also
shows that each plot could accommodate sufficient in-curtilage parking.
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91.

92.

93.

94.

95.

96.

97.

Dfl Roads have been consulted on the proposal and offer no objections and
provided standard conditions. They stipulate that an access with visibility
splays of 2.4 metres by 97 metres in both directions with an access position to
be located to achieve the above requirements.

Based on the detail provided and the advice from Dfl Roads, it is considered
that the proposal complies with policy AMP 2 of PPS 3 and that a safe means
of access can be provided without inconvenience caused to road users.

Natural Heritage

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

The application site is located within Lough Neagh and Lough Beg Ramsar site
and is within 100m of Lough Neagh Area of Special Scientific Interest (ASSI)
and Lough Neagh and Lough Beg Special Protection Area.

Through the processing of the application a biodiversity checklist and ecological
statement and bat survey has been submitted for consideration.

The survey indicated that bats had been observed entering and leaving the
vacant building on site and the report suggested mitigating measures to deal
with this including removing the bats without injuring or killing them and
alternative bat roost replacements in the immediate area.

Natural Environment Division (NED) have been consulted on the application
proposal and they stated that:

The Bat Entry and Re-entry survey notes that four/five bats were observed
emerging from the old school building in the initial dusk survey, one bat re-
entering during the dawn survey and a final single bat was observed emerging
during the final dusk survey, confirming the existence of a roost within the
onsite structure. The proposed works will ultimately lead to disturbance and
destruction of the identified roosts within this feature.

In order for the works to proceed, a licence application will need to be
submitted to NIEA Wildlife Team for the exclusion of bats from their roost and
subsequent destruction of the roost. In order to apply for this licence, a method
statement must be produced outlining all works to be undertaken on site and
mitigation measures to be included into the development. Given the presence
of roosting bats within the building proposed for demolition, mitigation is
required.

NED stated that they would require the following.
- A soft strip of the roof of the building known to contain roosting bats,

followed by a wait period of 24 hours before any further development work
continues.
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- Works on the identified buildings due for conversion to be restricted to the
periods of 15th August -1st November and 1st March — 15th May to
minimise impacts to bats.

- Compensatory bat roosting opportunities must be incorporated into the
proposal to provide alternative roosting habitat for bats. It is
recommended that a minimum of 3 bat bricks/cavities are utilised.

98. NED concluded that subject to the recommendations above and conditions they
were content with the proposal

99. Shared Environmental Services (SES) have also been consulted on the
proposal.

100. Lisburn and Castlereagh City Council in its role as the competent Authority
under the Conservation (Natural Habitat, etc.) Regulations (Northern Ireland)
1995 (as amended), and in accordance with its duty under Regulation 43, has
adopted the HRA report, and conclusions therein, prepared by Shared
Environmental Service, dated 29/06/2022. This found that the project would
not be likely to have an adverse effect on the integrity of any European site.

101. SES advised that

Following an appropriate assessment in accordance with the Regulations and
having considered the nature, scale, timing, duration and location of the project,
SES advises the project would not have an adverse effect on the integrity of
any European site either alone or in combination with other plans or projects.

In reaching this conclusion, SES has assessed the manner in which the project
is to be carried out including any mitigation. This conclusion is subject to the
mitigation measures being conditions in any approval.

102. On the basis of the information submitted and taking on board the advice of
NIEA and SES, it is considered that the proposal meets the policy tests
associated with policies NH 1, NH2 and NH 5 of PPS 2 and that no
unacceptable impact on natural heritage features will arise.

Flooding and Drainage

103. PPS 15 - Planning and Flood Risk sets out policy to minimise and manage
flood risk to people, property and the environment. The susceptibility of all land
to flooding is a material consideration in the determination of planning

applications.

104. There are no watercourses within or adjacent to the application site and the
Rivers Agency flood maps detail that the site is not located within a flood plain.
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105. A drainage assessment is not required for this proposal and it is considered
that the proposal would not cause or exacerbate flooding.

106. NIEA Water Management Unit have been consulted and offer no objection.

107. For the reasons outlined, it is considered that the proposal complies with PPS
15 and that no flood risk will occur.

Consideration of Representations

108. The issues raised by way of third party representations are considered below

Overdevelopment of the site/built pattern/density/layout

109. Concern is raised that the proposal is overdevelopment of the site and that the
application is more akin to a sub-urban environment and has little appreciation
of the local rural character and that the linear built pattern should be preserved.
It is considered that the proposed density is out of character for the area, that
the proposal would constitute back land development and is out of character for
the area.

110. The proposal is within the Settlement Development Limit of Feumore and is a
designated urban environment. The proposal is considered to meet the
relevant planning policy context and guidance. It is considered that four
dwellings on the site is appropriate for the site and its locality. The density of
development on a site of 0.422 hectares is considered to be acceptable. It is
considered that the proposal would not detract from the local character of the
area.

Planning History

111. An objector refers to application S/2008/0144/F and states that this application
was successfully challenged and refused, being reduced to 2 dwellings which
preserved the linear build pattern. In their view this has set a precedent and
that tandem developments should not be tolerated.

112. Application S/2008/0144/F was an application at 1 Shore Road (Off Feumore
Road), Upper Ballinderry, Lisburn, BT28 2LQ which was granted planning
permission for the demolition of existing dwelling house and erection of 2
dwelling houses with detached garages.

113. This is a different site with its own characteristics. It was the site of a former
primary school and it has depth which allow for the type of response propose.
Each application is assessed on its own merits and the planning history of the
site and surrounding area and it is considered that in depth development of this
site will not harm the overall character of the settlement of Feumore..
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Emerging local development plan / SPPS

114. The view is expressed that the application conflicts with the preferred options
paper and detail of the emerging local development plan which aims to restrict
inappropriate expansion into the surrounding countryside and that the proposal
is also contrary to the SPPS.

115. The application site is within the Settlement Development Limit and does not
expand into the surrounding Countryside. The emerging local development
plan has only recently went through an independent examination and is
therefore not a material consideration to be weighed against of this proposal.
The appropriate regional policies are considered.

Rural Character

116. The view is also expressed that under PPS 21 it is clear that the local rural
character of Feumore is clearly under significant pressure and threat of
significant change and therefore necessitates a countryside type assessment.

117. PPS 21 is not the relevant policy context for the proposal, the application site is
located within the Settlement Development Limit and is therefore assessed
against the relevant planning policy PPS 7.

Area of High Scenic Value

118. Concern is raised that the proposal would undermine the Area of High Scenic
Value.

119. The impact of the proposal upon the area has been assessed in detail and it is
considered that the proposal would not have a negative impact on the Area of
High Scenic Value.

Noise levels

120. The view is expressed that given the speed and amount of traffic using the
Feumore Road, it is unlikely that plot A and B’s gardens will be able to achieve
World Health Organisation standards of 55dB in private gardens, which is
required for peaceful enjoyment of amenity areas.

121. Residential use beside residential use is considered to be compatible.
Environmental Health have been consulted with regards to the proposal and
have raised no objections or concerns with regards to noise levels.

Natural Heritage / Ecoloqy

122. Concerns have been raised about the proposals impact on Natural Heritage
and ecology. Concern has been expressed about the proposals proximity to
Lough Neagh and Lough Beg and that any proposed development must have
due regard to PPS 2. The view is expressed that the lack of surveys with the
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application is a serious omission and must be remedied before any decision
can be taken.

123. Lisburn and Castlereagh City Council in its role as the competent Authority
under the Conservation (Natural Habitat, etc.) Regulations (Northern Ireland)
1995 (as amended), and in accordance with its duty under Regulation 43, has
adopted the HRA report, and conclusions therein, prepared by Shared
Environmental Service, dated 29/06/2022. This found that the project would
not be likely to have an adverse effect on the integrity of any European site.

124. Through the processing of the application and biodiversity checklist and
ecological statement and bat survey has been submitted for consideration.
Natural Environment Division have also been consulted on the proposal and
have raised no objections.

125. A full assessment has been made and it is considered that the proposal
complies with Planning Policy Statement 2 Natural Heritage.

Impact on privacy / residential amenity

126. Concerns have been expressed about the impact on privacy. Concerns have
been raised about the impact on the closest neighbouring dwellings and their
private amenity. Property number 14E have specifically highlighted their
concern over the reasonable enjoyment of their garden and property 14G
specifically highlight their bathroom and bedroom window to their rear elevation
along with their amenity space.

127. This application is for outline permission and therefore detailed drawings have
not been submitted with the proposal. That said indicative plans have been
provided by the agent that indicates that a scheme could be designed that
would not impact on the residential amenity of the existing adjacent residents
by way of overlooking. Detail design of all elements of the proposal would be
considered at reserved matters stage.

Access / road safety

128. Concerns have been expressed about the access. The view is expressed that
the shared access to multiple dwellings is not in keeping with the rural
character of the area and that four dwellings using the same access provides
for road safety concerns.

129. The proposal is within a designated Settlement Development Limit and a
shared access to the site is considered to be acceptable in this context. Dfl
Roads have raised no objections to the proposal and it is considered to comply
with PPS 3 Access, Movement and Parking.

Positioning of proposed dwellings / building line
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130. Concern has been expressed about the positioning of the dwellings and the
building line.

131. The existing building line along the Feumore Road will be maintained. The
indicative site layout provided shows that the existing building line can be
maintained and the final detail of the positioning of the dwellings would be dealt
with at Reserved Matters stage if this application is approved.

Drainage

132. Concern has been raised that the application proposes a soak-away for its
surface water drainage scheme given its adjacent to a Ramsar site.

133. Water Management Unit have been consulted and have no objection in
principle to the proposal and refer the applicant agent to standing advice.
Shared Environmental Services have been consulted with the proposal and
have no objections subject to conditions.

Neighbour notification

134. Concern has been expressed about neighbour notification.

135. The Council is content that it has fulfilled its statutory obligations with regards to
neighbour notification.

Conclusions

136. This application is presented to the Planning Committee with a
recommendation to approve as it considered to comply with the requirements of
the SPPS and policy QD 1 of PPS 7 are met in that the 4 dwellings on the site
would create a quality residential environment that would not adversely impact
on the character of the area or have a detrimental impact on the amenity of
existing residents in properties adjoining the site.

137. It is also considered that the proposal will comply with the SPPS and the
addendum to PPS 7 in that the proposal would not have a negative impact on
the character of established residential areas.

138. The proposal is considered to comply with the SPPS and policies NH1, NH 2
and NH 5 of PPS 2 in that the proposal would not have a negative impact on
any special designations or natural heritage features.

139. The proposal is considered to comply with the SPPS and Policy AMP 2 of PPS
3 in that the detail submitted demonstrates that an access to the public road
can be accommodated that will not prejudice road safety or significantly
inconvenience the flow of traffic.
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Recommendations

140. It is recommended that planning permission is approved.

Refusal Reasons/Conditions

141. The following conditions are recommended:

1. Application for approval of the reserved matters shall be made to the
Council within 3 years of the date on which this permission is granted and
the development, hereby permitted, shall be begun by whichever is the
later of the following dates:-

i. the expiration of 5 years from the date of this permission; or

ii. the expiration of 2 years from the date of approval of the last of the
reserved matters to be approved.

Reason: As required by Section 62 of the Planning Act (Northern Ireland)
2011.

2.  Approval of the details of the siting, design and external appearance of
the buildings, the means of access thereto and the landscaping of the site
(hereinafter called "the reserved matters"), shall be obtained from the
Council, in writing, before any development is commenced.

Reason: This is outline permission only and these matters have been
reserved for the subsequent approval of the Council.

3. Anplan at 1:500 scale (min.) shall be submitted as part of the reserved
matters application showing the access to be constructed in accordance
with the attached form RS1.

Reason: To ensure there is a satisfactory means of access in the interests
of road safety and the convenience of road users.

4.  The dwellings shall not be occupied until provision has been made and
permanently retained within the curtilage of the site for the parking of
private cars at the rate of 3 spaces per dwelling.

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

5.  Any existing street furniture or landscaping obscuring or located within the

proposed carriageway, sight visibility splays or access shall, after
obtaining permission from the appropriate authority, be removed,
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10.

11.

12.

relocated or adjusted at the applicant's expense.
Reason: In the interest of road safety and the convenience of road users.

The width of the shared vehicular access shall be a minimum of 6.0
metres for the first 10.0 metres off the public road.

Reason: To ensure there is a satisfactory means of access in the interests
of road safety and the convenience of road users.

There shall be no demolition works carried out on the building with a
known bat roost prior to the granting of a NIEA Wildlife Licence. In order
to satisfy the provisions of the Habitats Regulations, it must be shown in a
method statement that the proposed development will not have a
detrimental impact on the conservation status of the species in its natural
range. Please note that this licence may be subject to further conditions.

Reason: To minimise the impact of the proposal on bats.

A soft strip of the roof of the building known to contain roosting bats,
followed by a wait period of 24 hours shall be undertaken before any
further development work continues.

Reason: To ensure protection of bats and their roosts.

Works on the identified buildings due for demolition shall be restricted to
the periods of 15" August — 15t November and 15t March — 15" May to
minimise impacts to bats.

Reason: To minimise impacts to bats.

Compensatory bat roosting opportunities shall be incorporate into the
proposal to provide alternative roosting habitat for bats. Itis
recommended that a minimum of 3 bat bricks/cavities are utilised.

Reason: To ensure compensatory roosting opportunities for bats are
provided.

There shall be no external lighting directed towards any proposed new
hedgerow vegetation and new trees.

Reason: To minimise the impact of the proposal on bats.

No vegetation clearance/removal of hedgerows, trees or shrubs shall take
place between 1 March and 31 August inclusive, unless a competent
ecologist has undertaken a detailed check for active bird’s nests
immediately before clearance/demolition and provided written
confirmation that no nests are present/birds will be harmed and/or there
are appropriate measures in place to protect nesting birds. Any such
written confirmation shall be submitted to the Planning Authority within 6
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13.

14.

15.

16.

17.

weeks of works commencing.
Reason: To protect breeding birds.

There shall be no demolition works carried out on the building with a
known bat roost prior to the granting of a NIEA Wildlife licence. In order to
satisfy the provisions of the Habitats Regulations, it must be shown in a
method statement that the proposed development will not have a
detrimental impact on the conservation status of the species in its natural
range. Please note that this licence may be subject to further conditions.

Reason: To minimise the impact of the proposal on bats.

No development shall take place on-site until the method of sewerage
disposal has been agreed in writing with Norther Ireland Water (NIW) or a
Consent to discharge has been granted under the terms of the Water
(Northern Ireland) Order 1999.

Reason: To ensure a practical solution to sewerage disposal at this site
that will protect features of Lough Neagh and Lough Beg SPA/Ramsar
from adverse effects.

The appointed contractor shall submit a Final Construction Environmental
Management Plan (CEMP) for approval by Lisburn and Castlereagh City
Council Planning before commencement of any works on site. This plan
shall contain all the appropriate environmental mitigation as advised in the
ATEC Biodiversity checklist and Ecological Statement dated August 2021
and the advice of NIEA WMU/NED in responses dated 25/03/2021 and
08/12/2021.
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