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Notice of Meeting
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the Council Chamber for the transaction of business on the undernoted Agenda.

David Burns
Chief Executive




Agenda

1.0 Apologies

2.0 Declaration of Interests

3.0

4.0

(i) Conflict of Interest on any matter before the meeting (Members to confirm the specific item)

(ii) Pecuniary and non-pecuniary interest (Member to complete the Disclosure of Interest form)

[3 Disclosure of Interests form.pdf

Minutes of the Planning Committee Meeting held on 13 May,

2024

For Approval
[3 PC 13.05.2024 - Draft Minutes for DT.pdf

Report from the Head of Planning and Capital Development

4.1 Schedule of Applications to be Determined:
For Decision

k]

(i)

Item 1 - Schedule of Applications.pdf

LAO05/2020/0519/F - Construction of a petrol filling station with associated
retail unit, 1 drive thru coffee pod, 1 drive thru restaurant and 1 drive thru
automated car wash along with associated self-service car wash and
vacuum bays, car and HGV parking, access, internal roads, servicing, public
road works, general site works, drainage and landscaping on lands at 225
Hillsborough Road, Sprucefield, Lisburn

[@ Appendix 1.1 - DM Officer Report - LA0520200519F - Sprucefield PFS - FINAL.pdf

LA05/2021/1007/F - Residential development consisting of 3 detached
dwellings, 2 semi-detached dwellings and 8 apartments in 2 blocks with
associated site work including sewerage treatment plant and 2 new
accesses onto Comber Road on Land to rear of 7-23 Ferndene Park,
Dundonald

[0 Appendix 1.2(a) - DM Officers Report - LA0520211007F - Ferndene - Housing -
Addendum - FINAL.pdf

[ Appendix 1.2(b) - Note of Site Visit on 14 May 2024 - 20211007F - FINAL.pdf

[0 Appendix 1.2(c) - DM Officers Report - LA0520211007F - Ferndene - Housing -
FINAL.pdf
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Page 16
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Page 71

Page 73



4.2

4.3

4.4

(iii) LA05/2022/0612/F - Erection of 26 dwellings (revision to layout and house
types previously approved under Y/2009/0303/RM) on lands 129 metres
north of 32 Millmount Village Crescent and approximately 146 metres NNW
of 9 Millmount Village Drive, Dundonald

[ Appendix 1.3 - DM Officer's Report - LA0520220612F - Millmount Village - FINAL.pdf Page 108

(iv) LA05/2023/0598/F — Proposed erection of 14 dwellings, landscaping and
access works (change of house type to plots 56, 57, 62, 63, 70-73, 78, 79,
102, 103,106 and 107 of planning reference LA05/2019/0705/F) at plots 56, 57,
62, 63, 70-73, 78, 79, 102, 103, 106 and 107 on lands to the southeast of
Meadowvale Road and south of Alveston Drive and Killynure Green,
Carryduff
[0 Appendix 1.4 - DM Officer Report - LA0520230598F - Killynure - FINAL.pdf

(V) LAO05/2021/1219/F — Replacement of two terraced dwellings with two duplex
apartments and four one-bed apartments in a 1.5 block in the rear gardens
of 15-17 Wilson Street, Lisburn
[0 Appendix 1.5 - DM Officer Report - LA0520211219 F - Wilsons - FINAL.pdf

(vi) LA05/2023/0174/0 — Proposed new dwelling with garage/storage on a farm
on lands approximately 255 metres north west of 57 Magheradartin Rd & 270
metres east south east of 39 Magheradartin Road

[0 Appendix 1.6 - DM Officer Report - LA05202301740 - Farm Dwelling - FINAL.pdf

(vii)  LAO05/2022/0236/0 - Proposed demolition of existing derelict dwelling and
erection of replacement dwelling with associated works on Lands 120
metres south west of 80 Redhill Road, Dromore

[ Appendix 1.7 - DM Officer Report - LA05202202360 - Adjacent to 80 Redhill Road -
FINAL.pdf

Statutory Performance Indicators - April 2024

For Noting
[ Item 2 - Statutory Performance Indicators - April 2024.pdf

[0 Appendix 2 Lisburn_Castlereagh_April_Monthly_MI.pdf

Update Report in relation to Older Applications

For Noting
[ Item 3 - Update report in relation to Older Applications.pdf

Pre-Application Notice (PAN) - Amendment to Y/2009/0160/F incorporating a
reconfigured layout and housing types, provision of affordable housing,
bus gate [providing bus only access to and from Baronscourt Road], public

Page 140

Page 168

Page 192

Page 209

Page 229

Page 231

Page 232



4.5

4.6

4.7

4.8

open space and landscaping with vehicular access via Barongrange Road

For Decision
[ Item 4 - LA052024 0330PAN.pdf

[ Appendix 4(a) - Report in relation to LA0520240330PAN - drafted.pdf

@ Appendix 4(b) - LA05-2024-0330-PAN Application Form - Amended 13-05-2024
(2).pdf

[ Appendix 4(c) - LA05 2024 0330PAN amended Site location (1).pdf

Standard Advice from NIFRS for Planning Applications which include
Battery Energy Storage Systems (BESS)

For Noting
[@ Item 5- NIFRS Standard advice.pdf

@ Appendix 5 - NIFRS Standard Advice for Planning Applications which include a
BESS (2).pdf

Letter to Chief Executive in relation to increased Planning Fees

For Noting
[ Item 6 - Letter to Chief Executives - Planning Fees.pdf

[ Appendix 6(a) - Letter to Council Chief Executives re Planning Fees 2024 -
13.05.24.pdf

[@ Appendix 6b Planning fees (amendment) Regulations (Northern Ireland) 2024.pdf

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

For Noting

[@ Item 7 - Notifications from an Operator in respect of intention -.pdf
[@ Appendix 7 - List of Notifications - June 2024.pdf

Local Development Plan 2032 Revised Timetable

For Noting

[@ Item 8 - Dfl Agreement to revised LDP Timetable.pdf

1 Appendix 8a Timetable Rev 3 - April 2024.pdf

[@ Appendix 8b Letter from Dfl re Revised Plan Timetable - April 2024 - 07.05.24.pdf
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5.0 Any Other Business
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LISBURN & CASTLEREAGH CITY COUNCIL L

MEMBERS DISCLOSURE OF INTERESTS

The Northern Ireland Local Government Code of Conduct for Councillors under Section 6
requires you to declare at the relevant meeting any pecuniary interest that you may have in
any matter coming before any meeting of your Council. This information will be recorded in a
Statutory Register. On such matters you must not speak or vote. Subject to the provisions of
Sections 6.5 to 6.11 of the Code, if such a matter is to be discussed by your Council, you
must withdraw from the meeting whilst that matter is being discussed

In addition you must also declare any significant private or personal non-pecuniary interest
in a matter arising at a Council meeting (please see also Sections 5.2 and 5.6 and 5.8 of the
Code). Subject to the provisions of Sections 6.5 to 6.11 of the Code, you must declare this
interest as soon as it becomes apparent and you must withdraw from any Council (including
committee or sub committee meeting) when this matter is being discussed.

In respect of each of these, please can you complete the form below as necessary.

1. Pecuniary Interest

Meeting (Council or Committee - please specify and name):

Date of Meeting:

Item(s) in which you must declare an interest (please specify item number from
report):

Nature of Pecuniary Interest:
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2. Private or Personal non Pecuniary interest L

Meeting (Council or Committee - please specify and name):

Date of Meeting:

Item(s) in which you must declare an interest (please specify item number from
report):

Nature of Private or Personal non Pecuniary Interest:

Name:

Address:

Signed: Date:

If you have any queries please contact David Burns, Chief Executive, Lisburn &
Castlereagh City Council
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LISBURN & CASTLEREAGH CITY COUNCIL L

Minutes of Planning Committee Meeting held in the Council Chamber and in
Remote Locations on Monday, 13 May, 2024 at 10.00 am

PRESENT IN Alderman M Gregg (Chair)
CHAMBER:

Councillor U Mackin (Vice-Chair)
Aldermen O Gawith and J Tinsley

Councillors D Bassett, S Burns, P Catney, D J Craig,
A Martin, G Thompson and N Trimble

IN ATTENDANCE: Director of Regeneration and Growth
Head of Planning & Capital Development
Principal Planning Officer (RH)
Senior Planning Officer (MB)
Senior Planning Officer (PMcF)
Member Services Officers (CR and EW)

Mr B Martyn (Cleaver Fulton Rankin) — Legal Advisor

Commencement of Meeting

At the commencement of the meeting, the Chair, Alderman M Gregg, welcomed those
present to the Planning Committee. He pointed out that, unless the item on the agenda
was considered under confidential business, this meeting would be audio recorded. He
went on to outline the evacuation procedures in the case of an emergency.

1. Apologies

There were no apologies but it was noted that Councillor P Catney would be
arriving late to the meeting.

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

2. Declarations of Interest

The following declarations of interest were made:

e in respect of planning application LA05/2022/1170/F, Councillor D Bassett
stated that this was within his constituency but he had not been contacted
about it. The Chair, Alderman M Gregg, thanked Councillor Bassett for his
diligence but advised that it was not necessary for Members to declare an
interest in applications within their electoral area;

¢ in respect of planning application LA05/2022/0631/F, Councillor D Bassett
stated that he had received a telephone call about it, but had advised the
caller that he was a Member of the Planning Committee and was unable to
provide any information; and

1



Back to Agenda

2.

PC 13.05.2024

Declarations of Interest (Contd)

¢ inrespect of planning application LA05/2023/1000/F, Councillor S Burns
stated that she had received an email but had made no comment or
response.

The Chair, Alderman M Gregg, stated that, by virtue of being Members of Council,
all Members of the Planning Committee would have an interest in planning
application LA05/2024/0098/F. However, the dispensation under paragraph 6.6 of
the Code of Conduct applied and Members were permitted to speak and vote on
the application.

Minutes of Meeting of Planning Committee held on 15 April, 2024

It was proposed by Alderman O Gawith, seconded by Councillor D Bassett and
agreed that the minutes of the meeting of Committee held on 15 April, 2024 be
confirmed and signed.

Report from the Head of Planning & Capital Development

4.1 Schedule of Applications

The Chair, Alderman M Gregg, advised that there were 2 major and 3 local
applications on the schedule for consideration at the meeting.

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.

(1) LAO05/2023/1000/F — Proposed change of use of existing building from call
centre (B1) to general industrial (B3) including alterations to building
elevations and solar panels on roof at 4 Ballyoran Lane, Dundonald

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

Mr G McGill was registered to speak on behalf of the applicant but had clarified in
advance of the meeting that he was there to answer any Members’ questions.
There were no questions put to Mr McGill.

A number of Members’ queries were responded to by Planning Officers.
Debate

During debate, the Chair, Alderman M Gregg, welcomed this application which
would see a large site being repurposed and providing much-needed employment
opportunities for the local area. The addition of solar panelling was also greatly
welcomed.

2
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PC 13.05.2024

(1) LAO05/2023/1000/F — Proposed change of use of existing building from call
centre (B1) to general industrial (B3) including alterations to building
elevations and solar panels on roof at 4 Ballyoran Lane, Dundonald
(Contd)

Alderman Gregg made a comment on Officers having accepted that this
application site fell within employment zoning MCH 06, when this had not been
accepted for another recent application.

Vote

Having considered the information provided within the report of the Planning
Officer, the Committee agreed unanimously to adopt the recommendation to
approve this application.

(i) LA05/2022/1170/F — Proposed residential development comprising
erection of 141 dwellings (comprising 81 detached; 44 semi-detached;
2 bungalows; and 14 apartments) including open space and landscaping,
children’s play area, access and all associated site works (amendment to
approval LA05/2019/0712/F) on lands north of Ballymaconaghy Road,
including nos 14 & 22-24 Ballymaconaghy Road, Belfast

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

The Committee received Mr T Stokes, accompanied by Mr P O’Rourke, to speak in
support of the application and a number of Members’ queries were responded to.

A number of Members’ queries were responded to by Planning Officers.

During discussion, the Head of Planning & Capital Development confirmed that,
should the application be granted planning permission, the condition relating to the
completion of improvements to the Four Wind Roundabout would be removed as
this would be included within the Section 76 Agreement. Members were content
with his recommendation.

Debate
During debate:

¢ Alderman O Gawith welcomed this application and stated that it should be
used by other developers as a benchmark; and

e the Chair, Alderman M Gregg, concurred with Alderman Gawith. He
welcomed the EPC A rating on buildings, the mixed tenure, the 20%
affordable housing, the fact that the proposal carried forward renewable
energy contributions and the inclusion of EV charging points. Alderman
Gregg’s concerns regarding density had been suitably addressed by the
Planning Officers. He did still have concerns regarding storm water runoff
into the watercourse but this had been accepted by Rivers Agency and he
had submitted questions separately to that body. Alderman Gregg stated
that he welcomed this application and was in support of the
recommendation of Planning Officers to approve.

3
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PC 13.05.2024

(i) LA05/2022/1170/F — Proposed residential development comprising L
erection of 141 dwellings (comprising 81 detached; 44 semi-detached;
2 bungalows; and 14 apartments) including open space and landscaping,
children’s play area, access and all associated site works (amendment to
approval LA05/2019/0712/F) on lands north of Ballymaconaghy Road,
including nos 14 & 22-24 Ballymaconaghy Road, Belfast (Contd)

Vote
Having considered the information provided within the report of the Planning

Officer, the Committee agreed unanimously to adopt the recommendation to
approve this application.

Adjournment of Meeting

The Chair, Alderman M Gregg, declared the meeting adjourned at this point for a
comfort break (11.00 am).

Resumption of Meeting

The meeting was resumed at 11.07 am.

(iii) LAQ05/2024/0098/F — Proposed replacement of changing rooms and minor
alterations to existing carpark on a site located to the rear of 8 Lurgan
Road and west of 18-27 Broadwater Park, Aghalee

Councillor P Catney arrived to the meeting during consideration of this item of
business (12.13 pm).

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

There was no-one registered to speak in respect of this application.
A number of Members’ queries were responded to by Planning Officers.
During discussion:
¢ the Director of Regeneration and Growth agreed to provide the Chair,
Alderman M Gregg, with the latest reports in respect of active systems in
small scale buildings; and
¢ the Head of Planning & Capital Development agreed to liaise with
colleagues in the Parks & Amenities Unit to ascertain why previous
planning permission on this site had not been acted upon and advise the
Chair, Alderman M Gregg, accordingly.

Debate

There were no comments made at the debate stage.

4
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PC 13.05.2024

(iii) LA05/2024/0098/F — Proposed replacement of changing rooms and minor L
alterations to existing carpark on a site located to the rear of 8 Lurgan
Road and west of 18-27 Broadwater Park, Aghalee (Contd)

Vote

Having considered the information provided within the report of the Planning
Officer, the Committee agreed unanimously to adopt the recommendation to
approve this application. Not having been present for the full consideration of this
item of business, Councillor P Catney did not participate in the vote.

(iv) LAO05/2022/0307/F — Replacement of existing garage with ancillary
domestic accommodation at 2 Benson Street, Lisburn

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

The Committee received:

e Dr L Sands, on behalf of many residents, to speak in opposition to the
application;

e Mr S Carson, on behalf of Mr P Givan MLA, to speak in opposition to the
application; and

e Mr A McCready to speak in support of the application.

A number of Members’ queries were responded to by the speakers.

A number of Members’ queries were responded to by Planning Officers.
Debate

During debate:

e Councillor N Trimble stated that he was in support of the recommendation
of the Planning Officer to refuse planning permission, given height
differences, proximity to curtilage and scale and massing. He stated that he
remained to be convinced that this was purely an ancillary building and it
seemed to him that it could be a separate accommodation;

e Councillor D J Craig agreed with Councillor Trimble. He too deemed this to
be a separate accommodation rather than an ancillary building and was in
support of the recommendation of the Planning Officer to refuse planning
permission;

¢ Alderman O Gawith agreed with comments already made. He referred to
policy stating that ‘a separate self-contained building within the curtilage of
an existing dwelling will not be acceptable unless a separate dwelling would
be granted permission in its own right’. In this case, a separate dwelling
would not have been granted permission in its own right. Alderman Gawith
was in support of the recommendation of the Planning Officer to refuse
planning permission; and

¢ the Chair, Alderman M Gregg, concurred with the comments already made.

5
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(iv) LAO05/2022/0307/F — Replacement of existing garage with ancillary
domestic accommodation at 2 Benson Street, Lisburn (Contd)

Vote
Having considered the information provided within the report of the Planning

Officer, the Committee agreed unanimously to adopt the recommendation to
refuse this application.

Adjournment of Meeting

The Chair, Alderman M Gregg, declared the meeting adjourned at this point for a
comfort break (12.26 pm).

Resumption of Meeting

The meeting was resumed at 12.34 pm.

At this point, the Chair, Alderman M Gregg, advised that a late request to address
the Committee had been received from Councillor B Higginson. It was
acknowledged that the request related to a third party and that no speaking note
had been provided in advance of the meeting. In order to afford time to prepare,
the Committee adjourned for lunch.

Adjournment of Meeting

The Chair, Alderman M Gregg, declared the meeting adjourned for lunch at this
point (12.34 pm).

Resumption of Meeting

The meeting was resumed at 1.30 pm.

Councillor D J Craig did not return to the meeting following lunch.

(iv) LA05/2022/0631/F — Single storey rear sunroom extension at 26
Brackenhill View, Carryduff

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

The Committee received:

e Mr T Clarke to speak in opposition to the application; and
e Ms KA Watson to speak in support of the application.

A number of Members’ queries were responded to by the speakers.

6
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(iv) LA05/2022/0631/F — Single storey rear sunroom extension at 26 L
Brackenhill View, Carryduff (Contd)

A number of Members’ queries were responded to by Planning Officers.
Debate
During debate:

e Councillor P Catney stated that this structure would have been allowed
under Permitted Development Regulations, had it remained within the limit
of 3 metres. He raised concern that the extension had been built beyond
that, at 3.3 metres, and retrospective approval was being sought. However,
given that a form of disability had been indicated as a requirement for the
extension, he stated that, on this occasion, he was in support of the
recommendation of the Planning Officer to approve planning permission;

e Councillor N Trimble stated that he was in support of the recommendation
of the Planning Officer to approve planning permission. He did not consider
that the applicant could reasonably have done anything other than what had
happened and it was unfortunate that the extension had been built to
beyond what could be allowed under Permitted Development Regulations;

e Alderman J Tinsley stated that, on balance, it would be very unfair to go
against the recommendation of the Planning Officer to approve planning
permission;

¢ Alderman O Gawith stated that the Planning Officer’s conclusion had been
that the requirements of HOU7 were met in full by this application. Having
heard both sides of the argument, the nett benefit was such that the was in
support of the recommendation of the Planning Officer to approve planning
permission; and

¢ the Chair, Alderman M Gregg, referred to comments made that it was
unfortunate the extension had been built to beyond the limits of Permitted
Development Regulations. He did not agree with that and was of the
opinion that applicants and builders should be fully aware of what was
allowed under Permitted Development Regulations and what required
planning permission. He was also concerned that the extension did have
an impact on sunlight on the neighbour’s property. However,
supplementary guidance did provide a mitigation for allowing this.

Alderman Gregg stated that, whilst he was disheartened to see
retrospective applications coming before the Committee, he understood the
circumstances and hoped the builder concerned would take note that this
should not happen in the future. In relation to the cladding on part of the
extension being similar to the rendering in colour etc, he did not accept that.
Had the extension been 30cm shorter, the gable end could have been
rendered and maintained. This was not a neighbour dispute, rather it was a
planning issue. On balance, Alderman Gregg stated that he was in support
of the recommendation of the Planning Officer to approve retrospective
planning permission.
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PC 13.05.2024

(iv) LAO05/2022/0631/F — Single storey rear sunroom extension at 26
Brackenhill View, Carryduff (Contd)

Vote

Having considered the information provided within the report of the Planning
Officer, the Committee agreed unanimously to adopt the recommendation to
retrospectively approve this application.

4.2 Statutory Performance Indicators — March 2024

It was proposed by Councillor U Mackin, seconded by Councillor D Bassett and
agreed that information relating to Statutory Performance Indicators for March
2024 be noted, as well as a verbal update provided by the Head of Planning &
Capital Development.

At the request of the Chair, Alderman M Gregg, the Head of Planning & Capital
Development agreed to provide an update report to the next meeting of the
Committee in respect of older applications.

4.3 Appeal Decision — LA05/2021/1364/0

It was proposed by Councillor D Bassett, seconded by Alderman O Gawith and
agreed to note the information set out in the report in respect of the decision of the
Planning Appeals Commission regarding the above planning application.

4.4 Appeal Decision — EN/LA05/2021/0269/0

It was proposed by Councillor P Catney, seconded by Councillor N Trimble and
agreed to note the information set out in the report in respect of the decision of the
Planning Appeals Commission regarding the above planning application.

Councillor D Bassett left the meeting at this point (2.54 pm).

4.5 Pre-Application Notice (PAN) — Proposed residential development of
approximately 50 dwellings including open space, landscaping, site
access and all other associated works on land at Carnreagh Road,
opposite nos. 8 to 14A (evens) Carnreagh Road, to the north of
Downshire Primary School and south east of nos. 1 to 3 Kilwarlin
Mews and no. 23 Kilwarlin Avenue, Hillsborough

It was proposed by Alderman O Gawith, seconded by Councillor P Catney and
agreed that the content of the Pre-Application Notice be noted and that it be
submitted in accordance with the relevant section of the legislation and related
guidance.
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4.6 Pre-Application Notice (PAN) — Site for new cemetery including new main L
vehicular access and secondary access, parking and associated
infrastructure works on land 180 metres east of 10 and 140 metres west
of 28 Quarterland Road and 80 metres east of 27 Carnaghliss Road

Councillor G Thompson left the meeting during consideration of this item of
business (3.02 pm).

The Head of Planning & Capital Development took note of concerns raised by
Members around situations where more than one PAN existed and that, in those
cases, correspondence from all previous PANs should be included for
consideration as part of any subsequent PAN.

4.6 Pre-Application Notice (PAN) — Site for new cemetery including new main
vehicular access and secondary access, parking and associated
infrastructure works on land 180 metres east of 10 and 140 metres west
of 28 Quarterland Road and 80 metres east of 27 Carnaghliss Road
(Contd)

It was proposed by Councillor N Trimble, seconded by Alderman J Tinsley and
agreed that the content of the Pre-Application Notice be noted and that it be
submitted in accordance with the relevant section of the legislation and related
guidance.

4.7 Notification by Telecommunication Operator(s) of Intention to Utilise
Permitted Development Rights

It was proposed by Councillor P Catney, seconded by Alderman J Tinsley and
agreed to note from the report, information regarding notifications by
telecommunication operators to utilise Permitted Development Rights at several
locations.

Any Other Business

There was no other business.

Confidential Business

The Chair, Alderman M Gregg, stated that the meeting would now go ‘into
committee’ in order that confidential business could be considered.

“In Committee”

It was proposed by Alderman O Gawith, seconded by Councillor N Trimble and
agreed to go ‘into committee’ to consider a confidential item. Those members of
the public in attendance left the meeting.
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6.1 Update of Court Case

The Committee noted a verbal update by the Head of Planning & Capital
Development and the Legal Advisor in relation to a recent court case.

Resumption of Normal Business

It was proposed by Councillor P Catney, seconded by Alderman O Gawith and
agreed to come out of committee and normal business was resumed.

The Chair, Alderman M Gregg, advised that the next meeting of the Committee
was scheduled to take place on Monday, 3 June, 2024.

Conclusion of the Meeting

At the conclusion of the meeting, the Chair, Alderman M Gregg, thanked those present
for their attendance.

There being no further business, the meeting was terminated at 3.21 pm.

Chair/Mayor

10
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LCCC Committee: Planning Committee

Lisburn & Date: 03 June 2024

Castlereagh _ '

City Council Report from: Head of Planning and Capital Development
Item for: Decision

Subject: Schedule of Planning Applications to be Determined

1.0 Background

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

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

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.

Key Issues

1. The applications are presented in accordance with the current scheme of
delegation. There is one Major and six local applications. Four of which are
presented by way of exception and two have been Called In.

a) LAO05/2020/0519/F - Construction of a petrol filling station with associated
retail unit, 1 drive thru coffee pod, 1 drive thru restaurant and 1 drive thru
automated car wash along with associated self-service car wash and vacuum
bays, car and HGV parking, access, internal roads, servicing, public road
works, general site works, drainage and landscaping on lands at 225
Hillsborough Road, Sprucefield, Lisburn.

Recommendation — Approval

b) LAO05/2021/1007/F - Residential development consisting of 3 detached
dwellings, 2 semi-detached dwellings and 8 apartments in 2 blocks with
associated site work including sewerage treatment plant and 2 new accesses
onto Comber Road on Land to rear of 7-23 Ferndene Park, Dundonald.
Recommendation — Approval

c) LAO05/2022/0612/F - Erection of 26 dwellings (revision to layout and house
types previously approved under Y/2009/0303/RM) on lands 129 metres
north of 32 Millmount Village Crescent and approximately 146 metres NNW
of 9 Millmount Village Drive, Dundonald
Recommendation - Approval
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2.0

3.0

d) LAO05/2023/0598/F — Proposed erection of 14 dwellings, landscaping and
access works (change of house type to plots 56, 57, 62, 63, 70-73, 78, 79,
102, 103,106 and 107 of planning reference LA05/2019/0705/F) at plots 56,
57, 62, 63, 70-73, 78, 79, 102, 103, 106 and 107 on lands to the southeast of
Meadowvale Road and south of Alveston Drive and Killynure Green,
Carryduff
Recommendation — Approval

e) LA05/2021/1219/F — Replacement of two terraced dwellings with two duplex
apartments and four one-bed apartments in a 1.5 block in the rear gardens of
15-17 Wilson Street, Lisburn.

Recommendation — Approval

f)  LA05/2023/0174/0 — Proposed new dwelling with garage/storage on a farm
on lands approximately 255 metres north west of 57 Magheradartin Rd & 270
metres east south east of 39 Magheradartin Road.

Recommendation — Refusal

g) LA05/2022/0236/0 - Proposed demolition of existing derelict dwelling and
erection of replacement dwelling with associated works on Lands 120 metres
south west of 80 Redhill Road, Dromore
Recommendation — Refusal

2.  The following applications will be decided having regard to paragraphs 42 to 53 of

the Protocol of the Operation of the Planning Committee.

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
guestions of the officers, take legal advice (if required) and engage in a debate of the
Issues.

Finance and Resource Implications

Decisions may be subiject 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.

14
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4.0

4.1
4.2

4.3
4.4

Equality/Good Relations and Rural Needs Impact Assessments

Has an equality and good relations screening been carried out? No

Brief summary of the key issues identified and proposed mitigating
actions or rationale why the screening was not carried out.

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.

Has a Rural Needs Impact Assessment (RNIA) been completed? No

Summary of the key issues identified and proposed mitigating actions
or rationale why the screening was not carried out.

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.

Appendices: Appendix 1.1 - LA05/2020/0519/F -

Appendix 1.2a - LA05/2021/1007/F - First Addendum
Appendix 1.2b - LA05/2021/1007/F — Site visit
Appendix 1.2c — LA05/2021/1007/F - Main Report
Appendix 1.3 - LA05/2022/0612/F

Appendix 1.4 — LA05/2023/0598/F

Appendix 1.5 — LA05/2021/1219/F

Appendix 1.6 — LA05/2023/0174/0

Appendix 1.7 — LA05/2022/0236/0

15
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Lisburn & Castlereagh City Council

| Backio Agenda_

Planning Committee

Date of Committee Meeting

03 June 2024

Committee Interest

Major Application

Application Reference

LAO5/2020/0519/F

Date of Application

26 June 2020

District Electoral Area

Lisburn South

Proposal Description

Construction of a petrol filling station with
associated retail unit, 1 drive thru coffee pod,
1 drive thru restaurant and 1 drive thru
automated car wash along with associated
self-service car wash and vacuum bays, car
and HGV parking, access, internal roads,
servicing, public road works, general site
works, drainage and landscaping.

225 Hillsborough Road, Sprucefield

Location :

Lisburn
Representations Five
Case Officer Mark Burns
Recommendation Approval

Summary of Recommendation

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

exceeds 1 hectare.

2. The proposal is presented with a recommendation to approve as the proposed
development is considered to comply with TC6 in that a safe and appropriate
access can be achieved at the site, it has been demonstrated there is a clear
need for the facility at this location and that the ancillary retail and sui generis
uses will complement the Petrol Filling Station services on the strategic road

network.

3. In addition, the proposal satisfies the requirements tests of policies TRAL,
TRAZ2 and TRA3 of the Plan Strategy in that the layout incorporates facilities to
aid improved accessibility, provides for user friendly and convenient movement
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along pathways within the development. Ease of access to car parking
reserved for disabled users close to the buildings at the PFS and Drive through.
It is demonstrated that safe access arrangements will be provided without
prejudice to road safety or inconvenience to the flow of traffic on the public road
network.

4.  Detail submitted with the application demonstrates that the proposal complies
with Policy TRA7 and TRAS8 of the Plan Strategy in that adequate provision is
made for car parking and servicing arrangements along with provision of
walking and cycling infrastructure, both within the development and linking to
existing or planned networks.

5. The proposal also complies with policies NH2 and NH5 of Plan Strategy in that
the Preliminary Ecological Assessment along with species specific surveys and
a Construction Environmental Management Plan submitted in support of the
application demonstrate that the proposed development will not have an
adverse impact on priority habitats and priority species.

6. Furthermore, the application is considered to satisfy the policy tests in policies
FLD1 and FLD3 of the Plan Strategy in that the proposal will not result in an
increased flood risk and that the Flood and Drainage Assessment has
demonstrated that adequate measures can be put in place to effectively
mitigate any flood risk.

7. A Waste Water Treatment Plant is proposed to service the development. The
detail demonstrates that there is sufficient capacity to discharge treated effluent
to a watercourse and that this will not create or add to a pollution problem or
create or add to flood risk.

8.  For the reasons outlined in the report, is considered that the proposed
development complies with paragraph 4.11 and 4.12 of the SPPS in that it will
not, subject to mitigation have an adverse impact on the amenity of residents in
respect of Noise and Air Quality.

Description of Site and Surroundings

Site

9. This 1.25 hectare site is located at 225 Hillsborough Road adjacent to the main
Sprucefield Centre and opposite Sprucefield Retail Park.

10. The site was a former car showroom, garage and petrol filling station which
front onto the Hillsborough Road and the land within is generally flat in nature
throughout.

11. The site bounds the Augnatrisk transmitter which is located directly to the north.
Agricultural land surrounds the site on the eastern and southern boundaries.
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Surroundings

12. The surrounding area, which is located approximately 1.5 miles south west of
Lisburn City Centre, is characterised by a mix of different land uses including
retail, and associated restaurant/hot food uses, industrial, and other non-
residential uses. The lands to the south and west of Sprucefield are primarily
in agricultural use.

13. The site is on the strategic road network at the junction of the A1, A1/M1 link
road and M1 motorway.

Proposed Development

14. The proposal involves the construction of a petrol filling station (10 pump) with
associated kiosk, 1 drive thru coffee pod, 1 drive thru restaurant and 1 drive
thru automated car wash along with associated self-service car wash and
vacuum bays, car and HGV parking, access, internal roads, servicing, public
road works, general site works, drainage and landscaping.

15. The application was also supported by the following:

. Design and Access Statement
. Design and Access Statement - Addendum
. Public Consultation Document
. Air Quality Assessment

" Noise Assessment

= Transport Assessment Form

" Transport Assessment

" Travel Plan

. Service Management Plan

= Drainage Assessment

. Biodiversity Check List

= Bat Survey report

. Remediation Report

Relevant Planning History

16. The following planning history is relevant to the site:
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Reference Number

Description

Location

Decision

S/2003/1746/F

Construction of 4
No retail
warehouse units &
associated site
works. (amended
access details)

225 Hillsborough Road,

Sprucefield, Lisburn

Refused
22 Nov
2006.

S/2008/1077/F

Erection of 1 no
6000m2 Retail
Warehouse and
associated access,
parking, servicing,
and landscaping.

225 Hillsborough Road,

Sprucefield, Lisburn

Granted.
30 June
2010

S/2011/0273/F

Erection of retail
warehouse and
associated access,
parking, servicing,
and landscaping

225 Hillsborough Road,

Sprucefield, Lisburn

Granted.
10 Feb
2012

LA05/2018/0304/F

Temporary change
of use of a former
car showroom
building to a
building for the sale
of coal and
retention of a
change of use of
part of a former car
sales site to a site
for the sale of
children's climbing
frame equipment
including the
retention of an
associated staff
admin building.
(Retrospective
application for
temporary planning
permission for 3
years

225 Hillsborough Road,

Sprucefield, Lisburn

Appeal
allowed.
6 Feb 2023

LA05/2018/0303/F

Erection of
admin/staff office
building for
continued use of
site for car sales.
(Retrospective
application for
temporary planning
permission for 3
years)

225 Hillsborough Road,

Sprucefield, Lisburn

Appeal
allowed.
6 Feb 2023

19
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LA05/2018/0302/F

Temporary change
of use of former
petrol filling station
building and site to
use as a car wash
and valet business
and which includes
the siting of an
associated storage
container on site.
(Retrospective
application for
temporary planning
permission for 3
years)

225 Hillsborough Road,
Sprucefield, Lisburn

Appeal
allowed.
6 Feb 2023

LA05/2021/1221/F

Retention of the
existing coffee pod
for continued use
of site for a
takeaway coffee
shop (retrospective
application)

225 Hillsborough Road,
Sprucefield, Lisburn

Granted
13 January
2022

Consultations

17. The following consultations were carried out:

Consultee

Response

Dfl Roads

No objection

NIEA Water Management Unit

No objection

NIEA Regulation Unit

No objection

NIEA Natural Heritage

No objection

Environmental Health

No objection

NI Water

No objection

Rivers Agency

No objection

20
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Representations

18. Five letters of representation are received in opposition to the proposal on
behalf of two objectors. The following issues are raised:

" Impact on Vitality and viability of Lisburn City Centre
. Traffic generation.

19. These issues are considered in more detail as part of the assessment below.

Environmental Impact Assessment (EIA)

20. As the site area exceeds the threshold set out in Section 10 (b) of Schedule 2,
of the Planning Environmental Impact Assessment (NI) Regulations 2015 the
need for environmental impact assessment is considered.

21. An EIA screening was carried out on 30 July 2020 and it was determined that
the nature and scale of the proposed development was unlikely to result in any
significant adverse environmental impact. As such, an Environmental
Statement was not required to inform the assessment of the application.

Pre-Application Community Consultation

22. The application exceeds the threshold for major developments as set out in the
Planning (Development Management) Regulations (Northern Ireland) 2015 in
that the site is more than two-hectares in size.

23. In accordance with section 29 of the Planning Act (Northern Ireland) 2011, a
Pre-Application Community Consultation (PACC) report submitted with the
application.

24. A public event was held to provide an opportunity for the local community to
view plans for the proposal and provide feedback. The event was held in the
Oak Room at Lagan Valley Island between 12pm-2pm and 5pm-7pm on
Thursday 6" February 2020.

25. One Hundred and twenty addresses received notification about the event and
in total eleven people attended.

26. The format and content of the Pre-Application Community Consultation report is
in accordance with the Practice Note published by Dfl Planning Group. It
advises that no issues were raised by members of the public at this event.
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Local Development Plan

27.

28.

28.

29.

30.

Local Development Plan

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.

Plan Strategy 2032

It is stated at Part 1 of the Plan Strategy that:

Transitional arrangements will apply in relation to the existing Plan designations.
The existing Development Plans which remain in effect for different parts of the
Council area are set out in Chapter 2 (Existing Development Plans). Following
adoption the Development Plan will be the Plan Strategy and any old Development
Plan, with the Plan Strategy having priority in the event of a conflict. Regulation 1
state that the old Development Plans will cease to have effect on adoption of the
new LDP at Local Policies Plan (LPP) stage.

The Belfast Metropolitan Area Plan (BMAP) was intended to be

the Development Plan on its adoption in September 2014. This Plan was
subsequently declared unlawful following a successful legal challenge and
therefore remains in its entirety un-adopted.

BMAP in its post-inquiry form was at an advanced stage and therefore remains
a material consideration. Draft BMAP (November 2004) in its pre-inquiry form
also remains a material consideration in conjunction with recommendations of
the Planning Appeals Commission Public Local Inquiry Reports.

In accordance with the transitional arrangements, the Lisburn Area Plan 2001
(LAP) is the statutory development plan however the draft Belfast Metropolitan
Plan 2015 (draft BMAP) and BMAP remain material considerations.

In the LAP the application site is located outside the development settlement
limit of Lisburn and in the Countryside.

Whilst the application site is within the Countryside is close to the Sprucefield
Regional Shopping Centre and the LAP notes that:

The development of additional car based shopping centres, most notably at
Sprucefield where permission has now been granted for two major extensions
to the regional shopping centre, has added to the range of shopping facilities
available within the Borough.

22
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31.

32.

33.

34.

35.

36.

37.

38.

39.

40.

This site sits between Sprucefield Centre and Sprucefield Retail Park and is
previously developed land and the site of a former petrol filling station. It is
located on a dual carriageway and the protected routes network.

Within draft BMAP 2004 the application site was brought within the settlement
development limit of Lisburn City and designated within the Sprucefield
Regional Centre (LC16).

The Public Inquiry into draft BMAP commented at paragraph 6.4.6 that:

the role and function of different centres within the retail hierarchy or of different
centres within the same level in the hierarchy is a matter for regional policy.

The inquiry report also stated at paragraph 6.4.6 that:

the bulky goods restriction related to a fundamental characteristic of the centre
to which there is no reference in either PPS5 or draft PPS5.

The view was expressed that such a restriction on the type of retailing to be
permitted in one of three Regional Shopping Centres is clearly a regional
matter and should have been made explicit in regional policy.

The report makes comment that:

in the absence of any such reference in regional policy, the restrictions now
imposed through BMAP would have the effect of fundamentally changing the
nature of the designation and are not appropriate for introduction through the
development plan process.

The PAC report acknowledged at paragraph 6.4.7 and 8.4.8 that:
there was no doubt that Sprucefield was not trading at regional centre level.

the plan should be focussed on the position of the centre in the retail hierarchy
and that the introduction of the floorspace restriction proposed in the light of no
discernible demand would not enhance the centre nor allow it to fulfil its
potential.

The PAC considered that the Department should decide at a regional level
what the future status and role of Sprucefield should be and devise clear
unambiguous policy to enable it to fulfil that role.

The PAC report also recommended that Policy R4 and element four of the
Retail Strategy (expansion of Sprucefield Regional Shopping Centre for bulky
comparison goods only) should be deleted from the plan.

There is nothing in the Inquiry report to indicate that the settlement
development limit should be changed or that Sprucefield be excluded from the
settlement limit of Lisburn City.

23
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4].

42.

43.

44,

45.

46.

47.

48.

49.

50.

Despite this recommendation, the revised draft of BMAP in 2014 provided for
the expansion of Sprucefield Regional Shopping Centre for bulky comparison
goods only.

The Belfast Metropolitan Area Plan remains in draft form having been declared
unlawful following a judgement in the Court of Appeal on 18 May 2017 whereby
the purportedly adopted Belfast Metropolitan Area Plan 2015 had in its entirety,
not been lawfully adopted.

BMAP was quashed because the then Minister for the Environment had no
power to adopt it, given the controversial nature of the Sprucefield proposals in
relation to bulky goods.

Whilst the Executive agreed during the course of the High Court proceedings
that they would amend BMAP to exclude the bulky goods restriction on
Sprucefield but the Court of Appeal clarified that this would have no effect since
BMAP’s adoption was being quashed in its entirety.

Sprucefield is within the settlement development limit of Lisburn in both
revisions of draft BMAP and significant weight is attached to Sprucefield being
inside the settlement of Lisburn City.

However, the related designation of LC16 has little weight as the criteria for

restricting the scope and nature of uses were challenged and Sprucefield as a
regional shopping centre does not have the status in the retail and town centre
hierarchy and no provision is made in regional policy for out-of-town shopping.

This proposal is for the construction of a petrol filling station with associated
retail unit, 1 drive thru coffee pod, 1 drive thru restaurant and 1 drive thru
automated car wash along with associated self-service car wash and vacuum
bays.

The following strategic policies in Part 1 of the Plan Strategy apply. Strategic
Policy 01 Sustainable Development states that:

The Plan will support development proposals which further sustainable
development including facilitating sustainable housing growth; promoting
balanced economic growth; promoting balanced economic growth; protecting
and enhancing the historic and natural environment; mitigating and adapting to
climate change and supporting sustainable infrastructure.

The Plan Strategy seeks to support the provision of jobs, services, and
economic growth; and delivery of homes to meet the full range of housing
needs integrated with sustainable infrastructure (physical and digital) whilst
recognising the balance to be achieved in protecting environmental assets

Retail and sui-generis uses that involve retail activity are proposed as part of
this application and therefore must be considered as part of the assessment.

Strategic Policy 14 Town Centres, Retailing and Other Uses states that

24
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51.

52.

53.

54.

55.

The Plan will support development proposals that: a) promote town centres,
retailing and other uses within the City and town centres to enhance their
vitality and viability in accordance with their role and function in the retail
hierarchy b) support the role of District and Local Centres

Strategic Policy 05 - Good Design and Positive Place-Making states that

the plan will support development proposals that incorporate good design and
positive place-making to further sustainable development, encourage healthier
living, promote accessibility and inclusivity and contribute to safety. Good
design should respect the character of the area, respect environmental and
heritage assets and promote local distinctiveness. Positive place-making
should acknowledge the need for quality, place specific contextual design
which promotes accessibility and inclusivity, creating safe, vibrant and
adaptable places.

The site is currently occupied by a large building which will be demolished as
part of the proposal and which must be considered as part of the assessment.

Strategic Policy 06 Protecting and Enhancing the Environment states that:

The Plan will support development proposals that respect the historic and
natural environment and biodiversity. Proposals must aim to conserve, protect
and where possible enhance the environment, acknowledging the rich variety of
assets and associated historic and natural heritage designations. Proposals
should respect the careful management, maintenance and enhancement of
ecosystem services which form an integral part of sustainable development.

Strategic Policy 19 Protecting and Enhancing Natural Heritage states that:
The Plan will support development proposals that:

a) protect, conserve and, where possible, enhance and restore our natural
heritage

b) maintain and, where possible, enhance landscape quality and the
distinctiveness and attractiveness of the area) promote the highest quality
of design for any new development affecting our natural heritage assets

d) safeguard the Lagan Valley Regional Park allowing appropriate
opportunities for enhanced access at identified locations thereby
protecting their integrity and value

Strategic Policy 20 Transportation Infrastructure states that:

The Plan will support development proposals that:

a) provide or improve an integrated transport network servicing the needs of
our community and future growth

b) deliver sustainable patterns of development, including safe and accessible
environments

10

25



BN R czcico Agenda

56.

57.

58.

59.

60.

c) encourage a modal shift from private car dependency through integration
of transport and land use

d) facilitate Park & Ride, active travel (public transport, cycling and walking)
and strategic greenways to move towards more sustainable modes of
travel both within the Council area and linking to wider regional networks

Strategic Policy 24 Flooding states that: The Plan will support development
proposals that:

a) reduce the risks and impacts of flooding by managing development to
avoid, where possible the potential for flooding

b) encourage the use of Sustainable Drainage Systems to alleviate issues
around surface water flooding c) adopt a precautionary approach in
instances where the precise nature of any risk is as yet unproven but a
potential risk has been identified

The following operational policies in Part 2 of the Plan Strategy also apply.

Retailing - Petrol Filling Stations and Roadside Service facilities
The proposal is for a Petrol Filling station and ancillary retail activities including

a car wash and vacuuming bays. Policy TC6 Petrol Filling Stations and
Roadside Service Facilities states that:

Petrol filling stations should be located within a defined settlement limit, subject
to the following:

a) safe and appropriate access can be achieved at the site

b) itis demonstrated there is a clear need for the facility that cannot be
catered for by an existing petrol station on the same transport route

c) proposals for retail unit(s) associated with the Petrol Filling Station above
a threshold of 1,000 square metres gross external area which are not

within a defined settlement limit will be required to undertake a Retall
Impact Assessment and/or an assessment of need.

Natural Heritage

A Preliminary Ecological Assessment, with species specific surveys are
submitted with the application.

Policy NH2 — Species Protected by Law states that:

European Protected Species

11
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61.

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:

a) there are no alternative solutions; and

b) itis required for imperative reasons of overriding public interest; and

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

d) 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
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:

a) priority habitats

b)  priority species

c) active peatland

d) ancient and long-established woodland

e) features of earth science conservation importance

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

g) rare or threatened native species

h)  wetlands (includes river corridors)

)] other natural heritage features worthy of protection including trees and
woodland.

A development proposal which is likely to result in an unacceptable adverse
impact on, or damage to, habitats, species or features listed above 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.

12
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62.

63.

64.

Access and Transport

An existing access is to be upgraded as part of this proposed access arrangements
to the public road for vehicular use. Policy TRAL - Creating an Accessible
Environment states that:

The external layout of all development proposals will incorporate, where
appropriate:

a) facilities to aid accessibility e.g. level access to buildings, provision of
dropped kerbs and tactile paving etc, together with the removal of any
unnecessary obstructions

b) user friendly and convenient movement along pathways and an unhindered
approach to buildings

c) priority pedestrian and cycling movement within and between land uses

d) ease of access to car parking reserved for disabled or other users, public
transport facilities and taxi ranks.

Public buildings will only be permitted where they are designed to provide suitable
access for customers, visitors and employees.

Access to existing buildings and their surroundings should be improved as
opportunities arise through alterations, extensions and changes of use.

Submission of a Transport Assessment Form (TAF) and a Design and Access
Statement may also be required to accompanying development proposals.

Policy TRA 2 — Access to Public Roads states:

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

a) it will not prejudice road safety or significantly inconvenience the flow of
vehicles; and,
b) it does not conflict with Policy TRA3 Access to Protected Routes.

Consideration will also be given to the nature and scale of the development,
character of existing development, the contribution of the proposal to the
creation of a quality environment, the location and number of existing accesses
and the standard of the existing road network together with the speed and
volume of traffic using the adjacent public road and any expected increase.

The Al is a dual carriageway and part of the trunk road network. Policy TRA3
Access to Protected Routes states that:

The Council will restrict the number of new accesses and control the level of
use of existing accesses onto Protected Routes as follows:

Motorways and High Standard Dual Carriageways

13
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65.

All locations Planning permission will not be granted for development proposals
involving direct access.

An exception may be considered in the case of motorway service areas.
Other Dual Carriageways, Ring Roads, Through-Passes and By Passes — Al
locations Planning permission will only be granted for a development proposal
involving direct access or the intensification of the use of an existing access in
exceptional circumstances or where the proposal is of regional significance.

Other Protected Routes — Outside Settlement Limits

Planning permission will only be granted for a development proposal in the
following circumstances:

I For a replacement dwelling in accordance with Policy COU3 where the
dwelling to be replaced is served by an existing vehicular access onto the
Protected Route;

ii.  Forafarm dwelling or a dwelling serving an established commercial or
industrial enterprise where access cannot be reasonably achieved from
an adjacent minor road. Where this cannot be achieved, proposals will be
required to make use of an existing vehicular access onto the Protected
Route; and

iii.  For other developments which would meet the criteria for development in
the countryside where access cannot be reasonably achieved from an
adjacent minor road. Where this cannot be achieved, proposals will be
required to make use of an existing vehicular access onto the Protected
Route.

In all cases the proposed access must be in compliance with the requirements
of Policy TRA2.

Other Protected Routes — Within Settlement Limits

Planning permission will only be granted for a development proposal involving
direct access, or the intensification of the use of an existing access where it is
demonstrated that access cannot reasonably be taken from an adjacent minor
road; or, in the case of residential proposals, it is demonstrated that the nature
and level of access will significantly assist in the creation of a quality
environment without compromising standards of road safety or resulting in an
unacceptable proliferation of access points.

In all cases, where access to a Protected Route is acceptable in principle it will
also be required to be safe in accordance with Policy TRA2.

A Transport Assessment is submitted in support of this application. Policy
TRAG — Transport Assessments states:

14
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66.

67.

In order to evaluation the transport implications of a development proposal the
Council will where appropriate require developers to submit a transport
assessment.

Policy TRA7 — Car Parking and Servicing Arrangements in New Development
states that:

Development proposals will 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 published standards33 or any reduction provided for
in an area of parking restraint designated in the Local Development Plan.
Proposals should not prejudice road safety or significantly inconvenience the
flow of vehicles.

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

a) where, through a Transport Assessment or accompanying Travel Plan, it
forms part of a package of measures to promote alternative transport modes

b) where the development is in a highly accessible location well served by
public transport

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

d) where shared car parking is a viable option

e) where the exercise of flexibility would assist in the conservation of the
historic or natural environment, would aid rural regeneration, facilitate a better
guality of development or the beneficial re-use of an existing building.

Proposals involving car parking in excess of the Department’s published
standards will only be permitted in exceptional circumstances, subject to the
submission of a Transport Assessment outlining alternatives.

A proportion of the spaces to be provided will be reserved for people with
disabilities.

Car parking proposals should include an appropriate number of reserved
electric charging point spaces and their associated equipment.

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.

A Travel Plan and Service Management Plan have been submitted in support
of the application. Policy TRAS8 - Active Travel Networks and Infrastructure
Provision states:

15
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68.

69.

Planning permission will only be granted for proposals where public transport,
walking and cycling provision forms part of the development proposal.

A Transport Assessment/Travel Plan or, if not required, a supporting statement
should indicate the following provisions:

a) safe and convenient access through provision of walking and cycling
infrastructure, both within the development and linking to existing or planned
networks

b) the needs of mobility impaired persons; and respect existing public rights of way
c) safe, convenient and secure cycle parking.35 In addition major employment
generating development will be required to make appropriate provision for shower
and changing facilities.

Flooding

A large area of hard-surfacing is proposed, and the site is in excess of one-hectare.
The drainage must be designed to take account of the potential impact on flooding
elsewhere.

Policy FLD3 Development and Surface Water (Pluvial) Flood Risk Outside Flood
Plains states that:

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

a) aresidential development of 10 or more units

b) adevelopment site in excess of 1 hectare

c) achange of use involving new buildings and/or hard-surfacing exceeding
1,000 square metres in area.

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

" it is located in an area where there is evidence of historical flooding.

. surface water run-off from the development may adversely impact on other
development or features of importance to nature conservation, archaeology
or historic environment features.

A development requiring a DA will be permitted where it is demonstrated through
the DA 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. If
a DA is not required, but there is potential for surface water flooding as shown on the
surface water layout of Dfl Flood Maps NI, it remains the responsibility of the
developer to mitigate the effects of flooding and drainage as a result of the
development.

16

E



Back to Agenda

70.

Where the proposed development is also located within a fluvial flood plain, then
Policy FLD1 will take precedence.

Treatment of Waste Water

Detail submitted with an updated P1 Form indicates that foul sewage will be
disposed with via an onsite Waste Water Treatment Plant.

Policy WM2 Treatment of Waste Water Development proposals to provide
mains sewage Wastewater Treatment Works (WwTWSs) will be permitted where
it is demonstrated to the Council there is a need for new or extended capacity
requirements and the new facilities comply with the requirements of Policy
WML1. Development relying on non mains sewage treatment will only be
permitted where it is demonstrated to the Council and its statutory consultees
that there is sufficient capacity to discharge treated effluent to a watercourse
and that this will not create or add to a pollution problem or create or add to
flood risk.

Regional Policy and Guidance

71.

72.

73.

74.

Regional Policy

The SPPS was published in September 2015. It is the most recent planning
policy and it is stated at paragraph 1.5 that:

The provisions of the SPPS apply to the whole of Northern Ireland. They must
be taken into account in the preparation of Local Development Plans (LDP) and
are material to all decisions on individual planning applications and appeals.
The Department intends to undertake a review of the SPPS within 5 years.

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.

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 2.1 of the SPPS recognises that an objective of the planning system
is to secure the orderly and consistent development of land whilst furthering
sustainable development and improving well-being. It states that the:

planning system should positively and proactively facilitate development that
contributes to a more socially economically and environmentally sustainable
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75.

76.

77.

78.

79.

80.

Northern Ireland. Planning authorities should therefore simultaneously pursue
social and economic priorities alongside the careful management of our built
and natural environments for the overall benefit of our society.

Paragraph 3.6 of the SPPS states:

planning authorities should make efficient use of existing capacities of land,
buildings and infrastructure, including support for town centre and regeneration
priorities in order to achieve sustainable communities where people want to
live, work and play now and into the future. Identifying previously developed
land within settlements including sites which may have environmental
constraints (e.g. land contamination), can assist with the return to productive
use of vacant or underused land. This can help deliver more attractive
environments, assist with economic regeneration and renewal, and reduce the
need for green field development.

Paragraph 3.7 of the SPPS states that

Furthering sustainable development also means ensuring the planning system
plays its part in supporting the Executive and wider government policy and
strategies in efforts to address any existing or potential barriers to sustainable
development. This includes strategies, proposals and future investment
programmes for key transportation, water and sewerage,1 telecommunications
and energy infrastructure (including the electricity network).

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 those
documents.

Despite the outworkings of the Public Enquiry report into BMAP and the
recommendations that the Department should decide at a regional level what
the future status and role of Sprucefield should be, the SPPS published in
September 2015 did not provide clear unambiguous policy to enable it to fulfil
that role.

The proposal includes retail use and sui-generis uses which are retail activities.
The SPPS at paragraph 6.271 confirms that:
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81.

82.

83.

84.

85.

86.

The regional strategic objectives for town centres and retailing are to secure a
town centres first approach for the location of future retailing and other main
town centre uses;

The footnote confirms that a town centre use includes cultural and community
facilities, retall, leisure, entertainment and businesses.

Para 6.280 of the SPPS states that:

A sequential test should be applied to planning applications for main town
centre uses that are not in an existing centre and are not in accordance with an
up-to date LDP.

Paragraph 6.281 states that:

Planning authorities will require applications for main town centre uses to be
considered in the following order of preference (and consider all of the
proposal’s catchment):

primary retail core;

town centres;

edge of centre; and

out of centre locations, only where sites are accessible by a choice of
good public transport modes.

Paragraph 6.282 states that:

In the absence of a current and up-to-date LDP, councils should require
applicants to prepare an assessment of need which is proportionate to support
their application. This may incorporate a quantitative and qualitative
assessment of need taking account of the sustainably and objectively assessed
needs of the local town and take account of committed development proposals
and allocated sites. All applications for retail or town centre type developments
above a threshold of 1000 square metres gross external area which are not
proposed in a town centre location and are not in accordance with the LDP
should be required to undertake a full assessment of retail impact as well as
need.

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.
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87.

88.

89.

90.

91.

92.

93.

94.

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 6.103 of the SPPS states that:

The aim of the SPPS in relation to flood risk is to prevent future development
that may be at risk from flooding or that may increase the risk of flooding
elsewhere.

Paragraph 6.132 of the SPPS also states that:

All planning applications will be determined with reference to the most up to
date flood risk information available. The planning authority should consult
Rivers Agency and other relevant bodies as appropriate, in a number of
circumstances, where prevailing information suggests that flood risk or
inadequate drainage infrastructure is likely to be a material consideration in the
determination of the development proposal. The purpose of the consultation will
often involve seeking advice on the nature and extent of flood risks and the
scope for management and mitigation of those risks, where appropriate.

Paragraph 6.174 of the SPPS states 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 6.182 of the SPPS further states that:

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.

Paragraph 6.198 of the SPPS states that:
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95.

96.

97.

Planning authorities should ensure that the potential effects on landscape and
natural heritage, including the cumulative effect of development are considered.
With careful planning and design the potential for conflict can be minimised and
enhancement of features brought about.

Paragraph 6.294 of the SPPS states that:

Whilst smarter use of technologies can reduce the need to travel, the provision
of improved infrastructure for more sustainable transport modes gives people
greater choices about how they travel. Sustainable patterns of development
with local design that encourage walk, cycle and public transport travel to local
amenities can reduce the need for private car use. Where a modal shift occurs,
this can contribute to improvements in air quality arising from reduced vehicular
emissions and associated health benefits for society.

Paragraph 6.296 of the SPPS states that:

The RDS and New Approach to Regional Transportation consider better
integration between transport and land use as fundamental to progress in
implementing the above regional guidelines. The aim of the SPPS with regard
to transportation is to secure improved integration with land-use planning,
consistent with the aforementioned documents; and to facilitate safe and
efficient access, movement and parking.

Paragraph 6.297 of the SPPS states that:

The regional strategic objectives for transportation and land-use planning are
to:

e promote sustainable patterns of development which reduce the need for
motorised transport, encourages active travel, and facilitate travel by public
transport in preference to the private car;

e ensure accessibility for all, with the needs of people with disabilities and
others whose mobility is impaired given particular consideration;

e promote the provision of adequate facilities for cyclists in new development;

e promote parking policies that will assist in reducing reliance on the private
car and help tackle growing congestion;

e protect routes required for new transport schemes including disused
transport routes with potential for future reuse;

e restrict the number of new accesses and control the level of use of existing
accesses onto Protected Routes; and
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e promote road safety, in particular for pedestrians, cyclists and other
vulnerable road users.
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98. Bullet point 6 at paragraph 6.301 of the SPPS states that:

99.

100.

101.

Car Parking: LDPs should identify existing and any proposed town centre
car parks. As part of preparing an overall car parking strategy, councils
should bring forward local policies to ensure adequate provision for car
parking within new developments (including spaces for people with
disabilities, and parent and child parking spaces) and appropriate
servicing arrangements. LDPs should also consider and identify park and
ride / park and share sites where appropriate. LDPs should recognise the
role of car parking in influencing modal choice between private car and
public transport. LDPs should consider a range of initiatives such as
designating areas of parking restraint, reducing the supply of long term
parking spaces, pricing policy, land use measures and innovative work

practices.
It is further stated at paragraph 6.302 that:

The decision-taking process is a key tool for delivering sustainable travel
patterns and good integration between transportation and land use. In

determining planning applications, it is important that due regard is given to the

design and layout of the proposed development and the facilities provided to

cater for the particular needs of people with disabilities. Relevant
considerations will normally include user friendly pedestrian routes, easy
access to car parking reserved for disabled people and public transport
facilities, and public buildings designed to provide suitable access for
customers, visitors and employees.

Paragraph 6.4 of the SPPS states that the regional strategic objectives for
archaeology and built heritage are to

= Secure the protection, conservation and where possible, the enhancement of

our built and archaeological heritage;
= Promote sustainable development and environmental stewardship with
regard to our built and archaeological heritage; and

= Deliver economic and community benefit through conservation that facilitates

productive use of built heritage assets and opportunities for investment,
whilst safeguarding their historic or archaeology integrity.

Retained Regional Guidance

Whilst not policy, the following guidance documents remain material
considerations.

Development Control Advice Note 15 — Vehicular Access Standards
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102. The policies in PPS 3 are replaced by the Plan Strategy but the guidance in
Development Control Advice Note 15 — Vehicular Access Standards states at
paragraph 1.1 explain 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.

Assessment

103. It is recognised that a town centre first approach must be adopted for retail and
main town centre uses. Within planning appeal decision 2014/A0192 the
Commissioner stated

| do not consider a drive through restaurant to be a town centre use...

104. Whilst the Commissioner provides no justification for the statement, it is
accepted that the footnote at the bottom of page 101 of the SPPS is expansive
in terms of the range of uses that are considered to be main town centre uses.

105. It is also accepted that the nature and form of drive through restaurants do not
necessarily lend themselves to town centre locations as additional space is
typically required for such amenities to operate successfully and without
causing congestion. It is also normal to see food and beverage outlets linked to
the operation of petrol filling stations on the strategic road network. The two
Applegreen service areas on the M1 are an example of this.

106. The SPPS directs at paragraph 6.280 that a sequential test should be applied
to planning applications for main town centre uses that are not in an existing
centre and are not in accordance with an up-to-date LDP.

107. In accordance with draft BMAP, Sprucefield is not an existing town centre. It is
identified as a regional shopping centre in the RDS and the geographical extent
of this centre is defined as being inside the settlement development limit of
Lisburn in draft BMAP.

108. The advice offered by the applicant in their supporting statement explains that
the proposed development is to support the primary function of Sprucefield
Retail Park as a retail park and part of the regional shopping centre.

109. It is agreed the sui generis drive through proposed will complement the main
use of Sprucefield Retail Park as part of the regional shopping centre and as a
service area on the strategic road network. The requirements of paragraph
6.280 of the SPPS do not apply for the reasons outlined above the proposed
sui-generis retail activities are treated as an exception to the town centre first
approach for main town centre uses.
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TC6 - Petrol Filling stations and Roadside Service Facilities

110. Detail submitted with the application demonstrates that a safe and appropriate
access can be achieved the site. This is considered later in the report within
the context of Access and Transport considerations. Criteria (a) is met.

111. The proposed petrol filling station is located within the development limit of
Lisburn and Castlereagh and the planning history demonstrates that this site
was previously operated as a Petrol Filling Station [PFS].

112. Since the PFS was vacated from the site, the need for a similar facility
remained unfilled and the kiosk was not demolished. The surrounding area has
developed in recent years and it is noteworthy that there are additional lands to
be developed within the Sprucefield Regional Centre which will further create
traffic movements and footfall, increasing the need for the facility in the future.

113. Within the vicinity there is another petrol station located at Sainsburys
approximately 0.5 miles away. This service station is however located on the
opposite side of the Al and is not conveniently located for those travelling
southbound along the Al towards Hillsborough and who require petrol filling
services.

114. The proposed PFS will therefore be complementary to the existing PFS at
Sainsburys in that it will cater for those travelling in a south bound in an
opposite direction.

115. Itis considered that the proposal complies with criteria (b) of the policy in that it
has been demonstrated that there is a need for the PFS that cannot be catered
for by an existing petrol station.

116. With regards to criteria (c) of TC6 the nature and scale of ancillary retailing is
as follows:

= 279m2 GFA associated PFS retail store;

117. The total amount of gross external floor space proposed (279m2) is well below
the threshold whereby a retail impact assessment would be required.

118. In circumstances where an associated retail unit is proposed, which is under
1,000 square metres (gross area) and is provided at an edge of Town Centre or
out of Town Centre location policy states that a quantitative and qualitative
assessment of need may be required. Such a report is required to demonstrate
that it has taken account of the proposal’s impact on defined centres and
existing facilities serving a similar function.

119. It is considered that the proposal for a PFS, associated retail unit will
complement the range of retail activities at the existing regional shopping and
on the strategic road network and will not impact on the vitality or viability of any
nearby centres or existing facilities.
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120. For the reasons outlined above, it is considered that the petrol filling station, car
wash and vacuuming bays are in accordance with policy TC6.

Design

121. The proposed petrol station will provide 10 number pumps and will be covered
by a canopy which is approximately 6.5 metres in height. The materials to be
used in the construction of the canopy is red single sheet metal cladding.

122. The retail unit associated with the PFS has a flat roof structure and has a
maximum height of approximately 8.2 metres. The materials to be used in its
construction include grey cladding panels matt grey powder coated aluminium
window frames.

123. The drive through restaurant comprises of approximately 279 metres squared
external gross ground floor area. This building is a flat roof structure and has a
maximum ridge height of approximately 8.5 metres. The materials to be used in
the construction of the building are similar to the retail shop and include grey
cladding panels and matt grey powder coated aluminium window frames.

124. The proposed drive through coffee pod has comprises of approximately 92
metres squared external gross ground floor area. This building is also a flat roof
structure and has a maximum height of approximately 3.9 metres to the ridge of
5.8 metres if the branding signage on the roof is taken into account. The
materials to be used in the construction of this building include plum aluminium
powder coated folded profile sheets, oak coloured cladding panels and black
aluminium framed windows.

125. The agent has outlined in their supporting statement that the proposed
buildings use a variety of materials, all of which combine to provide a certain
design rhythm and a contemporary appearance in keeping with modern
commercial operators and their design requirements.

126. The view is also expressed that the location of the proposed development
beside a dual carriageway and part of the regional shopping centre Sprucefield,
the proposed design is considered an appropriate design response to its
settlement location and context.

127. It is considered that the design of and the materials proposed for the
construction of the buildings and structures are acceptable at this location.

Access and Transport

TRA1 — Creating an Accessible Environment

128. The site layout and general arrangement drawing submitted with the application
demonstrates that that the layout has been designed to ensure direct and safe
movement of pedestrians within the site and that proposals have taken account
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129.

130.

131.

132.

133.

134.

135.

136.

of mobility impaired people through the inclusion of car parking spaces located
beside both the retail unit associated with the petrol filling station and the fast
food unit.

The site currently benefits from existing pedestrian footways along the Al
Hillsborough Road which will link to the existing footway network at Sprucefield
Centre and further to Lisburn City Centre. The proposed access will include
dropped kerbs and tactile paving. The internal pedestrian footways will connect
to the existing footways along the Hillsborough Road.

The Transport Assessment indicates that the proposal will include the provision
of nine Sheffield cycle stands to accommodate those at the proposed site. This
secure cycle parking will be provided within the proposed development to
encourage cycling by staff.

For the reasons outlined above, the tests associated with TRA1 are considered
to be met.

TRAZ2 Access to Public Road

The P1 Form indicates that the proposal involves the alteration of an existing
access to the public road for both vehicular and pedestrian use.

A Transport Assessment (TA) form prepared by Kevin McShane Consulting
was submitted with the application.

The TA indicates that the proposal will include

. 10 fuel pump petrol filling station;

. A standalone automated dual washing bay car wash facility;
" 279m2 GFA associated retail store;

" 279m2 GFA drive-thru restaurant;

. 92m2 GFA Drive-Thru Coffee Pod

. On-site car parking; and

" Associated site works and internal road layout.

In line with the current parking standards the agent has indicated that the
proposal requires the following spaces.

. 20 car parking spaces and 1 HGV space associated with the petrol filling
station.

. 52 car parking spaces associated with the Drive Thru Restaurant

" 7 car parking spaces and 1 HGV space associated with the Drive Thru
Coffee Pod.

The agent has also indicated that as part of the proposal the following
additional space will be provided on top of that indicated above.
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144.

145.
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" 5 waiting spaces associated with the car wash (included within the car
wash queue)

" 15 queueing spaces associated with the drive through restaurant.

" 15 queueing spaces associated with the drive through coffee Pod.

" 40 fuel pump spaces associated with the Petro Filling station.

The proposed development will therefore provide 128 parking spaces (88
marked spaces with 40 fuel pump spaces) which is in accordance with the
parking requirements.

With regards to trip generations the Transport Assessment indicates that the
proposed development will

. Generate a total of 151 two way vehicle trips during the AM peal, 80
arrivals and 70 departures

. Generate a total of 128 two way vehicle trips during the PM peak, 66
arrivals and 62 departures.

. Generate a total of 1884 two way vehicle trips per day, 949 arrivals and
935 departures

. The proposed development will generate fewer trips in the PM peak when
compared with the AM peak.

As detailed above in the history section the site benefits from a historic planning
approval (S/2003/1746/F) granted in Sept 2009 for the construction of 4 retail
units (total GFA 4000m2) and associated site works.

The development site also benefits from a certificate of lawful development
(CLUD) approved by the Council in July 2015 which confirmed the previous
approval had been commenced.

The TA has also used the TRICS database to establish the two way traffic flow
associated with the extant approval as a comparison tool.

The data should that approved warehouse would potentially generate 1164
arrivals and 1154 departures.

The comparison between the extant approval and the proposed development
highlights that there would be a nett daily decrease in vehicular trips to the site
by 19%.

The proposed vehicle generations are therefore anticipated to be less intense
than the approved site when compared with extant vehicle generations.

A junctional operational assessment has also been provided within the TA. The
assessment is undertaken to determine the operational effectiveness of a
specific junction. In this instance the junction which is under assessment is the
Site Access/Al Hillsborough Road junction.
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146. It states that the junction has been assessed using the JUNCTIONS 8 software
PICADY module and looked at a number of scenarios.

147. The assessment concluded that the proposed site access junction is
anticipated to operate within capacity during all future design year assessments
scenarios and any queuing at the junction will be accommodated within the site.

148. This section of the report concludes by stating that the assessment has
demonstrated that the proposal will not have a detrimental impact on the local
area in terms of traffic.

149. Having reviewed the detail of the application and having regard to the advice
obtained from Dfl Roads, it is considered that the development proposals
comply with policy TRA 2 and that the development will not prejudice road
safety or significantly inconvenience the flow of vehicles.

Policy TRA3 — Access onto a protected route.

150. The Al operates as a high-standard dual carriageway (two lanes in each
direction with a central median with no breaks) and whilst policy directs that
planning permission will not be granted for development proposals involving
direct access, policy does provide for an exception in the case of motorway
service areas.

151. The proposed development is located within the settlement development limit
for Lisburn and Castlereagh and there is an existing extant approval for a more
intensive use on the site and which includes alterations to the existing access.

152. The TA has demonstrated that proposal as presented will not have a
detrimental impact on the local area in terms of traffic. Having regard to the
detail presented with the application, and the advice obtained from Dfl Roads, it
is considered that the proposal complies with TRA 3 being an appropriate land
use at this location.

Policy TRAG - Transport Assessment

153. A Transport Assessment (TA) has been prepared in support of the application.
Two addendums were later submitted (in May 2023 and October 2023) to
address queries from Dfl Roads. The TA addendum dated October 2023 states
that the conclusions of the Transport Assessment and Transport Assessment
Addendum — May 2023 remain unchanged.

154. The Transport Assessment demonstrates that the development proposals will
not impact upon or increase road safety concerns along the road network or
within the internal development site. The development proposals will not have a
detrimental impact on the local road network in traffic terms and that the
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proposed site access will continue to operate within capacity for a future
assessment year of 2039.

155. Dfl Roads have reviewed the Transport Assessment and offer no objection.
Having regard to the detail of the assessment and advice from Dfl Roads, it is
accepted that the transport implications of the development have been
adequately evaluated and that the tests associated with policy TRA6 are met.

TRAY Car Parking and Servicing Arrangements

156. The site layout is required to provide 79 non-operational parking spaces and 2
operational parking spaces as part of the development proposals to fully
comply with parking standards. Detail submitted with the application indicates
that the proposed development will provide 128 parking spaces (88 marked
spaces with 40 fuel pump spaces) which is in accordance with parking
requirements.

157. The proposed redevelopment will generate a minimal demand for servicing.
Appropriate management procedures will be employed to facilitate efficient
movement and handling of delivery and refuse collection vehicles and
appropriate management measures will be utilised for service and delivery
vehicles.

158. A service Management plan has been submitted with the application that
demonstrates in detail the delivery and serving arrangement of the site.
Vehicle turning areas are also annotated on the general arrangement drawing.

159. For the reasons outlined earlier in the report, the detail demonstrates that
adequate provision for car parking and appropriate servicing arrangements
have been provided so as not to prejudice road safety or inconvenience the
flow of traffic. The tests associated with Policy TRA7 are capable of being met.

TRA 8 - Active Travel Networks and Infrastructure Provision

160. A Travel Plan and Service Management Plan have been submitted in support
of the application.

161. The information contained within these documents and as demonstrated in the
previous paragraphs indicates that there is a safe and convenient access
through provision of walking and cycling infrastructure, both within the
development and linking to existing or planned networks.

162. It is further demonstrated that the needs and provisions of mobility impaired
people are provided for in line with current requirements and that convenient
and secure cycle parking is provided for within the site.

163. The policy tests associated with TRA 8 are met.
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174.

Natural Heritage

A Biodiversity Checklist was submitted in January 2022 which identified that
buildings on site were to be demolished as part of the proposal.

Part 2 of the checklist was completed by a qualified ecologist, and it concluded
that a bat survey report was required and had been completed.

A bat survey report completed by Blackstaff Ecology was submitted in January
2022 and the executive summary states that a bat roost potential (BRP) survey
was conducted in October 2020.

The BRP survey identified 4 buildings on site deemed to possess moderate
BRP and 1 to possess low BRP. One detailed bat survey was recommended
for the building with low BRP and two detailed bat surveys for each building of
moderate BRP.

Blackstaff ecology then conducted the necessary bat surveys during the 2021
bat survey season, and they confirmed that the survey methodology followed
guidance presented in the 2016 Bat Conservation Trust (BCT) Guidelines

The report states that to survey all potential roost features (PRF) the
appropriate number of times the site was visited on five separate occasions.
This was due to the presence of three separate structures which required
survey effort and the size shape and PRF locations of buildings possessing
moderate BRP.

One dusk visit also incorporated additional survey effort as a precautionary
measure to give further confidence in bat survey results for the PRF’s located
on the rear of a particular building.

The surveys sought to assess the level of bat activity and determine if bats
were using the structures for roosting purposes. The number of surveyors on
site varied on each visit depending on the survey effort required.

The assessment outlines that there were no significant constraints noted during
any of the surveys and that weather conditions were favourable for bat activity.

The survey results stated that no bats were observed emerging or re-entering
the building while under observation and it was concluded that bats are not
using the buildings in question for roosting purposes and therefore no specific
mitigation measures are required.

The overall survey results of the whole site confrimed that three bat specices
were recorded commuting/foraging around the site. Overall very little bat
activity was recorded with the exception of one dusk survey which recorded a
spike in bat activity in the adjacent field to the rear of the site. The report states
that this was likely due to particularly good foraging condtions on that particular
evening leading to increase bat activity.
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175. The report outlines that the majority of surveys recorded between 0-7 bat
passess, therefore the site does not provide particularly important foraging or
commuting habitats for bats.

176. In summary the report concludes that the proposed works are expected to have
a negligble impact on the local bat populationa and no further action is required.

177. Advice from Natural Environment Division on 20 April 2022 confirmed that it
had considered the impacts of the proposed development and that they are
content that significant impacts on bats are not considered likely as a result of
the proposal.

178. For the reasons outlined above, the proposed development will give rise to no
significant adverse effects on habitats or species of ecological or nature
conservation value and as such policies NH2 and NH5 of the Plan Strategy are
capable of being met.

Flooding

179. An updated Flood Risk and Drainage Assessment and drainage layout dated
November 2022 and prepared by RPS was submitted in support of the
application.

180. The assessment details that the Ravarnet River is located to the to the east of
the site and that Flood Map (NI) shows that there is no risk of flooding to the
site from this watercourse. Flood Map (NI) also shows that there are very
limited areas of surface water flooding within the site.

181. The assessment also confirms that there are no mains surface water drainage
systems on or in the immediate vicinity of the site and that all the existing
drainage on the site is self-contained.

182. The report explains that there are a series of gullies and manholes on the site
that convey the surface water from the hard standing area in a south easterly
direction to the open ground in the south east of the site. Water then discharges
to the soakaway drains adjacent to the southern edge of the site, Roof drainage
from the buildings in the east of the site drains directly into the ground.

183. With regards to the proposed development of the site the drainage assessment
confirms that the existing surface drainage water system will be
decommissioned, and a new system installed.

184. Runoff from all roofs (drive-thru, coffee, retail unit PFS canopy and car wash
canopy) will be attenuated in geocells, which have been sized to accommodate
a 1 in 100-year event. The runoff will then percolate from the geocells into the
underlying sands.

185. The drainage assessment states that porous paving/asphalt will be provided

within all of the parking bays to collect the runoff from the carriageways. The
runoff will then percolate through the porous paving into the underlying sands.
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The stone below the porous paving/asphalt has the capacity to store the 1 in
100-year event.

186. Runoff from the car washes will be collected and attenuated in a self-contained
recycling system. The DA confirms that the storm drainage will be privately
maintained by the site owner.

187. Advice received from Dfl Rivers acknowledged the submission of a Drainage
Assessment by Sheehy Consulting, stamp dated 15th March 2022 and
comments as follows:-

Surface water is to be discharged to soakaways. The applicant is proposing to
use soil infiltration as a means to drain the storm water runoff from the site.
However, the granting of permission to discharge to underground strata (and
the effectiveness of such), as proposed in the DA, is outside the remit and area
of expertise of Dfl Rivers. Consequently Dfl Rivers cannot comment on the
viability, or otherwise, of this method of storm water discharge.

FLD policies only considers discharge to a watercourse or to NI Water
infrastructure.

188. Dfl Rivers concluded that PAMU cannot sustain an objection under this sub-
policy FLD 3.

189. Based on a review of the information provided and the advice received from
both Dfl Rivers, Water Management Unit and NI Water, it is considered that the
proposed development is being carried out in accordance with the requirements
of policy FLD 3 of the Plan Strategy.

Policy WM2 - Waste Water Treatment

190. Detail submitted with an updated P1 Form indicates that foul sewage will be
disposed with via an onsite Waste Water Treatment Plant. The location of the
plant is shown on the general arrangement drawing. The drawing bears an
annotation which indicates the size of the treatment plant is subject to sewage
volumes.

191. Detail contained within the drainage assessment confirms that the plant will
accommodate foul runoff from the restaurant units, drive through and retail
units and that the treated foul from the treatment plant will connect to the
Geocells and percolate into the underlying sands.

192. NI Water in a response received on 17 November 2022 confirmed that there is
a public water main within 20 metres of the proposed development boundary
which can adequately service these proposals and that an application to NI
Water would be required to obtain approval to connect.

193. Water Management Unit provided advice on 07 December 2022 confirming that
they were content subject to all relevant statutory provisions being obtained.
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194. The detail demonstrates that there is sufficient capacity to discharge treated
effluent to a watercourse and that this will not create or add to a pollution
problem or create or add to flood risk.

Noise Nuisance Disturbance

195. A Noise Impact Assessment dated October 2022 was submitted in support of
the application. The objective of the report is to assess to assess the potential
noise impact of the proposed construction of a Petrol Filling Station with
associated retail shop, Drive Thru Coffee Pod, Drive Thru Restaurant,
Automatic Drive Thru Car Wash, Access and Car Parking.

196. The existing site is used as a car wash and for the sale of sheds and timber
garden items. Vehicle use is therefore established at the site. The site was
previously used as a car sales garage.

197. The report outlines how existing ambient noise environment is characterised by
a significant level of traffic activity noise from the M1 Motorway, the Al, the
adjoining retail development, environmental noise and general activity noise
and that this traffic noise is audible at the site during the daytime and at night.

198. The report states that the closest noise sensitive receptors are all to the south
and south west, namely 231 Hillsborough Road and 71 and 73 Eglantine Road.

199. A 3D computer noise model has been used to predict the noise levels produced
by the proposed development.

200. A typical daytime working scenario has been considered with all activities
operating for specified periods over a 1hour period. Occasional goods and fuel
deliveries will occur at the site (daytime only). These have been considered as
a separate scenario with cumulative levels predicted.

201. A night noise scenario has also been considered with plant and vehicle
activities occurring.

202. A number of mitigation measures are presented to provide additional instruction
to contractors. In relation to construction noise.

203. These measures are considered appropriate and of good working practice for
all construction contracts. These measures include:

" Positioning of static plant as far as possible from residential properties,
and utilising available screening by temporary structures, earth bunds,
etc.

. Use of well maintained plant, and where possible new plant manufactured
under more strict EC guidelines for manufacturers

" Substitution of unsuitable plant.
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" Maintenance of silencers and moving components.

204. In summary the noise report concluded that ambient and background noise
levels in the area are relatively high due to the high levels of traffic flow on the
surrounding roads and general activity noise from the surrounding commercial
premises.

205. The noise levels from the proposed fuel pump, fuel delivery, goods delivery,
vacuum, car wash and air and water points, plant, car use and
food/restaurant/retail have been predicted. The predicted noise levels do not
exceed the established background levels at the nearby residential receptors.

206. The predicted noise levels do not exceed the internal BS8233 noise limits at the
nearby residential receptors. The predicted noise levels do not exceed the
WHO ‘Guidelines for Community Noise’ (and BS8233) limits for external
amenity spaces. No exceedance of the existing background levels is predicted.

207. The report recommends that the fences/barriers proposed should be
constructed from timber, masonry, glass or a composite material and have a
self-weight of 25kg/m2 or more with no gaps across the surface area or at
ground level as detailed in the drawings.

208. Typical short-term construction noise can be controlled to within the relevant
guidelines for both daytime and night-time exposure.

209. Environmental Health provided advice in December 2021 with no objection
offered subject to the provision of acoustic barriers as referenced in the Noise
Assessment.

210. Based on a review of the detail submitted in relation to Noise and the advice
received from Environmental Health, it is accepted that the proposal subject to
mitigation will not have an adverse impact on the amenity of residents. The
requirements of paragraphs 4.11 and 4.12 of the SPPS are met.

Air Quality

211. An Air Quality Assessment dated October 2022 was submitted in support of the
application by EONA Environmental. The objective of the report was to assess
the impact on air quality and the long-term use of the proposed development.

212. In terms of ‘proximity of receptors’ the nearest existing residential properties to
the proposed development site are located as follows;

e No. 231 Hillsborough Road is located >75m to the south from the nearest
proposed odour emission point at the proposed Fast Food Retail.
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213.

214.

215.

216.

217.

218.

219.

220.

e No. 219 Hillsborough Road is located >225m to the south-east from the
nearest proposed odour emission point at the proposed Fast Food Retail.

e No. 73 Eglantine Road is located >230m to the west from the nearest
proposed odour emission point at the proposed Fast Food Retail.

e There are no residential properties or odour sensitive properties located in
proximity to the north, north-west or north-east of the proposed
development site, which would be downwind of the prevailing wind direction

The odour impact and risk assessment has been carried using a worst case
odour risk assessment approach. The report concludes that the qualitative risk-
based odour assessment undertaken indicates that a high level of odour control
is required to be installed.

The odour control required includes odour abatement systems, kitchen
canopies and discharge stack. The proposed discharge stacks are to be at 1m
above the roof eaves and will discharge at a velocity of 15m/s. This exit velocity
at the stack emission point will be sufficient to ensure adequate dispersion of
kitchen odours and prevent building downwash effects.

The odour impact assessment concludes that the proposed development will
not result in an adverse odour impact, subject to the installation and
maintenance of the proposed odour mitigation measures within the kitchen
extract systems and suitable discharge stack design and installation.

Based on a review of the detail submitted in relation to Air Quality and the
advice received from Environmental Health, it is accepted that the proposal will
not have an adverse impact on the amenity of residents. The requirements of
paragraphs 4.11 and 4.12 of the SPPS are met.

Contaminated Land Contaminated Land/Human Health

A remediation strategy report prepared by AECOM was submitted in November
2022 in support of the application.

The purpose of this report is to prepare a remediation strategy to manage
contamination issues, associated with the current proposal.

The report outlines that previous investigations at the Sprucefield site have
shown the presence of ground and groundwater contamination attributed to the
past operations at the former petrol filling station (PFS) in the north western
corner of the site.

Risk assessments and remediation works have been undertaken to minimise
the potential risks to human health groundwater and surface water and to
render the site suitable for re-use either as a car sales outlet or a light
commercial retail centre.
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221. The report confirms that there is no evidence of contamination in other areas of
the application area and that following a meeting with the NIEA, Lisburn City
Council and representatives of BP, a programme of ground and groundwater
investigation and groundwater quality monitoring was carried out in 2015 to
confirm the ground and groundwater conditions.

222. Revised human health and controlled waters (surface water and groundwater)
risk assessments were carried out. Based on the findings of the revised risk
assessments, the need for remediation of the ground and groundwater to
render the site suitable for the proposed development has been reviewed.

223. The report details how there has been ongoing monitoring of the site going
back to 2014. And that based on an interpretation of previous investigations at
the site and the results of groundwater monitoring, there remains evidence of
groundwater contamination in the north western and northern parts of the site in
the vicinity of the former PFS, however there is no evidence of ground or
groundwater contamination across the rest of the site. Accordingly, for the
majority of the proposed development, there are no unacceptable risks to
human health or to controlled waters.

224. In terms of mitigation the remediation report states that whilst the results of the
risk assessments demonstrated that there were no significant risks to human
health from the current ground conditions through the consideration should be
given to including an enhanced vapour barrier membrane within the floor slab
for the proposed PFS shop, the coffee pod and ancillary offices.

225. Advice received from DAERA Regulation Unit and Groundwater Team on 07
December 2022 confirmed that they had no objection to the proposal subject to
conditions.

226. DAERA stated in their response that:

The remedial strategy report provided by AECOM is informed by long-term soil
and groundwater monitoring and several rounds of site investigation over an
extended period of time.

The risks to environmental receptors are shown to be low from residual ground
and groundwater contamination following removal of fuel tanks, soil and
substantial quantities of Light Non-Agueous Phase Liquid (LNAPL) from
groundwaters at the site.

AECOM provide a review of previous studies that include Detailed Quantitative
Risk Assessments and contend that the site poses no unacceptable risk to
controlled water receptors.

Groundwater and LNAPL monitoring completed in 2019 confirms that

significant quantities of NAPL and dissolved phase contaminants remain
present within the former Petrol Filling Station (PFS) area and at some down
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gradient locations. AECOM however note that NAPL dissolution has not
extended beyond the residual source area.

AECOM further note that there is evidence that the thickness of the LNAPL
product has reduced and is consistent with the presence of a residual source of
contamination of limited volume. AECOM also note that the effect of ongoing
natural attenuation processes on contaminants will result in continuous
depletion of the NAPL source. Regulation Unit

AECOM note that there is no evidence for ground or groundwater
contamination across the Sprucefield site apart from the area of the vicinity of
the former PFS. AECOM consequently contend that, for the majority of the
proposed development, there are no unacceptable risks to human health or to
controlled waters. RU have considered the AECOM report and support this
AECOM contention.

AECOM present a remediation strategy aimed at addressing potential issues
associated with the residual LNAPL and possible localised ground
contamination during the construction phase of the development. The
Remediation Strategy includes a Discovery Strategy designed to manage any
unexpected contamination encountered in the area of the site away from the
former PFS. RU note the confirmed presence of significantly elevated levels of
LNAPL and dissolved phase contaminants in groundwater at the former PFS
location and down gradient of the source.

227. Regulation concluded that they are content that contamination is unlikely to
present an unacceptable risk to controlled waters provided the remediation
strategy is effectively implemented and that they have considered the
remediation strategy details and would have no objection to the development.

228. The Council’s Environmental Health Unit also provided advice on potential
impact on amenity and human health.

Consideration of Representations

229. The issues raised by way of third-party representation are considered below.

= Impact on Vitality and viability of Lisburn City Centre

230. A number of letters of objection were received in relation to the original
proposal when 7 retail units were proposed. The proposal is now for a PFS,
associated retail unit and | number drive through restaurant and coffee POD. It
is considered that these uses will complement the main use of Sprucefield
Retail Park as part of the regional shopping centre and will not Impact on
Vitality and viability of Lisburn City Centre.
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Traffic generation protected route

231. A number of objections have been raised in relation to the additional traffic onto
the existing road infrastructure. As has been dealt with in detail in the report
there are a number of historical uses on the site which are more intense and
would generate more traffic than the proposed development. That said Dfl
roads have considered the proposal in detail and have no objections subject to
conditions.

Conclusions

232. For the reasons outlined in the report, the proposal is considered to comply with
the relevant policy tests set out in the Plan Strategy and regional policy in the
SPPS.

Recommendation

233. It is recommended that planning permission is approved.

Conditions

234. The following conditions are recommended:

1.

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

Reason: Time limit.

The development hereby permitted shall not become operational until all
the road works indicated on the general highway layout Drawing 17-026-
P103 bearing the Council date stamp 26th June 2020 have been fully
completed in accordance with the approved plans. All works shall comply
with the requirements of the Design Manual for Roads and Bridges and all
other relevant standards and technical guidance and be constructed in
accordance with the Specification for Highway Works to the satisfaction of
Department for Infrastructure.

Reason: To ensure that the road works considered necessary to provide a
proper, safe and convenient means of access are carried out prior to the
commencement of retail, leisure and other permitted uses.

No part of the development hereby permitted or associated road works
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shall become operational until traffic signs both internal and external to
the site have been provided by the developer to the satisfaction of the
Department for Infrastructure in accordance with a scheme to be
submitted to and approved by the Department.

Reason: In the interests of road safety and traffic progression.

The development hereby permitted shall not become operational until a
‘Traffic Signs Agreement’ setting out the requirements with which
operators must comply has been submitted and completed to the
satisfaction of the Department in accordance with DFI Policy and
Procedure Guidance.

Reason: To clarify responsibility for provision and maintenance of signs in
the interests of road safety and traffic progression

The development hereby permitted shall not /lbecome operational until
hard surfaced areas have been constructed and permanently marked in
accordance with the approved Drawing No .17-026-P-101 bearing the
date 23rd April 2019 to provide for parking and servicing 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,
servicing and traffic circulation within the site.

The restaurant/cafe units, petrol filling station and drive-through units
hereby permitted shall not operate until details of the fat and grease trap,
including the design and discharge have been submitted to and been
approved in writing by the Council. The fat and grease trap shall be
permanently retained and adequately cleaned and maintained as per
manufacturer’s instructions.

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

The restaurant units, petrol filling station and drive-through units hereby
permitted shall not operate until a scheme containing full details of
arrangements for odour control, and discharge to atmosphere from
cooking operations, including the location and appearance of any external
ducting and flues, has been submitted to and approved in writing by the
Council. The ventilation and extraction system shall have a high level of
odour control and shall be installed and operated in line with the EMAQ
document entitled ‘Control of Odour and Noise from Commercial Kitchen
Exhaust Systems’. The works detailed in the approved scheme for each
unit shall be installed in their entirety before the operation of the use
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10.

11.

12.

hereby permitted. The equipment shall thereafter be maintained in
accordance with the manufacturer's instructions for the lifetime of the
development and operated at all times when cooking is being carried out
unless otherwise agreed beforehand in writing with the Council.

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

The approved ventilation and extraction system for each unit shall
discharge 1m above ridge height, have a discharge velocity of at least
15m/s, discharge vertically upwards and be unimpeded by flue terminals.

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

The carwash hereby permitted shall only operate between the hours of
0800 and 2200.

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

Any artificial lighting to the development must minimise obtrusive light and
conform to the maximum values of vertical illuminance within the
environmental zone for exterior lighting control — E3 (Suburban). These
values are contained within Table 3 of the Institution of Lighting
Professionals Guidance Note 01/21- The reduction of obtrusive light.

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

The development hereby permitted shall not be occupied until the
remediation measures to deal with the unacceptable risks posed by
contamination of the land as detailed in the Remediation Strategy
received by the Council 26 June 2020 have been fully implemented,
completed and verified to the satisfaction of the Council.

Reason: To ensure that risks from land contamination to the future users
of the land and neighbouring land are minimised, and to ensure that the
development can be carried out safely without unacceptable risks to
workers, neighbours and other offsite receptors

The petrol filling station hereby approved shall not be occupied until the
enhanced vapour barrier membrane is installed in the floor slab as
detailed in the Remediation Strategy received by the Council 26 June
2020. In addition the underground services, and in particular the water

40

55



Back to Agenda

13.

14.

15.

supply pipes, of the petrol filling station shall be suitably protected against
adverse ground conditions.

Reason: To ensure that risks from land contamination to the future users
of the land and neighbouring land are minimised, and to ensure that the
development can be carried out safely without unacceptable risks to
workers, neighbours and other offsite receptors

A discovery strategy should be developed to manage unexpected
contamination during the construction phase. In the event that previously
unknown contamination is discovered, falling outside the scope of the
remediation scheme, development on the site shall cease. The Council
should be advised and a full written risk assessment in line with current
government guidance (DAERA, Environmental Advice for Planning,
Practice Guide, Redeveloping Land Affected by Contamination and the
Environment Agencies LCRM) that details the nature of the risks and any
necessary mitigation measures shall be submitted for approval by the
Council.

Reason: To ensure that risks from land contamination to the future users
of the land and neighbouring land are minimised, and to ensure that the
development can be carried out safely without unacceptable risks to
workers, neighbours and other offsite receptors

After completing the remediation works under conditions 11, 12 and 13;
and prior to occupancy of the development, the remediation scheme shall
be validated in order to ensure and verify that the remediation scheme
has been implemented in accordance with the scheme and the objectives
have been met. Substantiating information shall be submitted to the
Council in the form of a written validation report for approval.

Reason: To ensure that risks from land contamination to the future users
of the land and neighbouring land are minimised, and to ensure that the
development can be carried out safely without unacceptable risks to
workers, neighbours and other offsite receptors

The applicant shall have full regard to all relevant and current guidance
and standards during the remediation and validation processes and shall
incorporate such detail within any report submissions required to be
submitted for prior approval by the Council.

Reason: To ensure that risks from land contamination to the future users
of the land and neighbouring land are minimised, and to ensure that the
development can be carried out safely without unacceptable risks to
workers, neighbours and other offsite receptors
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17.

18.

19.

All fuel storage tanks (and associated infra-structure) identified must be
fully decommissioned and removed in accordance with the Northern
Ireland’s Environment Agency Document titled “Installation,
Decommissioning and Removal of Underground Storage Tanks: PPG27 &
PPG2” and the quality of the surrounding soils verified. Should
contamination be identified during this process, Conditions 12 and 13 will

apply.

Reason: To ensure that risks from land contamination to the future users
of the land and neighbouring land are minimised, and to ensure that the
development can be carried out safely without unacceptable risks to
workers, neighbours and other offsite receptors

During the construction of the development the construction noise
mitigation measures set out in the Noise Assessment received by the
Council 26 June 2020 shall be implemented.

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

During the construction phase of the development, the requirements and
recommendations of the Remediation Strategy as detailed in the AECOM
Remediation Strategy dated 24th January 2020 (Project No: 60602541),
and updated October 2022, shall be fully implemented. Implementation of
the Remediation Strategy, including the associated Discovery Strategy,
shall be supervised by a suitably qualified person on an ongoing basis.
Any unexpected contamination identified shall be fully investigated in
accordance with the Land Contamination: Risk Management (LCRM)
guidance. In the event of unacceptable risks being identified, works in that
area should cease and a remediation strategy shall be agreed with the
Planning Authority in writing and subsequently implemented to its
satisfaction.

Reason: Protection of environmental receptors to ensure the site is
suitable for use.

The development hereby permitted shall not commence until any
remaining fuel storage tanks and associated infra-structure are fully
decommissioned and removed in line with current Guidance for Pollution
prevention (GPP 2) and the Pollution Prevention Guidance (PPG27). The
quality of surrounding soils and groundwater should be suitably verified as
detailed in the AECOM Discovery Strategy. Should any additional
contamination be identified during this process, Condition 4 will apply.
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20.

21.

22.

Reason: Protection of environmental receptors to ensure the site is
suitable for use.

Groundwater samples should be collected from suitable boreholes prior to
commencement, during and following completion of construction.
Samples should be analysed for a suitable suite of contaminants of
concern and groundwater levels should also be assessed. Any
contamination identified shall be fully investigated in accordance with the
Land Contamination: Risk Management (LCRM) guidance. In the event of
unacceptable risks being identified, works in that area should cease and a
remediation strategy shall be agreed with the Planning Authority in writing
and subsequently implemented to its satisfaction.

Reason: Protection of environmental receptors to ensure the site is
suitable for use.

After completing any remediation works required under Conditions 18, 19
and 20, and prior to occupation of the development, a verification report
needs to be submitted in writing and agreed with Planning Authority. This
report should be completed by competent persons in accordance with the
Land Contamination: Risk Management (LCRM) guidance. The
verification report should present all the remediation and monitoring works
undertaken and demonstrate the effectiveness of the works in managing
all the risks and achieving the remedial objectives.

Reason: Protection of environmental receptors to ensure the site is
suitable for use.

In the event that piling is required, no piling work should commence on
this site until a piling risk assessment, undertaken in full accordance with
the methodology contained within the Environment Agency document on
“Piling and Penetrative Ground Improvement Methods on Land Affected
by Contamination: Guidance on Pollution Prevention”, has been submitted
in writing and agreed with the Planning Authority.

The methodology is available at:
https://webarchive.nationalarchives.gov.uk/ukgwa/20140329082415/http:/
cdn.environment-agency.gov.uk/scho0501bitt-e-e.pdf
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Site Location Plan — LA05/2020/0519/F

NORTH
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Lisburn & Castlereagh City Council

| Backio Agenda_

Planning Committee

Date of Committee Meeting

03 June 2024

Committee Interest

Local (Exceptions Apply)

Application Reference

LA05/2021/1007/F - Addendum

District Electoral Area

Castlereagh East

Proposal Description

Residential development comprised of three
detached dwellings, two semi-detached
dwellings and eight apartments in two blocks
plus associated site work including sewerage
treatment plant and two new accesses onto
Comber Road.

Land to rear of 7-23 Ferndene Park, Dundonald

Location
Representations Forty-seven
Case Officer Rosaleen Heaney

Recommendation

Approval

Background

1. This application was presented to Committee for determination in April 2024 with

a recommendation that planning permission should be granted as the layout and
design of the proposed buildings create a quality residential environment.

Following a presentation by officers and having listened to representations from
the applicant (via their planning consultant) and a third party objector, Members
agreed to defer consideration of the application to provide Members with an
opportunity to visit the site to better understand the potential for overlooking from
the proposed apartment blocks into the gardens of a pair of semi-detached
dwellings located on the opposite side of the Comber Road.

Further Consideration

Observations from Site Visit

Members were provided with an opportunity to observe the existing topography
of the site, the relationship between the existing and proposed buildings on the
boundaries of the site, the proposed access arrangements from the Comber
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Road, the location of a new sewage treatment works and the extent of the new
footpath to be developed along the front of the site.

Members also observed the location of the proposed apartment blocks in relation
to the garden of the dwellings at 272 Comber Road. The height of the proposed

buildings, finished ground and floor levels and the position of the fenestration on

each floor was described to allow the Members to understand the relationship to

the buildings on the opposite side of road.

Further submission by applicant team following deferral

In a submission from the applicant team received on 09 May 2024 the following
statements are made:

Dominance

None of the properties in Ferndene Park or Ferndene Mews will be overlooked by
the proposal.

The separation distances from the proposed apartments at sites 8 to11 to the
dwelling at 272 Comber Road is approximately 19 metres. The separation
distance to the side garden of the same property is approximately 25 metres.

The rooms within apartment block 8 to11 are arranged with only one habitable
room with windows on the front elevation on the first floor facing the road. It is
further stated that the proposed development will not have a detrimental impact
on the dwelling at 272 Comber Road for the following reasons:

. The ground floor will be screened by hedging and planting;

. Only one room is at issue i.e. first floor living/kitchen of proposed apartment
however there is a separation distance of over 19 metres to the dwelling at
272 Comber Road.

. Separation distance to side garden of this dwelling is over 25 metres. There
are no frontage gardens to 272 -278 Comber Road;

. Significant planting is proposed to the frontage of the proposed buildings at
sites 8-11;

. Finished floor level is 23.5 metres for the apartments at sites 8-11, with the
footpath level immediately to the front of 272 measured at 21.03 metres, a
difference of 2.47 metres over 19 metres distance will not create
overbearing. This is not therefore overdominance;

. Busy Comber Road separates the two buildings — the busyness of the road
is a material factor;

" The relationship is offset, it is not direct;

. No corner windows in the proposal, only two upper floor windows from one
habitable room over 19 metres away;

. It is a typical urban arrangement;

. Frontage trees could be retained by condition;

. Nothing in planning policy or guidance bars such an arrangement. “Creating
Places” is guidance, it is not planning policy. In any event it allows for
differing circumstances and arrangements such as this.
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10.

11.

12.

13.

14.

15.

Character

The applicant team disputes the claim made by third parties that the site is semi-
rural as the site is wholly within the designated settlement limit and benefits from
two previous planning approvals for housing. It is confirmed that the proposed
density falls within density band (d) as set out in Policy HOU4 of the Plan
Strategy.

A table showing average density information for adjacent developed lands is
provided. The applicant team note whilst a higher density is proposed, it does
match the density of sites adjacent to the site and at 29 dwellings per hectare,
falls within the density band range (d) of HOU4 which provides for 25 — 35
dwellings per hectare.

Parking, Access and Protected Route

The submission confirms that parking requirements have been calculated in
accordance with parking standards with an extra two spaces provided. Access
gradients as shown on drawings have been agreed with Dfl Roads and the detail
submitted with the application demonstrates that there are no other accesses
available to serve the development and two access have been previously
approved.

Dimensions

In relation to the concerns expressed at the April meeting of the planning
committee in relation to the dimensions of the proposed development, it is
explained that each of the blocks has 4 apartments and that they have been
designed to look like the detached and semi-detached properties elsewhere in
the scheme.

Detail of the retaining wall to the front of the apartment blocks is provided. The
note advises as follows:

. Footpath is 2 metres wide

. Boundary wall is 1 metre high

. Distance from boundary wall to front of apartments at sites 4 -7 is 2.914
metres and at sites 8-11 is 2.394 metres

. There will be planting to the rear of the boundary wall

. Set back from the edge of the footpath to the front of the proposed
apartments is between 4.632 metres at 8-11 and 4.914 metres at sites nos.
4-7. Given the almost 5 metres set back from the kerb line, the intervening
wall and vegetation, the blocks will not appear over dominant on the
roadside.

Visuals are provided showing examples of other buildings that have been
permitted close to the roadside.

Planning History

The response note from the applicant team confirms that there is no significant
change in circumstances since earlier permissions were granted.
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16.

17.

18.

19.

20.

21.

22.

63

Drainage

A waste-water impact assessment has been submitted to NI Water to identify
how the development proposal could be connected to the main sewer. The note
advises that NI Water provided a solution engineering report to the applicant
team on 19 December 2023 which offered a technical solution within the
drainage catchment and confirmed specific criteria to be met. This solution was
not technically viable due to shallow levels of sewer proposed to connect. A
number of other options have been identified and discussions are ongoing with
NI Water in relation to an alternative solution.

Clarification is provided that in the event that a solution cannot be agreed, a site
specific waste water treatment plant to serve the overall development will be
provided. Consent to treated effluent discharge from such a plant will not be
provided until confirmation is received from NI Water that mains connection
cannot be agreed.

Further Assessment

The relationship between the proposed apartments and the pair of semi-
detached dwellings on the opposite side of Comber Road is not considered in the
main officer’s report.

It is stated at paragraphs 7.11 and 7.12 of the Creating Places document that:

7.11 Dwellings should be designed to present an attractive outlook onto existing
and proposed roads, with windows designed to permit informal surveillance,
whilst at the same time allowing residents to preserve their privacy from
overlooking.

7.12 Layouts that include dwellings and apartments facing onto the rear garden
spaces of other dwellings (or that back onto the fronts of other dwellings)
should be avoided. Such layouts generally provide an unsatisfactory
relationship between dwellings, even where dual aspect designs are
employed, and can adversely affect privacy, reduce safety and be
detrimental to the quality, character and appearance of the development as
a whole.

The two apartment blocks are designed to present an attractive outlook onto the
Comber Road with windows fronting that provide passive surveillance consistent
with the advice at paragraph 7.11 of the Creating Places document.

The apartment block at sites 8 to 11 has a front to side relationship to the garden
of 272 Comber Road which is distinguishable from the advice at paragraph 7.12

which states that apartments facing onto rear gardens spaces of other dwellings

should be avoided.

The side garden to 272 Comber Road is open to public view from the footpath
and road and not screened with a fence or hedgerow. The construction of a
building on the opposite side of the public road approximately 13.5 metres away
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will impact on amenity of the garden but not to the extent that it would justify a
refusal of permission for the following reasons.

23. ltis stated at paragraphs 7.16 and 7.17 of the Creating Places document in
relation to privacy that:

7.16 Where the development abuts the private garden areas of existing
properties, a separation distance greater than 20m will generally be
appropriate to minimise overlooking, with a minimum of around 10m
between the rear of new houses and the common boundary. An enhanced
separation distance may also be necessary for development on sloping
sites.

7.17 Great care will be needed in designs where new residential schemes, such
as apartments, include living rooms or balconies on upper floors as this can
cause a significant loss of amenity to adjoining dwellings, particularly where
they are close to the boundaries of existing properties. Where such
development is proposed on green-field sites or in lower density areas,
good practice indicates that a separation distance of around 30m should be
observed or, alternatively, consideration given to a modified design. Where
such development abuts the private garden areas of existing properties, a
minimum distance of around 15m should be provided between the rear of
the apartments and the common boundary.

24. There is no guidance written that deals with the front to side relationship
described above. The separation distance from the new building is however
more than 10 metres from the common boundary in accordacne with the
guidance at paragraph 7.16 and close to 15 metres in the context of the guidance
at paragraph 7.17.

25. Given that the garden to 272 Comber Road is completely open to public view it is
accepted on balance that the separation is adequate from the apartment block at
sites 8-11 the amenity and privacy of the residents of the dwelling at this address
will not be impacted to the degree that a significant loss of amenity would occur.

Recommendation

26. The information contained in this addendum should be read in conjunction with
the main officer’s report as previously presented to Committee on 13 April 2024.
Our advice and recommendation remains unchanged. The recommendation to
approve planning permission remains subject to a section 76 Agreement.

27. Additional conditions are recommended in relation to the proposed drainage
solution.
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Conditions

28. The following conditions are recommended:

1.

The development hereby permitted must be begun within five years from
the date of this permission.

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

The Private Streets (Northern Ireland) Order 1980 as amended by the
Private Streets (Amendment) (Northern Ireland) Order 1992.

The width, position and arrangement of the streets, and the land to be
regarded as being comprised in the streets, shall be as indicated on
Drawing No: 22-175-DR-102 rev E bearing the Area Planning Office date
stamp 06 DEC 2023 and the Department for Infrastructure Determination
date stamp of 03 JAN 2024.

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

The vehicular access, including visibility splays and any forward sight
distance, shall be provided in accordance with Drawing No: 22-175-DR-102
rev E bearing the Area Planning Office date stamp 06 DEC 2023 and the
Department for Infrastructure Determination date stamp of 03 JAN 2024,
prior to the commencement of any other works or other development
hereby permitted. The area within the visibility splays and any forward sight
line shall be cleared to provide a level surface no higher than 250mm above
the level of the adjoining carriageway and such splays shall be retained and
kept clear thereafter.

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

The driveway access gradients to the dwellings hereby permitted shall not
exceed 8% (1 in 12.5) over the first 5 m outside the road boundary. Where
the vehicular access crosses footway, the access gradient shall be between
4% (1 in 25) maximum and 2.5% (1 in 40) minimum and shall be formed so
that there is no abrupt change of slope along the footway.

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

The gradient of the access road determined for adoption shall not exceed
2% (1 in 50) over the first 7.5m outside the Comber Road boundary. The
gradient of the private access road shall not exceed 2% (1in 50 ) over the
first 10m outside the Comber Road boundary.

Reason: To ensure there is a satisfactory means of access in the interests
of road safety and the convenience of road users
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10.

11.

No other development hereby permitted shall be occupied until the works
necessary for the improvement of a public road have been completed in
accordance with the details outlined blue on Drawing Number 22-175-DR-
102 rev E bearing the Area Planning Office date stamp 06 DEC 2023 and
the Department for Infrastructure Determination date stamp 03 JAN 2024.

The Department hereby attaches to the determination a requirement under
Article 3(4A) of the above Order that such works shall be carried out in
accordance with an agreement under Article 3 (4C).

Reason: To ensure that the road works considered necessary to provide a
proper, safe and convenient means of access to the development are
carried out.

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

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

Notwithstanding the provisions of the Planning (General Permitted
Development) Order (Northern Ireland) 2015, no buildings, walls, or fences
shall be erected, nor hedges, nor formal rows of trees grown in
verges/service strips determined for adoption.

Reason: To ensure adequate visibility in the interests of road safety and the
convenience of road users and to prevent damage or obstruction to
services.

Notwithstanding the provisions of the Planning (General Permitted
Development) Order (Northern Ireland) 2015n0 planting other than grass,
flowers or shrubs with a shallow root system and a mature height of less
than 500 mm shall be carried out in verges/service strips determined for
adoption.

Reason: In order to avoid damage to and allow access to the services
within the service strip.

No dwelling shall be occupied until hard surfaced areas have been
constructed in accordance with approved drawing No 22-175-DR-102 rev E
bearing the Area Planning Office date stamp...06 DEC 2023...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.
No dwelling shall be occupied until that part of the service road which

provides access to it has been constructed to base course; the final wearing
course shall be applied on the completion of each phase.
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Reason: To ensure the orderly development of the site and the road works
necessary to provide satisfactory access to each dwelling.

If the finished ground level of any property, within 1.0m of the footway or
verge, is greater than 150mm below the finished level of the adjoining
footway or verge, a boundary fence or wall shall be provided to a minimum
height of 1.1m above the footway or verge level.

Reason: To ensure the safety of pedestrians on the public road.

A final Construction Environmental Management Plan (CEMP) should be
submitted to the Council, at least 8 weeks prior to 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.

Prior to the commencement of any of the approved development, the
applicant must demonstrate to the Council how any out of sewer flooding,
emanating from the surface water drainage network in a 1 in 100 year
event, will be safely managed so as not to create a flood risk to the
development or from the development to elsewhere. The development
shall be carried out in accordance with the drainage design.

Reason: In order to safeguard against surface water flood risk to the
development and manage and mitigate any increase in surface water flood
risk from the development to elsewhere.

Prior to works commencing on site, all existing trees and hedgerows shown
on Drawing Number 03F, date stamped 15 Feb 2023, by the Planning
Office, as being retained shall be protected by appropriate fencing. No
retained tree shall be cut down, uprooted, or destroyed, or have its roots
damaged within the crown spread nor shall arboricultural work or tree
surgery take place on any retained tree other than in accordance with the
approved plans and particulars, without the written approval of the Planning
Authority.

Reason: To protect Northern Ireland Priority Habitat hedgerow and to retain
the biodiversity value afforded by existing trees.

No construction works, including refuelling, storage of oil / fuel, concrete
mixing and washing areas, storage of machinery / material / spoil, shall take
place within 10m of the watercourse on site.

Reason: To minimise the potential impact of the proposal on the
watercourse.

No development activity, including ground preparation or vegetation
clearance, shall take place until a final Construction and Environmental
Management Plan (CEMP) has been submitted to and approved in writing
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18.

19.

20.

21.

by the Planning Authority. The approved CEMP shall be implemented in
accordance with the approved details, and all works on site shall conform to
the approved CEMP, unless otherwise agreed in writing by the Planning
Authority. The CEMP shall include the following:

a. Construction methodology and timings of works; including details for
construction of the proposed culvert;

b.  Pollution Control and Contingency Plan; including suitable buffers
between the location of all construction works, storage of excavated
spoil and construction materials, any refuelling, storage of oil / fuel,
concrete mixing and washing areas and the watercourse on site;

c. Site Drainage Management Plan; including Sustainable Drainage
Systems (SuDS), foul water disposal and silt management measures;

d.  Water Quality Monitoring Plan;
e. Environmental Emergency Plan;
Reason: To minimise the impact of the proposal on the watercourse.

All hard and soft landscape works shall be carried out in accordance with
Drawing No. 15E bearing the Council date stamped 26" June 2023 and the
approved details. The works shall be carried out no later than the first
available planting season after occupation of the first dwelling.

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.

None of the dwellings hereby approved shall be occupied until works for the
disposal of sewerage have been provided on the site, to serve the
development permitted in accordance with details to be submitted to and
approved by the Council.

Reason: To ensure that adequate drainage infrastructure is available.

No development hereby approved shall be commenced until details of a
sewerage connection to serve the development hereby permitted have
been submitted to and approved in writing by the Council in consultation
with NI Water. The information to be submitted to the Council should
include details of the siting, drawings and specifications of the sewerage
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22.

connection and arrangements for its management and maintenance.
Where a packaged sewage treatment plant is proposed, details of how the
development herby approved is eventually to be connected to the public
system is also to be provided.

Reason: In the interest of public health.

Prior to the occupation of the development herby approved the sewerage
connection as approved have been installed as approved and be
operational. The sewerage connection shall be managed and maintained
thereafter in accordance with the approved arrangements.

Reason: In the interest of public health.

10
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LISBURN & CASTLEREAGH CITY COUNCIL

Note of a site visit by the Planning Committee held at 2:30pm on Tuesday 14th
May to lands to the rear of 7-23 Feredene Park, Dundonald, BT16 2ES

PRESENT: Chairperson (Alderman M Gregg)
Alderman O Gawith

Councillors S Burns, DJ Craig, U Mackin,
A Martin and N Trimble.

IN ATTENDANCE: Head of Planning and Capital Development (CH)
Principal Planning Officer (RH)
Member Services Officer (BF)

Apologies were recorded on behalf of Alderman J Tinsley and Councillors P Catney and G
Thompson.

The site visit was held to consider the following application:

. LA05/2021/1007/F — Residential development consisting of three detached dwellings,
a pair of semi-detached dwellings and eight apartments in two blocks plus associated
site work including sewerage treatment plant and two new accesses onto Comber Road
on land to the rear of 7-23 Ferndene Park, Ballymaglaff, Dundonald, BT16 2ES.

The Committee had agreed to defer consideration of the application to provide Members with
an opportunity to visit the site to better understand the potential for overlooking from the
proposed apartment blocks into the gardens of existing dwellings located on the opposite
side of the Comber Road.

Members and officers met on the footpath opposite the site. With the aid of the site location
plan, the principal planning officer outlined to Members the extent of the application site .
Members also observed the break between the two parts of the site where the curtilage of
13 Ferndene Park extended to the Comber Road.

Members viewed the site and the location of the proposed apartment blocks from several
locations along the Comber Road opposite the site.

With the aid of the application drawings, Members observed where the apartment blocks
are proposed in relation to the garden of the dwelling at 272 Comber Road. The height of
the blocks in relation to the existing and proposed ground levels and the position of the
fenestration were described in relation to the garden.

With the assistance of road layout, landscaping and elevation/floorplan drawings, the Head
of Planning and Capital Development and the Principal Planning Officer clarified several
queries raised in respect of the general layout and arrangement of the buildings in respect
of overlooking.
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Members were also provided with an opportunity to observe the existing topography of the

site, the relationship between the existing and proposed buildings on the boundaries of the

site, the proposed access arrangements to the Comber Road, the location of a new sewage L
treatment works and the extent of the new footpath to be developed along the front of the

site.

The site visit ended at 3:20pm.
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Lisburn & Castlereagh City Council

Planning Committee

Date of Committee Meeting = 15 April 2024

Committee Interest Local (Exceptions Apply)
Application Reference LA05/2021/1007/F
District Electoral Area Castlereagh East

Residential development comprised of 3
detached dwellings, 2 semi-detached dwellings
and 8 apartments in 2 blocks plus associated
site work including sewerage treatment plant
and 2 new accesses onto Comber Road.

Proposal Description

Land to rear of 7-23 Ferndene Park, Dundonald

Location

Representations Forty-seven
Case Officer Catherine Gray
Recommendation Approval

Summary of Recommendation

1. This is a local application. It is presented to the Committee for determination in
accordance with the Protocol for the Operation of the Committee in that the
application requires a legal agreement to secure the delivery of affordable
housing at this location.

2. Itis recommended that planning permission is granted as the proposal is in
accordance with the requirements of policies HOU1, HOU3 and HOU4 of Lisburn
and Castlereagh City Council Plan Strategy. The layout and design of the
proposed buildings create a quality residential environment and when the
buildings are constructed, they will not adversely impact on the character of the
area. The development will also not have a detrimental impact on the amenity of
existing residents in properties adjoining the site by reason of overlooking or
dominance.

3. Furthermore, the density is not significantly different than that found in the
established residential area and the proposed pattern of development is in
keeping with the overall character and environmental quality of the established
residential area.

4. ltis considered that the proposal is also in accordance with the requirements of
policy HOU10 of the Plan Strategy in that adequate provision is made for
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affordable housing as an integral part of the development. This provision will be
subject to a Section 76 Planning Agreement.

The proposed complies with policy of TRA1 the Plan Strategy in that the detail
demonstrates that an accessible environment will be created through the
provision of footway along the front of the site.

It is also considered that the development complies with policy TRA2 of the Plan
Strategy in that the detail submitted demonstrates that the creation of two new
access will not prejudice road safety or significantly inconvenience the flow of
traffic. Regard is also had to the nature and scale of the development, the
character of the existing development, the location and number of existing
accesses and the standard of the existing road network.

The proposal is considered to comply with the policy TRA7 of the Plan Strategy
in that the detail demonstrates that adequate provision for car parking and
appropriate servicing arrangements has been provided without prejudice to road
safety. It will not inconvenience road users or impede the flow of traffic on the
surrounding road network.

The proposal also complies with policies NH2 and NH5 of Plan Strategy in that
the Preliminary Ecological Assessment submitted in support of the application
demonstrates that the proposed development will not harm any protected species
nor is it likely to result in the unacceptable adverse impact on, or damage to
known habitats, species or features of Natural Heritage Importance including any
European designated sites.

The proposed development complies with policies FLD 2 3 and 4 of the Plan
Strategy in that the detail submitted demonstrates that adequate drainage can be
provided within the site to serve the proposal.

Description of Site and Surroundings

10.

11.

12.

13.

Site Context

The application site is located to the northeast of Ferndene Park and southwest
of the Comber Road, Dundonald. It consists of two parcels of land separated by
an existing stream and embankment.

One parcel of land sits to the rear of 7, 9 and 11 Ferndene Park and the other sits
to the rear of 15, 17, 19, 21 and 23 Ferndene Park. Both parcels of land front
onto the Comber Road.

The land is currently undeveloped and comprises of scrub land and semi-
improved grassland with some boundary vegetation. Access to the site is from
the Comber Road.

The land is at a lower level than the surrounding development and lands to the
rear.
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Surrounding Context

14. The land surrounding is mainly comprised of medium to high density housing.

Proposed Development

15. This is a full application for residential development consisting of 3 detached
dwellings, 2 semi-detached dwellings and 8 apartments in 2 blocks plus associated
site work including sewerage treatment plant and 2 new accesses onto Comber
Road.

16. The following documents are submitted in support of the application:

Construction Environmental Management Plan

Biodiversity Checklist and Preliminary Ecological Appraisal

Updated Preliminary Ecological Appraisal

Transport Assessment

Drainage Assessment

Statements from Kevin McShane Ltd in response to Dfl Roads comments

Relevant Planning History

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

below:

Reference Site Address Proposal Decision

Number

Y/2007/0636/F | Land to rear of 9-23 | Erection of 7 dwellings, | Permission
Ferndene Park, 3 detached and 2 pairs | Granted
Ballymaglaff, of semi-detached 31/08/2012
Dundonald, BT16 dwellings with 2 new
2ES vehicular accesses

onto Comber Road.

Consultations

18. The following consultations were carried out:

Consultee Response
Dfl Roads No Objection.
Dfl Rivers Agency No objection.
Housing Executive No objection
LCCC Environmental Health | No Objection
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Consultee Response
NI Water No objection
NIEA Natural Heritage No objection
NIEA Water Management No objection.
Unit

Representations

19.

Forty-seven representations have been received in objection to the application.
The following issues are raised (summarised):

Access, traffic and congestion and road safety
Safety of pedestrians

Construction phase of development

Natural Heritage/Biodiversity/Wildlife
Overdevelopment/density

Drainage and Sewerage

Character of the area/inappropriate accommodation
Design

Overlooking

Neighbour notification

Process and lack of clarity

Value of existing dwellings/view from existing buildings
Water/sewerage provision

Protection of the stream

PPS 3 Access, Movement and Parking

PPS 7 Quality Residential Environments

Creating Places

Residential Amenity/Privacy and Noise

Environmental Impact Assessment (EIA)

20. The thresholds set out in the Planning (Environmental Impact Assessment)
Regulations (Northern Ireland) 2017 have been considered as part of this

21.

assessment.

The site area is 0.44 hectares and does not exceed the thresholds set out in

Section 10(b) of Schedule 2, of the Planning Environmental Impact Assessment
(NI) Regulations 2017 for screening. An EIA determination is not required for this
proposal.
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Local Development Plan

22. 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 the determination of applications must be
in accordance with the plan unless material considerations indicate otherwise.

Plan Strategy 2032

23. ltis stated at Part 1 of the Plan Strategy that:

Transitional arrangements will apply in relation to the existing Plan designations.
The existing Development Plans which remain in effect for different parts of the
Council area are set out in Chapter 2 (Existing Development Plans). Following
adoption the Development Plan will be the Plan Strategy and any old Development
Plan, with the Plan Strategy having priority in the event of a conflict. Regulation 1
state that the old Development Plans will cease to have effect on adoption of the
new LDP at Local Policies Plan (LPP) stage.

The Belfast Metropolitan Area Plan (BMAP) was intended to be

the Development Plan on its adoption in September 2014. This Plan was
subsequently declared unlawful following a successful legal challenge and
therefore remains in its entirety un-adopted.

BMAP in its post-inquiry form was at an advanced stage and therefore remains a
material consideration. Draft BMAP (November 2004) in its pre-inquiry form also
remains a material consideration in conjunction with recommendations of the
Planning Appeals Commission Public Local Inquiry Reports.

24. In accordance with the transitional arrangements the existing BUAP and draft
BMAP remain material considerations.

25. The BUAP identifies the application site as being on land within the settlement
development limit of Castlereagh. In draft BMAP the site is also located within
the settlement development limit of Castlereagh.

26. In draft BMAP the site is also within designation MCH 42 Local Landscape Policy
Area Moat/Enler.

27. Designation MCH 42 Local Landscape Policy Area Moat/Enler states

A Local Landscape Policy Area is designated at Moat/Enler as identified on Map
No. 2a — Metropolitan Castlereagh and on clarification Map No. 2b — Metropolitan
Castlereagh Local Landscape Policy Areas showing the full extent of LLPAS
affecting Metropolitan Castlereagh.

Those features or combination of features that contributes to the environment
quality, integrity or character of these areas are listed below:-
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28.

29.

30.

31.

32.

- Archaeological sites and monuments and their surroundings — A number of
unnamed sites; an early Mesolithic occupation site in Ballymaglaff; a 17" century
watermill site in Ballyoran; and the Dundonald site, which comprises a modern
church (St Elizabeth’s) on the site of a medieval church and graveyard, with
coffin lid and possible souterrain, comprising a Motte (schedule), to the north of
Moat Park, from which there are extensive views;

- Area of local amenity importance — The grounds of St Elizabeth’s Church of
Ireland, a locally important building; a graveyard to the east of the church; the
landscaped Moat Park, to the northeast of a bowling green; a pond area and
playground located to the west of the East Link Road; and Dundonald Primary
School with the associated playing fields, pitches and tennis courts; and

- Area of local nature conservation interest — The Enler River and associated
riverbanks.

The application site is a very small portion of the lands associated with this LLPA
designation.

It is noted that in the last revision of BMAP (that was subsequently found unlawful
and quashed), the portion of land in which the application sits was removed from
the Local Landscape Policy Area (Designation MCH 38 — Moat/Enler Local
Landscape Policy Area in the full BMAP).

The portion of land is also not within a buffer zone surrounding any
archaeological monuments and any development on the site would not affect the
features or combination of features referenced in the LLPA designation on the
neighbouring lands.

The strategic policy for Sustainable Development is set out in Part 1 of the Plan
Strategy. Strategic Policy 01 — Sustainable Development states that:

The Plan will support development proposals which further sustainable
development including facilitating sustainable housing growth; promoting
balanced economic growth; protecting and enhancing the historic and natural
environment; mitigating and adapting to climate change and supporting
sustainable infrastructure.

The strategic policy for Creating and Enhancing Shared Space and Quality
Places is set out in Part 1 of the Plan Strategy. Strategic Policy 03 — Creating
and Enhancing Shared Space and Quality Places states that:

The Plan will support development proposals that contribute to the creation of an
environment which is accessible to all and enhances opportunities for shared
communities; has a high standard of connectivity and supports shared use of
public realm. Good quality housing that supports more balanced communities
must offer a variety of house types, sizes and tenures to meet different needs.

Creating shared neighbourhoods should provide opportunities for
communities to access local employment, shopping, leisure, education and
community facilities.
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33. The strategic policy for Good Design and Positive Place Making is set out in Part
1 of the Plan Strategy. Strategic Policy 05 — Good Design and Positive Place
Making states that:

The Plan will support development proposals that incorporate good design and
positive place-making to further sustainable development, encourage healthier
living, promote accessibility and inclusivity and contribute to safety. Good design
should respect the character of the area, respect environmental and heritage
assets and promote local distinctiveness. Positive place- making should
acknowledge the need for quality, place-specific contextual design which
promotes accessibility and inclusivity, creating safe, vibrant and adaptable
places.

34. The strategic policy for Protecting and Enhancing the Environment is set out in
Part 1 of the Plan Strategy. Strategic Policy 05 — Protecting and Enhancing the
Environment states that:

The Plan will support development proposals that respect the historic and
natural environment and biodiversity. Proposals must aim to conserve, protect
and where possible enhance the environment, acknowledging the rich variety of
assets and associated historic and natural heritage designations. Proposals
should respect the careful management, maintenance and enhancement of
ecosystem services which form an integral part of sustainable development.

35. The strategic policy for Section 76 Agreements is set out in Part 1 of the Plan
Strategy. Strategic Policy 07 — Section 76 Agreements states that:

Development will be required to deliver more sustainable communities by
providing, or making contributions to, local and regional infrastructure in
proportion to its scale, impact of the development and the sustainability of its
location.

A developer will be expected to provide or contribute to the following

infrastructure in order to mitigate any negative consequences of development:

a) Iimprovements to the transport network, including walking and cycling
routes, public transport or, where necessary appropriate parking provision

b) affordable housing

C) educational facilities and/or their upgrades

d) outdoor recreation

e) protection, enhancement and management of the natural and historic
environment

f)  community facilities and/or their upgrades
g) improvements to the public realm

h)  service and utilities infrastructure

i) recycling and waste facilities.

36. The strategic policy for Housing in Settlement Limits is set out in Part 1 of the
Plan Strategy. Strategic Policy 08 Housing in Settlements states that

The Plan will support development proposals that:

a) arein accordance with the Strategic Housing Allocation provided in
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37.

38.

39.

Table 3

b) facilitate new residential development which respects the surrounding
context and promotes high quality design within settlements

c) promote balanced local communities with a mixture of house types of
different size and tenure including affordable and specialised housing

d) encourage compact urban forms and appropriate densities while protecting
the quality of the urban environment.

The following operational policies in Part 2 of the Plan Strategy also apply.
Housing in Settlements

As this application is for residential development policy HOU1 - New Residential
Development states that:

Planning permission will be granted for new residential development in settlements
in the following circumstances:

a) on land zoned for residential use

b)  on previously developed land (brownfield sites) or as part of mixed-use
development

c) In designated city and town centres, and within settlement development limits of
the city, towns, greater urban areas, villages and small settlements

d) living over the shop schemes within designated city and town centres, or as
part of mixed use development.

The above policy applies to all residential uses as set out in Part C of the Schedule to
the Planning (Use Classes) Order (Northern Ireland) 2015 (or as amended).

Policy HOU3 - Site Context and Characteristics of New Residential Development
states:

Planning permission will be granted for new residential development where it will
create a quality and sustainable residential environment which respects the existing
site context and characteristics. An overall design concept, in accordance with
Policy HOU6 must be submitted for all residential proposals and must demonstrate
that a proposal draws upon the positive aspects of, and respects the local
character, appearance and environmental quality of the surrounding area.
Proposals for residential development will be expected to conform to all the following
criteria:

a) the development respects the surrounding context, by creating or enhancing a
local identity and distinctiveness that reinforces a sense of place, 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)  archaeological, historic environment and landscape characteristics/features
are identified and, where appropriate, protected and suitably integrated into the
overall design and layout of the development.
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40.

For new residential development in areas of distinctive townscape character,
including Conservation Areas and Areas of Townscape or Village Character, an
increased residential density will only be allowed in exceptional circumstances.

All development should be in accordance with available published space
standards.

Policy HOU4 - Design in New Residential Development states:

Proposals for residential development will be expected to conform to all the following
design criteria:

a) the design of the development must draw upon the best local architectural
form, materials and detailing

b)  landscaped areas using appropriate locally characteristic or indigenous species
and private open space must form an integral part of a proposal’s open space
and where appropriate will be required along site boundaries to soften the
visual impact of the development and assist in its integration with the
surrounding area

c) where identified as a Key Site Requirement adequate provision is made for
necessary local community facilities, to be provided by the developer

d) residential development should be brought forward in line with the following
density bands:

. City Centre Boundary 120-160 dwellings per hectare

. Settlement Development Limits of City, Towns and Greater Urban Areas:
25-35 dwellings per hectare

. Settlement Development Limits of Villages and small settlements 20-25
dwellings per hectare.

. Within the above designated areas, increased housing density above the
indicated bands will be considered in town centres and those locations that
benefit from high accessibility to public transport facilities

e) arange of dwellings should be proposed that are accessible in their design to
provide an appropriate standard of access for all. The design of dwellings
should ensure they are capable of providing accommodation that is
wheelchair accessible for those in society who are mobility impaired. A range
of dwelling types and designs should be provided to prevent members of
society from becoming socially excluded

f)  dwellings should be designed to be energy and resource efficient and,
where practical should include integrated renewable energy technologies to
minimise their impact on the environment

g) a proposed site layout must indicate safe and convenient access through
provision of walking and cycling infrastructure, both within the development
and linking to existing or planned networks; meet the needs of mobility
impaired persons; and respect existing public rights of way

h)  adequate and appropriate provision is made for car and bicycle parking
including where possible electric vehicle charging points

i) the design and layout must 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
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41.

42.

43.

j)  the design and layout should where possible include use of permeable
paving and sustainable drainage

K)  the design and layout design must demonstrate appropriate provision is
made for householder waste storage and its collection can be facilitated
without impairment to the access and maneuverability of waste service
vehicles

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

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

The Justification and Amplification states that :

Please note the Supplementary Planning Guidance on design of residential
development that will support the implementation of this policy.

It also states that:

Accessible Accommodation

Design standards are encouraged to meet the varying needs of occupiers and be
easily capable of accommodating adaptions. Developers should ensure that a range
of dwelling sizes (including internal layout and the number of bedrooms) is
provided to meet a range of housing needs that facilitate integration and the
development of mixed communities.

As more than five dwellings are proposed there is a need to consider the
requirement for affordable housing. Policy HOU10 - Affordable Housing in
Settlements states that:

Where the need for Affordable Housing is identified, through the Housing Needs
Assessment on sites of more than 0.5 hectares or comprising of 5 residential units or
more, proposals will only be permitted where provision is made for a minimum 20%
of all units to be affordable. This provision will be secured and agreed through a
Section 76 Planning Agreement.

All developments incorporating affordable housing should be designed to integrate
with the overall scheme with no significant distinguishable design differences, in
accordance with any other relevant policies contained within this Plan Strategy.

In exceptional circumstances where it is demonstrated that the affordable housing
requirement cannot be met, alternative provision must be made by the applicant, or
an appropriate financial contribution in lieu must be agreed through a Section 76
Planning Agreement. Such agreements must contribute to the objective of creating
mixed and balanced communities.

Proposals for the provision of specialist accommodation for a group of people with

specific needs (such as purpose built accommodation for the elderly, Policy HOU11)
will not be subject to the requirements of this policy.

10
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44,

45.

46.

Windfall sites will be encouraged for the development of affordable housing in suitable
and accessible locations.

By exception, proposals for affordable housing could be permitted on land identified
as open space, in accordance with Policy OS1, where it can be demonstrated that all
of the following criteria have been met:

a) ademonstrable need has been identified by the Northern Ireland Housing
Executive

b)  the application is made by a registered Housing Association or the Northern
Ireland Housing Executive

c) the proposal will bring substantial community benefits that decisively outweigh
the loss of the open space.

Development proposals will not be supported where lands have been artificially
divided for the purposes of circumventing this policy requirement.

The Justification and Amplification states that:

The policy requires a minimum provision of 20% of units as affordable housing.
Where up to date evidence indicates a requirement for a higher proportion of
affordable housing, the council will expect developments to provide this. Where
appropriate this may be indicated through key site requirements within the Local
Policies Plan. It may also be secured through discussions with applicants on a
case-by-case basis as part of the development management process.

The Glossary associated with Part 2 of the Plan Strategy states that:
Affordable Housing is:

a) Social rented housing; or

b) Intermediate housing for sale; or

c) Intermediate housing for rent,

that is provided outside of the general market, for those whose needs are not met
by the market.

Affordable housing which is funded by Government must remain affordable or

alternatively there must be provision for the public subsidy to be repaid or recycled
in the provision of new affordable housing.

Natural Heritage

Given this is a large site the potential impact on the natural environment is
considered.

Policy NH2 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.

11
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47.

48.

In exceptional circumstances a development proposal that is likely to harm these
species may only be permitted where:

a) there are no alternative solutions; and

b) it is required for imperative reasons of overrising public interest; and

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

d) 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 the, 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

g) rare or threatened native species

h)  wetlands (includes river corridors)

i) other natural heritage features worthy of protection including trees and
woodland.

—
AU RURCRS

A development proposal which is likely to result in an unacceptable adverse
impact on, or damage to, habitats, species or features listed above 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 and Transport
The proposal proposes two new accesses onto the Comber Road which is a

protected route. Policy TRA1 - Creating an Accessible Environment states that:

12
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49.

50.

51.

The external layout of all development proposals will incorporate, where
appropriate:

a) facilities to aid accessibility e.g. level access to buildings, provision of
dropped kerbs and tactile paving etc, together with the removal of any
unnecessary obstructions

b)  user friendly and convenient movement along pathways and an unhindered
approach to buildings

c) priority pedestrian and cycling movement within and between land uses

d) ease of access to car parking reserved for disabled or other users, public
transport facilities and taxi ranks.

Public buildings will only be permitted where they are designed to provide suitable
access for customers, visitors and employees.

Access to existing buildings and their surroundings should be improved as
opportunities arise through alterations, extensions and changes of use.

Submission of a Transport Assessment Form (TAF) and a Design and Access
Statement may also be required to accompanying development proposals.

Policy TRA 2 — Access to Public Roads states:

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

a) it will not prejudice road safety or significantly inconvenience the flow of
vehicles; and,
b) it does not conflict with Policy TRA3 Access to Protected Routes.

Consideration will also be given to the nature and scale of the development,
character of existing development, the contribution of the proposal to the
creation of a quality environment, the location and number of existing accesses
and the standard of the existing road network together with the speed and
volume of traffic using the adjacent public road and any expected increase.

The justification and amplification states that:

For development proposals involving a replacement dwelling in the
countryside, there an existing access is available but does not meet the current
standards, the Council would encourage the incorporation of improvements to
the access in the interests of road safety.

Policy TRA3 Access to Protected Routes states:

The Council will restrict the number of new accesses and control the level of
use of existing accesses onto Protected Routes as follows:

Motorways and High Standard Dual Carriageways — All locations

Planning permission will not be granted for development proposals involving
direct access. An exception may be considered in the case of motorway

13
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52.

service areas.

Other Dual Carriageways, Ring Roads, Through-Passes and By Passes —
All locations

Planning permission will only be granted for a development proposal involving
direct access or the intensification of the use of an existing access in
exceptional circumstances or where the proposal is of regional significance.

Other Protected Routes — Outside Settlement Limits
Planning permission will only be granted for a development proposal in the
following circumstances:

i. For a replacement dwelling in accordance with Policy COU3 where the
dwelling to be replaced is served by an existing vehicular access onto the
Protected Route;

ii. For a farm dwelling or a dwelling serving an established commercial or
industrial enterprise where access cannot be reasonably achieved from an
adjacent minor road. Where this cannot be achieved, proposals will be required
to make use of an existing vehicular access onto the Protected Route; and

iii. For other developments which would meet the criteria for development in
the countryside where access cannot be reasonably achieved from an adjacent
minor road. Where this cannot be achieved, proposals will be required to make
use of an existing vehicular access onto the Protected Route.

In all cases the proposed access must be in compliance with the requirements
of Policy TRAZ2.

Other Protected Routes — Within Settlement Limits

Planning permission will only be granted for a development proposal involving
direct access, or the intensification of the use of an existing access where it is
demonstrated that access cannot reasonably be taken from an adjacent minor
road; or, in the case of residential proposals, it is demonstrated that the nature
and level of access will significantly assist in the creation of a quality
environment without compromising standards of road safety or resulting in an
unacceptable proliferation of access points.

In all cases, where access to a Protected Route is acceptable in principle it will
also be required to be safe in accordance with Policy TRAZ2.

Policy TRA7 — Car Parking and Servicing Arrangements states:

Development proposals will 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 published standards33 or any reduction provided for in
an area of parking restraint designated in the Local Development Plan. Proposals
should not prejudice road safety or significantly inconvenience the flow of
vehicles.

14
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53.

54.

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

a) where, through a Transport Assessment or accompanying Travel Plan, it forms
part of a package of measures to promote alternative transport modes

b) where the development is in a highly accessible location well served by public
transport

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

d) where shared car parking is a viable option

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

Proposals involving car parking in excess of the Department’s published
standards will only be permitted in exceptional circumstances, subject to the
submission of a Transport Assessment outlining alternatives.

A proportion of the spaces to be provided will be reserved for people with
disabilities.

Car parking proposals should include an appropriate number of reserved electric
charging point spaces and their associated equipment. 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.

Flooding

There are two culverts that meet adjacent to the site. Policy FLD2 Protection of Flood
Defence and Drainage Infrastructure states that:

Development will not be permitted that impedes the operational effectiveness of flood
defence and drainage infrastructure or hinder access for maintenance, including
building over the line of a culvert.

The proposal is for more than 10 dwellings and more than 1000 square metres will be
hardstanding. Policy FLD3 Development and Surface Water (Pluvial) Flood Risk
Outside Flood Plains states:

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

a) a residential development of 10 or more units

b) a development site in excess of 1 hectare

C) achange of use involving new buildings and/or hard surfacing exceeding
1,000 square metres in area.

15
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A DA will also be required for any development proposal, except for minor
development, where:

" it is located in an area where there is evidence of historical flooding.

. surface water run-off from the development may adversely impact on other
development or features of importance to nature conservation, archaeology or
historic environment features.

A development requiring a DA will be permitted where it is demonstrated through
the DA 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. If a DA
is not required, but there is potential for surface water flooding as shown on the surface
water layout of Dfl Flood Maps NI, it remains the responsibility of the developer to
mitigate the effects of flooding and drainage as a result of the development.

Where the proposed development is also located within a fluvial flood plain, then
Policy FLD1 will take precedence.

55. A short section of a n open watercourse needs culverted to facilitate access to
the site. Policy FLD4 Artificial Modification of Watercourses states:

Artificial modification of a watercourse, including culverting or canalisation, will
only be permitted in the following exceptional circumstances:

a) a short length of culverting necessary to provide access to a development site,
or part thereof

b) where it can be demonstrated to the satisfaction of Dfl Rivers that a specific
length of watercourse needs to be culverted for engineering reasons and that
there are no reasonable or practicable alternative courses of action.

Regional Policy and Guidance

Regional Policy

56. The SPPS was published in September 2015. It is the most recent planning
policy and it is stated at paragraph 1.5 that:

The provisions of the SPPS apply to the whole of Northern Ireland. They must be
taken into account in the preparation of Local Development Plans (LDP) and are
material to all decisions on individual planning applications and appeals. The
Department intends to undertake a review of the SPPS within 5 years.

57. Paragraph 2.1 of the SPPS recognises that an objective of the planning system is
to secure the orderly and consistent development of land whilst furthering
sustainable development and improving well-being. It states that:

planning system should positively and proactively facilitate development that

contributes to a more socially economically and environmentally sustainable
Northern Ireland. Planning authorities should therefore simultaneously pursue

16
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58.

59.

60.

61.

62.

63.

64.

social and economic priorities alongside the careful management of our built and
natural environments for the overall benefit of our society

Paragraph 3.6 of the SPPS states:

planning authorities should make efficient use of existing capacities of land,
buildings and infrastructure, including support for town centre and regeneration
priorities in order to achieve sustainable communities where people want to live,
work and play now and into the future. Identifying previously developed land
within settlements including sites which may have environmental constraints (e.g.
land contamination), can assist with the return to productive use of vacant or
underused land. This can help deliver more attractive environments, assist with
economic regeneration and renewal, and reduce the need for green field
development.

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.

The site is proposed to be developed for housing development. It is stated at
paragraph 6.136 that:

The policy approach must be to facilitate an adequate and available supply of
quality housing to meet the needs of everyone; promote more sustainable
housing development within existing urban areas; and the provision of mixed
housing development with homes in a range of sizes and tenures. This approach
to housing will support the need to maximise the use of existing infrastructure
and services, and the creation of more balanced sustainable communities.

Retained Regional Guidance

Whilst not policy, the following guidance documents remain a material
considerations:

Creating Places

The policy requires the guidance in the Creating Places — Achieving Quality in
Residential Developments’ (May 2000) to also be considered.

The guide is structured around the process of design and addresses the following
matters:
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- the analysis of a site and its context; L
- strategies for the overall design character of a proposal;

- the main elements of good design; and

- detailed design requirements.

65. Paragraph 7.16 provides guidance on separation distances stating:

Where the development abuts the private garden areas of existing properties, a
separation distance greater than 20 metres will generally be appropriate to
minimise overlooking, with a minimum of around 10 metres between the rear of
new houses and the common boundary.

66. Paragraphs 5.19 — 5.20 provides guidance on the level of private open space
provision as follows:

Provision should be calculated as an average space standard for the
development as a whole and should be around 70 square metres per house or
greater. Garden sizes larger than the average will generally suit dwellings for
use by families. An area less than around 40 square metres will generally be
unacceptable.

Development Control Advice Note 8 - Housing in Existing Urban Areas

67. Paragraph 4.10 states that:

Planning Service will expect applicants and designers to carry out an appraisal of
the local context, which takes into account the character of the surrounding area;
and new development should respect the architectural, streetscape and
landscape character of the area.

Assessment

Housing in Settlements

Policy HOU 1 — New Residential Development

68. This application is for 13 residential units within the Settlement Development Limit of
Dundonald. The land on which the development is proposed is not zoned for any
particular use. As the requirement of criteria (c) is met this is a suitable location for
new residential development and the requirement of policy HOU1 is met.

Policy HOU3 - Site Context and Characteristics of New Residential Development

69. The application site is undeveloped piece of land rectangular in shape consisting
of two sections. It is enclosed to the south southwest and to the rear by
residential development at Ferndene Park, Ferndene Avenue and New Line.
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70.

71.

72.

73.

74.

75.

76.

77.

78.

79.

80.

81.

The application site fronts onto the Comber Road and on the opposite side of the
Comber Road there are residential properties which include a mix of house types
located on medium sized plots.

The dwellings and apartments vary in size and design but are typical of a
suburban residential setting.

The form and general arrangement of the buildings are considered to be
characteristic of those found in the local context.

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

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 residential
development and that the established residential character of the area would not
be harmed by either the form or scale of development proposed.

The layout of the rooms in each of the units, the position of the windows and
separation distance also ensures that there is no overlooking into the private
amenity space of neighbouring properties within the development or to
properties adjacent to the development.

The existing development to the rear of the site of Ferndene Park is set at a
higher level than the proposed development and there would be a certain degree
of overlooking from the existing residential development to the proposed
development, however in the urban context a degree of overlooking is considered
to be acceptable. This is dealt with in more detail later in the report.

The separation distances between the existing and proposed development is
considered to be acceptable and would minimise any overlooking from the
existing properties.

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

Having regard to this detail and the relationship between the buildings in each
plot and considered the guidance recommended in the Creating Place document,
criteria (a) of policy HOUS3 is met.

With regard to criteria (b), the proposal is not within a buffer zone surrounding
any archaeological monuments or near to any Listed Buildings. It is considered
that the proposal would not have a negative impact on any archaeology or the
historic environment.

No other landscape characteristics/features have been identified that required

integration into the overall design and layout of the development. This part of the
policy is met.
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83.

84.

85.

86.

87.

88.

89.

90.

Policy HOU4 - Design in New Residential Development

Sites 1 and 12 consists of House type A(H), detached dwellings, rectangular in
shape, have 4 bedrooms and a ridge height of 6.4 metres above the finished floor
level. They are one and a half storey with wall dormers to the upper floor to the
front and Velux windows to the rear.

Sites 2 and 3 are a pair of semi-detached dwellings, house type B and C, and are
one and a half storeys in height. It has a maximum ridge height of 6.85 metres
above the finished floor level and each has 3 bedrooms. The windows on the
first floor are wall dormers to the front and Velux to the rear.

Sites 4-7 and 8-11 are two blocks of apartments. Both blocks have the same
design with one handed to the other. Sites 4-7 are house type D and sites 8-11
are house type D(H). Each block is two-storey, rectangular in shape with a
maximum ridge height of 9 metres above the finished floor level.

Site 13 consists of a detached dwelling house type A. It is rectangular in shape
with two floors of accommodation with the appearance of a one and half storey
dwelling to the front with wall dormers on the first floor and velux windows to the
rear. Itis a 4-bedroom house with a proposed ridge height of 6.4 metres above
the finished floor level.

The external material finishes for all the buildings are dark grey reconstituted
slate or flat profile roof tiles; proposed off white painted/self-coloured
render/stone cladding/dark grey clay facing brick to external walls; proposed
black uPVC clad or black painted timber barge boards, fascia and soffits
throughout; proposed double glazed self-coloured aluminium or painted timber or
uPVC windows; proposed obscured glazing to windows to all bathrooms and en-
suites; and proposed painted and sheeted solid core timber external doors.
These are considered to be acceptable for the site and its location in the urban
context.

The layout of the rooms in each of the units, the position of the windows along
with the separation distance also ensures that there is no overlooking into the
private amenity space of neighbouring properties.

The development on the site does not conflict with surrounding land uses. Itis
well separated from adjoining residential development to the rear and is situated
at a lower ground level. The buildings are not dominant or overbearing and no
loss of light would be caused.

The site layout demonstrates the positioning of the proposed units in relation to
Ferndene Park to the rear. The level of the proposed site is considerably lower
than the existing residential development of Ferndene Park. The site sections
also detail how the proposal sits in relation to the existing adjacent residential
development.

The proposed dwelling to site 1 is located 15.4 metres away from the property at
21 Ferndene Park at the nearest point (building to building). The proposed unit
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91.

92.

93.

94.

95.

96.

97.

98.

99.

100.

to site 2 is located 17 metres away from the property at 23 Ferndene Park at the
nearest point (building to building).

Creating Places guidance stipulates that a minimum of 20 metres separation
distance be provided between the two-storey element of the dwelling units which
back onto each other with the proposed development. Given the difference in
levels, the proposed site being lower than the existing development, and the
design of the proposed dwellings (not having upper floor windows to the rear), it
is considered that the position of the dwellings and the difference in height
between the existing and proposed buildings that the smaller separation
distances of 15 and 17 metres at these site are acceptable. The separation
distance elsewhere are in accordance with the guidance in Creating Places.

The proposed layout is consistent with the form of housing found in the
surrounding area. The proposed houses all face towards the internal service
road. And in curtilage parking spaces are provided for each unit.

Each unit has their own private amenity space, a small area to the front and a
substantial area to the side/rear of the unit. The lawn areas in front of the
proposed buildings are designed to ensure the frontages are not dominated by
hardstanding and car parking.

The house t are designed to current building control requirements to be provide
accommodation that is wheelchair accessible for persons with impaired mobility.

The proposed design and finishes are considered to draw upon the mix of
materials and detailing exhibited within the surrounding area and will ensure that
the units are as energy efficient as possible.

For the reasons outlined above, criteria (a), (e), (f) and (i) are considered to be
met.

There is no requirement for the provision of a local community or neighbourhood
facility for this scale of development. The site is accessible to a number of shops
and other neighbourhood facilities in Dundonald. Criteria (c) is met.

The private outdoor amenity space across the development varies, with 114
square metres for site 1, 104 square metres for site 2, 90 square metres for site
3, 60 square metres of amenity space for each apartment block with the addition
of the open green space to the side of site, site 12 has 58 square metres and site
13 has 109 square metres.

The large area of open space to the side of the site provides a visual amenity and
off-sets any amenity provision which is to the lower end of the scale in terms of
the guidance stipulated in Creating Places.

Boundary treatments around and within the site are proposed to separate each
unit and details of these are provided in the proposed site boundary detail
drawing. There is a mixture of fencing and boundary walls and pillars proposed.
These are considered to be acceptable for this type of development in the urban
context.
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101. Landscaped areas are proposed as part of the overall development. The L
submitted landscape plan details the proposed landscaping treatments to the
boundaries and within the overall site. The proposal uses appropriate species of
planting and it softens the visual impact of the proposal. For the reasons outlined
above, criteria (b) is considered to be met.

102. There is no requirement for the provision of a local community or neighbourhood
facility for this scale of development.

103. With regard to criteria (d) the proposed density, the proposal is for 13 units on a
site measuring 0.44 hectares which is not considered to be overdevelopment.
This equates to a density is 29 units per hectare and is in line with policy HOU4.

104. The proposed development will provide a residential density not significantly
lower than that found in the established residential area and the proposed pattern
of development is in keeping with the overall character and environmental quality
of the established residential area. The average unit size exceeds space
standards set out in supplementary planning guidance.

105. The internal road layout provides for safe and convenient access through the site
and the provision of dropped kerbs and tactile paving will also serve to meet the
needs of mobility impaired persons. Adequate and appropriate provision is also
made for in curtilage parking which meets the required parking standards.
Criteria (g) and (h) are considered to be met.

106. The careful delineation of plots with appropriate fencing and privacy walls will
serve to deter crime and promote personal safety. Criteria (I) is considered to be
met.

107. Provision is made for a designated bin storage area for the apartment blocks and
Provision can be made for householder waste storage within the driveways for
each other unit and its safe collection can be facilitated without impairment to the
access manoeuvrability of waste service vehicles. Criteria (k) is met.

Policy HOU10 - Affordable Housing

102. Policy HOU10 requires a 20% affordable housing provision. In the context of the
proposed scheme, this equates to 3 units.

103. The agent details on the site layout plan that units 4, 5 and 6 are designated as
affordable housing units.

104. The affordable housing tests associated with Policy HOU10 of the Plan Strategy

are therefore capable of being met subject to this provision being secured and
agreed through a Section 76 Planning Agreement.

Natural Heritage

105. A Biodiversity Checklist and Preliminary Ecological Appraisal carried out by
Ecolas Ecology received 15 Sept 2021 and an updated Ecological Appraisal also
completed by Ecolas Ecology received 16 December 2022 is submitted in
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106.

107.

108.

support of the application. Also a Construction Environmental Management Plan
has been submitted in support of the application.

The Ecological Appraisal details and concludes that:

‘The site comprises of two small field parcels dominated by dense scrub, semi-
improved grassland, tall ruderal, scattered trees, hedgerows and running water.
Tree clearance works had been undertaken in the past with majority of felled
trees stored within the area of dense scrub to the south. A small stream is
located along the north and north east boundaries of the field parcel to the south.
Access will be required over the stream from the Comber Road. Works on site
will see the removal of areas of dense scrub, tall ruderal and semi-improved
grassland. The development within these habitats will not have a negative
impact on local biodiversity. Remaining trees along the boundary of the site are
to be retained and recommendations have been provided for their protection
during construction works. Recommendations have also been provided for the
protection of the quality of the water within the stream.

There is no/limited roosting provision on site for bats and habitat connectivity will
remain unaffected as most of the boundary habitats will remain on site.
Therefore, there will be no adverse impact on commuting and foraging bats.

No evidence of otter was noted within the site or along the stream corridor. The
watercourse on site was assessed as sub-optimal for this species. However,
recommendations have been provided to ensure that there are no adverse
impacts to the local otter population downstream of the site through the
protection of the water quality during site works.

No evidence of badger was noted on site, however, general recommendations
have been provided for this species.

Areas of trees, hedgerows and scrub are deemed suitable for breeding birds and
recommendations have been provided for timing of vegetation removal.’

The above documents were sent to NIEA Natural Environment Division (NED) for
consultation. They responded and advised that NED has considered the impacts
of the proposal on natural heritage interests and, on the basis of the information
provided, has objection to the proposed development

For the reasons outlined, it is considered that the proposed development will give
rise to no significant adverse effects on habitats or species of ecological or nature
conservation value, the proposed development is unlikely to result in any
cumulative impact upon these features when considered alone or with other
developments nearby and as such the policies NH2 and NH5 of the Plan
Strategy are considered to be met. The conditions recommended by NED are
appropriate and this is borne out in the assessment submitted in support of the
application. It is further recommended that these conditions be attached to any
approved scheme.
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Access and Transport

109. The P1 Form indicates that the proposal involves the construction of a new
access to the public road for both vehicular and pedestrian use. Two new
accesses onto the Comber Road. The Comber Road is a Protected Route.

110. A Transport Assessment Form has been submitted in support of the application.

111. The application site is within the Settlement Development Limit and Policy TRA3
makes provision for a development involving direct access where it is
demonstrated that access cannot reasonably be taken from an adjacent minor
road or in the case of residential proposals, it is demonstrated that the nature and
level of access will significantly assists in the creation of a quality environment
without compromising standards of road safety.

112. The application site is only accessed from the Comber Road and backs onto
existing residential development with no other access points available.

113. Through the processing of the application the layout has been amended to
ensure that the proposal complies with road safety standards and policy TRAZ2.

114. The layout plan details a 2 metre wide footpath to run along the front of the site.
Both proposed accesses have proposed visibility splays of 2.4 metres by 90
metres in both directions.

115. Dfl Roads have been consulted on the application and have no objection on the
grounds of road safety or traffic impact.

116. The parking provision is also in accordance with the requirements of Creating
Places and acceptable.

117. Based on a review of the plans and other supporting documents and having
regard to the advice from Dfl Roads it is considered that the proposed complies
with Policy TRA1 of the Plan Strategy in that an accessible environment will be
created through the provision of a road and footway that can be built to the
appropriate standard.

118. It is also considered that the development complies with policy TRA2 of the Plan
Strategy in that plans and documents supplied with the application demonstrate
that the creation of two new access will not prejudice road safety or significantly
inconvenience the flow of traffic. Regard is also had to the nature and scale of
the development, the character of the existing development, the location and
number of existing accesses and the standard of the existing road network.

119. The proposal is also considered to comply with policy TRA3 of the Plan Strategy
in that the detail demonstrates that access onto the Comber Road is accepted in
principle and also complies with policy TRAZ2.

120. The proposal is also considered to comply with policy TRA7 of the Plan Strategy

in that the detail demonstrates that adequate provision for car parking and
appropriate servicing arrangements has been provided so as not to prejudice
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121.

122.

123.

124.

125.

126.

127.

128.

129.

road safety or inconvenience the flow of traffic.
Flooding

The information submitted indicates that water connection would be through the
public mains, that the storm would be served by the adjacent watercourse and
that foul would be served by the proposed sewerage treatment plant.

Facing the application site from the Comber Road there is a section of stream
that is proposed to be culverted that runs parallel with the north eastern boundary
of the southern parcel of land, that runs from the stream that is located between
the two parcels of land.

A Drainage Assessment has been submitted in the support of the application.
Dfl Rivers Agency have been consulted on the application and have no
objections.

A culverted watercourse known as the Ferndene Stream flows generally north
east between 11 and 13 Ferndene Park. This portion is outside the red line of
the application site. A further designated watercourse known as New Line
Stream is found adjacent to the Comber Road and flows generally north west
and its confluence with the Ferndene Stream. The watercourse from this
confluence is undesignated and continues to flow north east and under the
Comber Road.

In accordance with policy FLD2, a working maintenance strip is detailed on the
site layout plan. No construction works in the form of erection of buildings is
proposed within the working strip.

IA Flood Risk and Drainage Assessment has been submitted for consideration.
Rivers Agency have confirmed that the report demonstrates that the design and
construction of a suitable drainage network is feasible. It indicates that the 1 in
100-year event could be contained through an online attenuation system, when
discharging at existing green field runoff rate, and therefore there will be no
exceedance flows during this event.

Further assessment of the drainage network will be made by NI Water prior to
adoption. Rivers Agency request that the potential risk from exceedance of the
network, in the 1 in 100 year event, is managed. The advice of Dfl Rivers is
accepted and there is no reason to disagree with content of the submitted
drainage assessment. A condition is necessary in respect of exceedance and
included as part of the recommendation to approve.

The application proposes the culverting of a section of stream. The proposed
culverting is for a short length of culverting necessary to accommodate access to
the development. This is in accordance with the requirements of criteria (a) of
FLD 4 and the section of culvert is agreed.

Water Management Unit have also been consulted on the application and advise

that they have considered the impacts of the proposal on the surface water
environment and on the basis of the information provided has no objection.
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130.

131.

132.

A final Construction Environmental Management Plan (CEMP) should be
submitted to the Council, at least 8 weeks prior to the commencement of
construction.

NI Water were consulted in relation to the proposal and have raised no objections
or concerns regarding the proposal.

Based on a review of the information and advice received from Dfl Rivers, Water
Management Unit and NI Water, it is accepted that the proposal complies with
policies FLD2, 3 and 4 of the Plan Strategy.

Consideration of Representations

133.

134.

135.

136.

137.

Objections have been received in relation to the proposal. Consideration of the
issues raised (summarised) are set out in the below:

Access, traffic and congestion and road safety

Concern is raised that the proposal would introduce two more accesses onto an
already busy road creating additional pressure and increased volume of traffic
and close to the busy junction where the Comber Road / Grahamsbridge Road
meet. Concern is raised about any resultant traffic movements and road safety.
Concern is also raised about the lack of adequate parking spaces. Concern is
also raised about the content of the transport assessment information.

It is acknowledged that the Comber Road is a Protected Route. Policy makes
provision for circumstances where new accesses are acceptable onto a
Protected Route within the Settlement Development Limit. The proposal has
been assessed against policies TRA 2 and 3 of the Plan Strategy and meets the
relevant policy tests. Also parking provision is in line with the Parking Standards.
Dfl Roads have been consulted on the proposal and have no objections subject
to standard conditions and informatives.

Safety of pedestrians

Concern is raised that the number of exits on that stretch of Comber Road are
already contributing to a very dangerous situation using the bus stops on both
sides of the road at New Line and that any additional exists would only
compound this problem. The view is expressed that there is no safe means of
crossing either the Comber Road or the Old Dundonald road to access public
transport. Concerns is raised about a lack of footpath for pedestrians from the
New Line towards the Old Dundonald Road.

The proposal is not of sufficient scale to require a road crossing on the Comber

Road. The proposal does however involve the creation of a 2 metre wide
footpath along the frontage of the site for pedestrian use.
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138.

139.

140.

141.

142.

143.

144.

145.

Construction phase of development

Concern is expressed that there would be significant heavy plant machinery
involves in the construction of this particular development leading to ongoing
traffic disruption in a busy area. And that assessments should be carried out to
ensure that there will be no damage to adjacent properties during construction.

Construction traffic and the impact of the construction of any development is of a
temporary nature. The onus is on the developer/land owner to ensure that any
construction works do not have a negative impact on any adjacent properties for
the duration of the contract.

Natural Heritage/ Biodiversity/Wildlife

Concern is raised about the impact of the proposal on local wildlife and on bat
activity, badgers etc. The view is also expressed that the ecological survey was
carried out after the land was cleared and the integrity of the ecology survey is
questioned. Concern is raised that vegetation and trees have been removed.
The view is also expressed that the proposal would result in a loss of a green
lung that complements the greenway.

Planning permission is not required to clear a site and the onus is on the
developer/land owner to ensure they meet all statutory requirements with regards
to biodiversity and wildlife. A biodiversity checklist and preliminary ecological
appraisal and an updated ecological appraisal completed by Ecolas Ecology has
been submitted in support of the application. NIEA Natural Environment Division
have been consulted on the proposal and have no concerns and provided some
standard conditions for inclusion on any decision notice. The proposal has been
assessed against the NH policies in the Plan Strategy and it is considered that
the proposal would not cause any harm to any natural heritage.

Overdevelopment/density

Concern is expressed that the number of dwellings is excessive and that there is
an increased density on the site.

Through the processing of the application the number of units has been reduced
from 17 units to 13 units to address concerns in relation to overdevelopment.
The proposed density equates to 29 dwellings her hectare and is in line with
policy HOU4 of the Plan Strategy. The proposal is not considered to be
overdevelopment.

Drainage and Sewerage

Concern is raised about new sewers being built close to dwellings. Concern is
raised about the protection of the stream to take the storm water run-off.
Concern is raised about the additional loading on the sewerage systems.

Dfl Rivers Agency, Water Management Unit and NI Water have all been
consulted on the proposal and have raised no objections.
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146.

147.

148.

149.

150.

151.

152.

153.

154.

Character of the area/ inappropriate accommodation

The view is expressed that the inclusion of apartment buildings is outwith the
character of the area. Concern is raised that the apartments and three storey
buildings are not in keeping with the area.

Through the processing of the application, the three storey elements of the
design has been removed. Policy does not preclude apartments in an urban
area and in an area of established residential use. Policy promotes the use of
mixed housing, a diverse range of house types for inclusion and there are
already other apartment blocks within the wider area of Dundonald. The design
is also such that it has the appearance of two storey dwellings.

Design

Concern is raised about the closeness of the building adjacent to the existing
kerb line. Concerns are also raised about the rooflines with respect to the
gardens and properties in Ferndene Park and Ferndene Mews.

The submitted site sections and site layout details how the proposal sits in
relation to the existing adjacent development and the Comber Road. The
proposal is set at a lower level than the existing development to its rear and is
considered to be acceptable in the urban context in which it sits.

Overlooking

Concern is expressed about overlooking into private amenity space and also that
existing properties would overlook the proposed development.

The proposal has been amended throughout the processing of the application.
The design of the proposed units ensures that no overlooking would be caused
into any neighbours private amenity space. It is accepted that there would be a
certain degree of overlooking into the proposed development from existing
properties however the separation distances along with boundary treatments
ensure that this is kept to a minimum and some degree of overlooking in an
urban context is expected.

Neighbour notification

Concern is raised about the extent of neighbour notification to properties in
Ferndene Mews.

Statutory obligations with regards to neighbour notification have been met.

Process and lack of clarity

The view is expressed that due process has not been followed as there was a
delay in public comments being made available to view online and that plans
were not visible online. The view is also expressed that there is a lack of clarity
of information.
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155.

156.

157.

158.

159.

160.

161.

162.

163.

164.

165.

Due process has been followed and all representations and plans are available to
view online. Through the processing of the application additional plans have
been sought to provide as much information as possible to allow a full and proper
assessment of the proposed development.

Value of existing dwellings/ view from existing buildings

Concern is raised that the proposed development would adversely affect the
value of the existing dwellings. Concern is also raised about the impact of the
loss of a view.

The value of surrounding dwellings and a loss of view are not material
considerations that can be given determining weight in the assessment of the
application as no evidence of actual impact is quantified.

Water/Sewerage provision

Concern is raised about the sewerage treatment plant, if it would be smelly, noisy
or disruptive. Concern is raised that the proposal would require further
connections to a system that is understood to be at capacity in terms of both
network and treatment capacity.

The proposed treatment plant is located 15 metres away from the nearest
proposed residential unit and 24 metres away from an existing residential unit.
Environmental Health, Water Management Unit and NI Water have been
consulted as part of the proposal and raised no objections to the proposed
development and the use of a treatment plant.

Protection of the stream

The view is expressed that the protection of the stream north east of the site is
very important.

The impact of the proposed development on the existing stream has been
considered as part of the application process and the advice offered by Dfl Rivers
Agency been accepted. No adverse impact is identified that would sustain this
objection.

PPS 3 — Access, Movement and Parking

The view is expressed that the proposal does not comply with PPS 3 Access,
Movement and Parking.

PPS 3 has been superseded by operational policies within the Plan Strategy. No
road safety of adverse impact on traffic progression is identified.

PPS 7 — Quality Residential Environments

The view is expressed that the proposal does not comply with PPS 7 Quality
Residential Environments.
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166. PPS 7 has been superseded by operational policies within the Plan Strategy.
The proposal is considered to comply with the HOU policies within the Plan
Strategy. A quality residential environment is created for the reasons outlined
earlier in this report.

Creating Places

167. The view is expressed that the proposal is not in keeping with the separation
distances stipulated in Creating Places.

168. Creating Places is a guidance document which has been considered as part of
the assessment of the application. It is considered that the proposal along with
the proposed separation distances is acceptable for the reasons outlined above.
The guidance is not met in two locations and the reasons why this departure from
guidance is acceptable is explained above.

Residential Amenity/Privacy and Noise

169. The view is expressed that the proposal would result in the residential amenity of
nearby homes being adversely impacted by increased noise from site use, traffic,
people, dogs, music and from children and teenagers. The view is also
expressed that privacy would be impacted by further development.

170. Th is an urban location and an existing residential neighbourhood. This is a
compatible use. The development of land in settlement for housing is a
sustainable use of the land and the potential for noise, nuisance and loss of
amenity are mitigated by good design and the development of a layout that is in
accordance with guidance and creates a quality residential environment. The
reasons for this are described in detail in the report.

Recommendation

171. The application is presented with a recommendation to approve subject to
conditions and to the Section 76 planning agreement to the delivery of three
affordable housing units in accordance with the requirements of policy HOU10 of
the Plan Strategy.

Conditions

172. The following conditions are recommended:

e The development hereby permitted must be begun within five years from
the date of this permission.

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

e The Private Streets (Northern Ireland) Order 1980 as amended by the
Private Streets (Amendment) (Northern Ireland) Order 1992.
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The width, position and arrangement of the streets, and the land to be
regarded as being comprised in the streets, shall be as indicated on
Drawing No: 22-175-DR-102 rev E bearing the Area Planning Office date
stamp 06 DEC 2023 and the Department for Infrastructure Determination
date stamp of 03 JAN 2024.

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

The vehicular access, including visibility splays and any forward sight
distance, shall be provided in accordance with Drawing No: 22-175-DR-102
rev E bearing the Area Planning Office date stamp 06 DEC 2023 and the
Department for Infrastructure Determination date stamp of 03 JAN 2024,
prior to the commencement of any other works or other development
hereby permitted. The area within the visibility splays and any forward sight
line shall be cleared to provide a level surface no higher than 250mm
above the level of the adjoining carriageway and such splays shall be
retained and kept clear thereafter.

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

The driveway access gradients to the dwellings hereby permitted shall not
exceed 8% (1 in 12.5) over the first 5 m outside the road boundary. Where
the vehicular access crosses footway, the access gradient shall be
between 4% (1 in 25) maximum and 2.5% (1 in 40) minimum and shall be
formed so that there is no abrupt change of slope along the footway.

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

The gradient of the access road determined for adoption shall not exceed
2% (1 in 50) over the first 7.5m outside the Comber Road boundary. The
gradient of the private access road shall not exceed 2% (1in 50 ) over the
first 10m outside the Comber Road boundary.

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

No other development hereby permitted shall be occupied until the works
necessary for the improvement of a public road have been completed in
accordance with the details outlined blue on Drawing Number 22-175-DR-
102 rev E bearing the Area Planning Office date stamp 06 DEC 2023 and
the Department for Infrastructure Determination date stamp 03 JAN 2024.
The Department hereby attaches to the determination a requirement under
Article 3(4A) of the above Order that such works shall be carried out in
accordance with an agreement under Article 3 (4C).

Reason: To ensure that the road works considered necessary to provide a

proper, safe and convenient means of access to the development are
carried out.
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Any existing street furniture or landscaping obscuring or located within the
proposed carriageway, sight visibility splays, forward sight lines or access
shall, after obtaining permission from the appropriate authority be removed,
relocated, or adjusted at the applicant’s expense.

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

Notwithstanding the provisions of the Planning (General Development)
(Northern Ireland) Order 1993, no buildings, walls, or fences shall be
erected, nor hedges, nor formal rows of trees grown in verges/service strips
determined for adoption.

Reason: To ensure adequate visibility in the interests of road safety and the
convenience of road users and to prevent damage or obstruction to
services.

Notwithstanding the provisions of the Planning (General Development)
(Northern Ireland) Order 1993 no planting other than grass, flowers or
shrubs with a shallow root system and a mature height of less than 500 mm
shall be carried out in verges/service strips determined for adoption.

Reason: In order to avoid damage to and allow access to the services
within the service strip.

No dwelling shall be occupied until hard surfaced areas have been
constructed in accordance with approved drawing No 22-175-DR-102 rev E
bearing the Area Planning Office date stamp...06 DEC 2023...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.

No dwelling shall be occupied until that part of the service road which
provides access to it has been constructed to base course; the final wearing
course shall be applied on the completion of each phase.

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

The development hereby permitted shall not be commenced until any
highway structure/retaining wall requiring Technical Approval has been
approved by the Council.

Reason: To ensure that the highway structures are designed to an
appropriate standard

If the finished ground level of any property, within 1.0m of the footway or
verge, is greater than 150mm below the finished level of the adjoining
footway or verge, a boundary fence or wall shall be provided to a minimum
height of 1.1m above the footway or verge level.
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Reason: To ensure the safety of pedestrians on the public road.

A final Construction Environmental Management Plan (CEMP) should be
submitted to the Council, at least 8 weeks prior to 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.

Prior to the commencement of any of the approved development, the
applicant must demonstrate to the Council how any out of sewer flooding,
emanating from the surface water drainage network in a 1 in 100 year
event, will be safely managed so as not to create a flood risk to the
development or from the development to elsewhere. The development
shall be carried out in accordance with the drainage design.

Reason: In order to safeguard against surface water flood risk to the
development and manage and mitigate any increase in surface water flood
risk from the development to elsewhere.

Prior to works commencing on site, all existing trees and hedgerows shown
on Drawing Number 03F, date stamped 15 Feb 2023, by the Planning
Office, as being retained shall be protected by appropriate fencing. No
retained tree shall be cut down, uprooted, or destroyed, or have its roots
damaged within the crown spread nor shall arboricultural work or tree
surgery take place on any retained tree other than in accordance with the
approved plans and particulars, without the written approval of the Planning
Authority.

Reason: To protect Northern Ireland Priority Habitat hedgerow and to retain
the biodiversity value afforded by existing trees.

No construction works, including refuelling, storage of oil / fuel, concrete
mixing and washing areas, storage of machinery / material / spoil, shall take
place within 10m of the watercourse on site.

Reason: To minimise the potential impact of the proposal on the
watercourse.

No development activity, including ground preparation or vegetation
clearance, shall take place until a final Construction and Environmental
Management Plan (CEMP) has been submitted to and approved in writing
by the Planning Authority. The approved CEMP shall be implemented in
accordance with the approved details, and all works on site shall conform to
the approved CEMP, unless otherwise agreed in writing by the Planning
Authority. The CEMP shall include the following:

a. Construction methodology and timings of works; including details for
construction of the proposed culvert;
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b. Pollution Control and Contingency Plan; including suitable buffers
between the location of all construction works, storage of excavated spoil
and construction materials, any refuelling, storage of oil / fuel, concrete
mixing and washing areas and the watercourse on site;

c. Site Drainage Management Plan; including Sustainable Drainage
Systems (SuDS), foul water disposal and silt management measures;

d. Water Quality Monitoring Plan;
e. Environmental Emergency Plan;
Reason: To minimise the impact of the proposal on the watercourse.

¢ All hard and soft landscape works shall be carried out in accordance with
Drawing No. 15E bearing the Council date stamped 26" June 2023 and the
approved details. The works shall be carried out no later than the first
available planting season after occupation of the first dwelling.

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

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

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

Date of Committee Meeting

03 June 2024

Committee Interest

Local Application [Exceptions Apply]

Application Reference

LA05/2022/0612/F

District Electoral Area

Castlereagh East

Proposal Description

Erection of 26 dwellings (revision to layout and
house types previously approved under
Y/2009/0303/RM), landscaping and associated
site works.

Lands 129 metres North of 32 Millmount Village

Location Crescent and 146 metres NNW of 9 Millmount
Village Drive, Dundonald

Representations None

Case Officer Mark Burns

Recommendation Approval

Summary of Recommendation

1. This is a local application. It is presented to the Committee for determination in

accordance with the Protocol for the Operation of the Committee in that the

application requires a legal agreement to secure the delivery of affordable

housing at this location.

2. Itis recommended that planning permission is granted as the proposal is in

accordance with the requirements of policies HOU1, HOU3, HOU 4 and HOUS of
Part 2: Operational Policies of the Lisburn and Castlereagh City Council Plan
Strategy 2032 (subsequently referred to as the Plan Strategy) in that the detailed
layout and design of the proposed buildings create a quality residential
environment and when the buildings are constructed, they will not adversely
impact on the character of the area. The development will also not have a
detrimental impact on the amenity of existing residents in properties adjoining the
site by reason of overlooking or dominance.

It is considered that the proposal is also in accordance with the requirements of
policy HOU10 of the Plan Strategy in that adequate provision is made for
affordable housing as an integral part of the development. This provision will be
subject to a Section 76 Planning Agreement.

The proposal complies with policy TRA1 of the Plan Strategy in that the detail
demonstrates that an accessible environment will be created through the
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provision of footpaths and pedestrian crossing points within the site connecting to
the wider neighbourhood.

5. ltis also considered that the development complies with policy TRA2 of the Plan
Strategy in that the proposal will use an existing road and access. The proposed
changes to the previously approved layout do not give rise to changes to the
layout of the roads and will not prejudice road safety or significantly
inconvenience the flow of traffic. Regard is also had to the nature and scale of
the development, the character of the existing surrounding development, the
location and number of existing accesses and the standard of the existing road
network.

6. The proposal is considered to comply with the policy TRA7 of the Plan Strategy
in that the detail demonstrates that adequate provision for car parking and
appropriate servicing arrangements have been provided without prejudice to road
safety. It will not inconvenience road users or impede the flow of traffic on the
surrounding road network.

7. The proposal also complies with policies NH1, NH2 and NH5 of Plan Strategy in
that the Preliminary Ecological Assessment submitted in support of the
application demonstrates that the proposed development will not harm any
protected species nor is it likely to result in the unacceptable adverse impact on,
or damage to known habitats, species or features of Natural Heritage Importance
including any European designated sites.

8. The proposal is considered to comply with policy HE4 of the Plan Strategy as the
appropriate mitigation is recommended to ensure that the proposal will have no
adverse impact on any archaeological interests within the site.

9. The proposal also complies with policy HE9 of the Plan Strategy as the proposed
development will have no adverse impact on the setting of the adjacent listed
building at Millmount House.

10. The proposed development complies with policy FLD 3 of the Plan Strategy in
that the site lies outside the 1 in 100 year fluvial flood plain and the detail
submitted demonstrates that adequate drainage can be provided within the site
to service the proposal.

Description of Site and Surroundings

Site Context

11. The application site is located 129 metres North of 32 Millmount Village Crescent
and 146 metres NNW of 9 Millmount Village Drive, Dundonald.

12. The application site is approximately 1.13 hectares in size and the topography is
relatively flat throughout. The land has been cleared for construction and is
enclosed with timber fencing/screening. There is a band of trees just beyond the
western boundary.
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Surrounding Context

13. The lands to the surrounding to north, south and east are residential in character
and comprised of recently constructed dwellings that are part of the Millmount
village development. To the west of the site is land that has been cleared for
further development.

Proposed Development

14. The proposed development comprises of the erection of 26 dwellings (revision to
layout and house types previously approved under Y/2009/0303/RM),
landscaping and all other associated site works.

15. The following documents are submitted in support of the application:

Outline Construction Environmental Management Plan

Biodiversity Checklist, Preliminary Ecological Appraisal and Bat Survey
Drainage Assessment

Landscape Management Plan

Tree Survey Report

Relevant Planning History

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

below:
Reference Description Decision
Y/1996/0407 Residential development. Granted
September
2002
Y/2009/0303/RM Reserved matters for a residential Granted July
development of 483 dwellings comprising 2017

detached and semi-detached, townhouses
and apartments including distributor road,
cycle/footpaths, access, landscaping and
associated site works (reduction in residential
unit numbers).

LAO05/2018/0512/F | Erection of 49 apartments and 244 dwellings, | Granted
realignment of Spine Road granted approval March 2020
under Y/2009/0303/RM, access
arrangements, signalisation of Newtownards
Road / Old Mill Meadows and Comber Road /
Millmount Road junctions car parking,
landscaping and associated site works (293
residential units in total)
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Consultations

17. The following consultations were carried out:

Consultee Response
Dfl Roads No Objection
Dfl Rivers Agency No objection
Housing Executive No objection
LCCC Environmental Health No Obijection
NI Water No objection
NIEA Natural Heritage No objection
NIEA Water Management No objection
IEIJizlttoric Environment Division Historic Buildings | No objection
Historic Environment Division Historic No objection
Monuments

Representations

18. No representations have been received in respect of the application.

Environmental Impact Assessment (EIA)

19. 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 2017.

20. An EIA determination was carried out and it was concluded that given the scale
and nature of the proposal there is 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.
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Local Development Plan

21. 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 the determination of applications must be
in accordance with the plan unless material considerations indicate otherwise.

Plan Strategy 2032

22. ltis stated at Part 1 of the Plan Strategy that:

Transitional arrangements will apply in relation to the existing Plan designations.
The existing Development Plans which remain in effect for different parts of the
Council area are set out in Chapter 2 (Existing Development Plans). Following
adoption the Development Plan will be the Plan Strategy and any old Development
Plan, with the Plan Strategy having priority in the event of a conflict. Regulation 1
state that the old Development Plans will cease to have effect on adoption of the
new LDP at Local Policies Plan (LPP) stage.

The Belfast Metropolitan Area Plan (BMAP) was intended to be

the Development Plan on its adoption in September 2014. This Plan was
subsequently declared unlawful following a successful legal challenge and
therefore remains in its entirety un-adopted.

BMAP in its post-inquiry form was at an advanced stage and therefore remains a
material consideration. Draft BMAP (November 2004) in its pre-inquiry form also
remains a material consideration in conjunction with recommendations of the
Planning Appeals Commission Public Local Inquiry Reports.

23. In accordance with the transitional arrangements the existing BUAP and draft
BMAP remain material considerations.

24. The BUAP identifies the application site as being located outside the settlement
limit of Metropolitan Castlereagh.

25. In draft BMAP the site is located within the settlement limit of Metropolitan
Castlereagh and zoned for housing under designation MCH 03/12 — 91.60
hectares for housing at Millmount.

26. Significant material weight is attached to the housing zoning in draft BMAP with
development having already been completed on a large part of the zoning.

27. The strategic policy for Sustainable Development is set out in Part 1 of the Plan
Strategy. Strategic Policy 01 — Sustainable Development states that:

The Plan will support development proposals which further sustainable
development including facilitating sustainable housing growth; promoting
balanced economic growth; protecting and enhancing the historic and natural
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28.

29.

30.

31.

environment; mitigating and adapting to climate change and supporting
sustainable infrastructure.

The strategic policy for Creating and Enhancing Shared Space and Quality
Places is set out in Part 1 of the Plan Strategy. Strategic Policy 03 — Creating
and Enhancing Shared Space and Quality Places states that:

The Plan will support development proposals that contribute to the creation of an
environment which is accessible to all and enhances opportunities for shared
communities; has a high standard of connectivity and supports shared use of
public realm. Good quality housing that supports more balanced communities
must offer a variety of house types, sizes and tenures to meet different needs.

Creating shared neighbourhoods should provide opportunities for
communities to access local employment, shopping, leisure, education and
community facilities.

The strategic policy for Good Design and Positive Place Making is set out in Part
1 of the Plan Strategy. Strategic Policy 05 — Good Design and Positive Place
Making states that:

The Plan will support development proposals that incorporate good design and
positive place-making to further sustainable development, encourage healthier
living, promote accessibility and inclusivity and contribute to safety. Good design
should respect the character of the area, respect environmental and heritage
assets and promote local distinctiveness. Positive place- making should
acknowledge the need for quality, place-specific contextual design which
promotes accessibility and inclusivity, creating safe, vibrant and adaptable
places.

The strategic policy for Protecting and Enhancing the Environment is set out in
Part 1 of the Plan Strategy. Strategic Policy 05 — Protecting and Enhancing the
Environment states that:

The Plan will support development proposals that respect the historic and
natural environment and biodiversity. Proposals must aim to conserve, protect
and where possible enhance the environment, acknowledging the rich variety of
assets and associated historic and natural heritage designations. Proposals
should respect the careful management, maintenance and enhancement of
ecosystem services which form an integral part of sustainable development.

The strategic policy for Section 76 Agreements is set out in Part 1 of the Plan
Strategy. Strategic Policy 07 — Section 76 Agreements states that:

Development will be required to deliver more sustainable communities by
providing, or making contributions to, local and regional infrastructure in
proportion to its scale, impact of the development and the sustainability of its
location.

A developer will be expected to provide or contribute to the following
infrastructure in order to mitigate any negative consequences of development:
a) Iimprovements to the transport network, including walking and cycling
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32.

33.

34.

35.

routes, public transport or, where necessary appropriate parking provision

b) affordable housing

C) educational facilities and/or their upgrades

d) outdoor recreation

e) protection, enhancement and management of the natural and historic
environment

f)  community facilities and/or their upgrades
g) Iimprovements to the public realm

h)  service and utilities infrastructure

i) recycling and waste facilities.

The strategic policy for Housing in Settlement Limits is set out in Part 1 of the
Plan Strategy. Strategic Policy 08 Housing in Settlements states that

The Plan will support development proposals that:

a) arein accordance with the Strategic Housing Allocation provided in
Table 3

b) facilitate new residential development which respects the surrounding
context and promotes high quality design within settlements

c) promote balanced local communities with a mixture of house types of
different size and tenure including affordable and specialised housing

d) encourage compact urban forms and appropriate densities while protecting
the quality of the urban environment.

The following operational policies in Part 2 of the Plan Strategy also apply.

Housing in Settlements

As this application is for residential development policy HOU1 - New Residential
Development states that:

Planning permission will be granted for new residential development in settlements
in the following circumstances:

a) on land zoned for residential use

b)  on previously developed land (brownfield sites) or as part of mixed-use
development

c) In designated city and town centres, and within settlement development limits of
the city, towns, greater urban areas, villages and small settlements

d) living over the shop schemes within designated city and town centres, or as
part of mixed use development.

The above policy applies to all residential uses as set out in Part C of the Schedule to
the Planning (Use Classes) Order (Northern Ireland) 2015 (or as amended).

Policy HOU3 - Site Context and Characteristics of New Residential Development
states:

Planning permission will be granted for new residential development where it will
create a quality and sustainable residential environment which respects the existing
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36.

site context and characteristics. An overall design concept, in accordance with
Policy HOU6 must be submitted for all residential proposals and must demonstrate
that a proposal draws upon the positive aspects of, and respects the local
character, appearance and environmental quality of the surrounding area.
Proposals for residential development will be expected to conform to all the following
criteria:

a) the development respects the surrounding context, by creating or enhancing a
local identity and distinctiveness that reinforces a sense of place, 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)  archaeological, historic environment and landscape characteristics/features
are identified and, where appropriate, protected and suitably integrated into the
overall design and layout of the development.

For new residential development in areas of distinctive townscape character,
including Conservation Areas and Areas of Townscape or Village Character, an
increased residential density will only be allowed in exceptional circumstances.

All development should be in accordance with available published space
standards.

Policy HOU4 - Design in New Residential Development states:

Proposals for residential development will be expected to conform to all the following
design criteria:

a) the design of the development must draw upon the best local architectural
form, materials and detailing

b) landscaped areas using appropriate locally characteristic or indigenous species
and private open space must form an integral part of a proposal’s open space
and where appropriate will be required along site boundaries to soften the
visual impact of the development and assist in its integration with the
surrounding area

Cc) where identified as a Key Site Requirement adequate provision is made for
necessary local community facilities, to be provided by the developer

d) residential development should be brought forward in line with the following
density bands:

. City Centre Boundary 120-160 dwellings per hectare

. Settlement Development Limits of City, Towns and Greater Urban Areas:
25-35 dwellings per hectare

. Settlement Development Limits of Villages and small settlements 20-25
dwellings per hectare.

. Within the above designated areas, increased housing density above the
indicated bands will be considered in town centres and those locations that
benefit from high accessibility to public transport facilities

e) arange of dwellings should be proposed that are accessible in their design to
provide an appropriate standard of access for all. The design of dwellings
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37.

38.

39.

should ensure they are capable of providing accommodation that is
wheelchair accessible for those in society who are mobility impaired. A range
of dwelling types and designs should be provided to prevent members of
society from becoming socially excluded

f)  dwellings should be designed to be energy and resource efficient and,
where practical should include integrated renewable energy technologies to
minimise their impact on the environment

g) a proposed site layout must indicate safe and convenient access through
provision of walking and cycling infrastructure, both within the development
and linking to existing or planned networks; meet the needs of mobility
impaired persons; and respect existing public rights of way

h)  adequate and appropriate provision is made for car and bicycle parking
including where possible electric vehicle charging points

i) the design and layout must 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

i) the design and layout should where possible include use of permeable
paving and sustainable drainage

k) the design and layout design must demonstrate appropriate provision is
made for householder waste storage and its collection can be facilitated
without impairment to the access and maneuverability of waste service
vehicles

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

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

The Justification and Amplification states that:

Please note the Supplementary Planning Guidance on design of residential
development that will support the implementation of this policy.

It also states that:

Accessible Accommodation

Design standards are encouraged to meet the varying needs of occupiers and be
easily capable of accommodating adaptions. Developers should ensure that a range
of dwelling sizes (including internal layout and the number of bedrooms) is
provided to meet a range of housing needs that facilitate integration and the
development of mixed communities.

Given the scale of residential development public open space is required as part of
the proposed development. Policy HOUS - Public Open Space in New Residential
Development states that:

Adequate provision must be made for green and blue infrastructure in public open space
and for open space that links with green and blue infrastructure where possible and
provides pedestrian and cycle linkages to nearby public amenity spaces. Proposals
for new residential development of 25 or more units, or on sites of one hectare or
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40.

more, must provide public open space as an integral part of the development,
Subject to the following:

a) the open space must be at least 10% of the total site area
b)  for development proposals of 300 or more units, or on sites of 15 hectares or
more, the open space must be at least 15% of the total site area.

The following exceptions to the above open space provision will apply where:

a) the residential development is designed to integrate with and make use of
adjoining public open space

b)  the provision of open space below 10% of the total site area if the proposal is
located within a city or town centre or it is demonstrated that it is close to and would
benefit from ease of access to existing public open space

c) Inthe case of apartment developments or specialist housing (see Policy
HOU11) where a commensurate level of private communal open space is
being provided.

Development proposals of 100 units or more, or on sites of 5 hectares or more, must
be provided with an equipped children’s play area unless one already exists within a
reasonable and safe walking distance (generally around 400 metres) of the majority of
the units within the proposal.

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

. it is designed as an integral part of the development with easy and safe access
from the dwellings

. it is of demonstrable recreational or amenity value

] it is designed, wherever possible, to be multi-functional

. its design, location and appearance takes into account the needs of disabled
persons and it respects the amenity of nearby residents

. landscape and heritage features are retained and incorporated in its design and
layout.

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

Developers must demonstrate 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.

The following paragraph in the Justification and Amplification states that:

Public open space can be provided in a variety of forms ranging from village
greens and small parks through to equipped play areas and sports pitches. In
addition, the creation or retention of blue/green infrastructure, woodland areas or
other natural or semi-natural areas of open space can provide valuable habitats for
wildlife and promote biodiversity. To provide for maximum surveillance, areas of
open space are best located where they are overlooked by the fronts of nearby
dwellings.
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As more than five dwellings are proposed there is a need to consider the
requirement for affordable housing. Policy HOU10 - Affordable Housing in
Settlements states that:

Where the need for Affordable Housing is identified, through the Housing Needs
Assessment on sites of more than 0.5 hectares or comprising of 5 residential units or
more, proposals will only be permitted where provision is made for a minimum 20%
of all units to be affordable. This provision will be secured and agreed through a
Section 76 Planning Agreement.

All developments incorporating affordable housing should be designed to integrate
with the overall scheme with no significant distinguishable design differences, in
accordance with any other relevant policies contained within this Plan Strategy.

In exceptional circumstances where it is demonstrated that the affordable housing
requirement cannot be met, alternative provision must be made by the applicant, or
an appropriate financial contribution in lieu must be agreed through a Section 76
Planning Agreement. Such agreements must contribute to the objective of creating
mixed and balanced communities.

Proposals for the provision of specialist accommodation for a group of people with
specific needs (such as purpose built accommodation for the elderly, Policy HOU11)
will not be subject to the requirements of this policy.

Windfall sites will be encouraged for the development of affordable housing in suitable
and accessible locations.

By exception, proposals for affordable housing could be permitted on land identified
as open space, in accordance with Policy OS1, where it can be demonstrated that all
of the following criteria have been met:

a) ademonstrable need has been identified by the Northern Ireland Housing
Executive

b)  the application is made by a registered Housing Association or the Northern
Ireland Housing Executive

c) the proposal will bring substantial community benefits that decisively outweigh
the loss of the open space.

Development proposals will not be supported where lands have been artificially
divided for the purposes of circumventing this policy requirement.

The Justification and Amplification states that:

The policy requires a minimum provision of 20% of units as affordable housing.
Where up to date evidence indicates a requirement for a higher proportion of
affordable housing, the council will expect developments to provide this. Where
appropriate this may be indicated through key site requirements within the Local
Policies Plan. It may also be secured through discussions with applicants on a
case-by-case basis as part of the development management process.

The Glossary associated with Part 2 of the Plan Strategy states that:

11
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45.

46.

Affordable Housing is:

a) Social rented housing; or
b) Intermediate housing for sale; or
¢) Intermediate housing for rent,

that is provided outside of the general market, for those whose needs are not met
by the market.

Affordable housing which is funded by Government must remain affordable or
alternatively there must be provision for the public subsidy to be repaid or recycled
in the provision of new affordable housing.

Historic Environment and Archaeology

The site is within an area of high archaeological potential therefore the impact on
archaeological remains is considered. Policy HE4 Archaeological Mitigation
states:

Where the Council is minded to grant planning permission for development which
will affect sites known or likely to contain archaeological remains, the Council will
impose planning conditions to ensure that appropriate measures are taken for the
identification and mitigation of the archaeological impacts of the development,
including where appropriate completion of a licensed excavation and recording
examination and archiving of remains before development commences or the
preservation of remains in situ.

The Justification and Amplification states that:

The preservation in situ of important archaeological remains is always to be
preferred to excavation. There will however be occasions when the Council
through consultation with DfC Historic Environment Division may decide that the
significance of the remains is not sufficient when weighed against all other
material considerations, including the importance of the development, to justify
their physical preservation in situ and that the development should proceed with
excavation. In such cases developers will be required to prepare and carry out a
programme of archaeological works using professional archaeologists and
working to a brief agreed by the Council through consultation with DfC Historic
Environment Division. An offer to facilitate excavation by developers will not
justify a grant of planning permission for development which would damage or
destroy archaeological remains whose physical preservation in situ is both
desirable (because of their level of importance) and feasible.

Areas of Archaeological Potential

There are areas within settlement limits, where, on the basis of current
knowledge, it is likely that archaeological remains will be encountered in the
course of continuing development and change. These will be referred to as areas
of archaeological potential within the Local Policies Plan.

12
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47.

48.

49.

50.

The site is adjacent to a listed building at Millmount House (Grade B1) which is of
special architectural and historic interest therefore the impact of the development
affecting the setting of a listed building is considered.

Policy HE9 Development Affecting the Setting of a Listed Building states:

Proposals which would adversely affect the setting of a listed building will not be
permitted. Development proposals will normally only be considered appropriate
where all the following criteria are met:

a) the detailed design respects the listed building in terms of scale, height,
massing and alignment

b) the works and architectural details should use quality materials and
techniques (traditional and/or sympathetic) in keeping with the listed
building

c) the nature of the use proposed respects the character of the setting of the
building.

The Justification and Amplification states that:

The Council will consult DfC on proposals for development which by its character
or location may have an adverse effect on the setting of listed buildings. Such
proposals will require very careful consideration even if the development would
only replace a building which is neither itself listed nor immediately adjacent to a
listed building. Development proposals some distance from the site of a listed
building can sometimes have an adverse effect on its setting e.g. where it would
affect views of an historic skyline. Certain proposals, because of the nature of
their use, can adversely affect the character of the setting of a listed building or
group of buildings through noise, nuisance, and general disturbance.

The setting of a listed building is often an essential part of a building’s significant
character. Therefore, the design of the new buildings to stand alongside heritage
assets is particularly critical. The extent to which proposals will be required to
comply with the criteria will be influenced by a variety of factors: the character
and quality of the listed building; the proximity of the proposal to it; the character
and quality of the setting and the extent to which the proposed development and
the listed building will be experienced in juxtaposition;, and how the setting of the
heritage asset is understood, seen experienced and enjoyed and the impact of
the proposal on it.

The design of new buildings planned to stand alongside historic buildings is
particularly critical. Such buildings must be designed to respect their setting,
follow fundamental architectural principles of scale, height, massing, alignment
and use appropriate materials. Where it is considered that a development
proposal may affect the setting of a listed building the Council through
consultation with DfC will normally require the submission of detailed and
contextual drawings which illustrate the relationship between the proposal and
the listed building.

Natural Heritage

Given the nature of the development and as this is a large site the potential impact

13
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on the natural environment is considered. Policy NH1 European and Ramsar Sites —
International states:

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

b) alisted or proposed Ramsar Site.

Where a development proposal is likely to have a significant effect (either alone or in
combination) or reasonable scientific doubt remains, the Council, through
consultation with the Department of Agriculture, Environment and Rural Affairs
(DAERA), is required by law to carry out an appropriate assessment of the
implications for the site in view of the site’s conservation objectives. Only after
having ascertained that it will not adversely affect the integrity of the site, can the
Council agree to the development and impose appropriate mitigation measures in
the form of planning conditions.

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

a) there are no alternative solutions; and

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

c) compensatory measures are agreed and fully secured.

As part of the consideration of exceptional circumstances, where a European or a
listed or proposed Ramsar site hosts a priority habitat or priority species listed in
Annex | or Il of the Habitats Directive, a development proposal will only be permitted
when:

a) itis necessary for reasons of human health or public safety or there is a
beneficial consequence of primary importance to the environment; or
b) agreed in advance with the European Commission.

Policy NH2 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:

a) there are no alternative solutions; and

b) it is required for imperative reasons of overrising public interest; and

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

d) compensatory measures are agreed and fully secured.
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50.

51.

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 the, 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

g) rare or threatened native species

h)  wetlands (includes river corridors)

i) other natural heritage features worthy of protection including trees and
woodland.

—
R RS KU

A development proposal which is likely to result in an unacceptable adverse
impact on, or damage to, habitats, species or features listed above 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 and Transport

The proposal will use an existing access off Millmount Road which is not a
protected route. Policy TRA1 - Creating an Accessible Environment states that:

The external layout of all development proposals will incorporate, where
appropriate:

a) facilities to aid accessibility e.g. level access to buildings, provision of
dropped kerbs and tactile paving etc, together with the removal of any
unnecessary obstructions

b)  user friendly and convenient movement along pathways and an unhindered
approach to buildings
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c) priority pedestrian and cycling movement within and between land uses
d) ease of access to car parking reserved for disabled or other users, public
transport facilities and taxi ranks.

Public buildings will only be permitted where they are designed to provide suitable
access for customers, visitors and employees.

Access to existing buildings and their surroundings should be improved as
opportunities arise through alterations, extensions and changes of use.

Submission of a Transport Assessment Form (TAF) and a Design and Access
Statement may also be required to accompanying development proposals.

Policy TRA 2 — Access to Public Roads states:

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

a) it will not prejudice road safety or significantly inconvenience the flow of
vehicles; and,
b) it does not conflict with Policy TRA3 Access to Protected Routes.

Consideration will also be given to the nature and scale of the development,
character of existing development, the contribution of the proposal to the
creation of a quality environment, the location and number of existing accesses
and the standard of the existing road network together with the speed and
volume of traffic using the adjacent public road and any expected increase.

The justification and amplification states that:

For development proposals involving a replacement dwelling in the
countryside, where an existing access is available but does not meet the
current standards, the Council would encourage the incorporation of
improvements to the access in the interests of road safety.

Policy TRA7 — Car Parking and Servicing Arrangements states:

Development proposals will 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 published standards or any reduction provided for in an
area of parking restraint designated in the Local Development Plan. Proposals
should not prejudice road safety or significantly inconvenience the flow of
vehicles.

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

a) where, through a Transport Assessment or accompanying Travel Plan, it forms
part of a package of measures to promote alternative transport modes
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55.

56.

b) where the development is in a highly accessible location well served by public
transport

c¢) where the development would benefit from spare capacity available in nearby
public car parks or adjacent on street car parking

d) where shared car parking is a viable option

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

Proposals involving car parking in excess of the Department’s published
standards will only be permitted in exceptional circumstances, subject to the
submission of a Transport Assessment outlining alternatives.

A proportion of the spaces to be provided will be reserved for people with
disabilities.

Car parking proposals should include an appropriate number of reserved electric
charging point spaces and their associated equipment. 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.

Flooding

Dfl River's Flood Map (NI) indicates that the development does not lie within the
Present Day or Climate Change 1 in 100 year fluvial floodplain. Due to the number
of dwellings the drainage must be designed to take account of the impact on flooding
elsewhere.

Policy FLD3 Development and Surface Water (Pluvial) Flood Risk Outside Flood
Plains states:

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

a) a residential development of 10 or more units

b) a development site in excess of 1 hectare

Cc) achange of use involving new buildings and/or hard surfacing exceeding
1,000 square metres in area.

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

. it is located in an area where there is evidence of historical flooding.

. surface water run-off from the development may adversely impact on other
development or features of importance to nature conservation, archaeology or
historic environment features.
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A development requiring a DA will be permitted where it is demonstrated through
the DA 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. If a DA
is not required, but there is potential for surface water flooding as shown on the surface
water layout of Dfl Flood Maps NI, it remains the responsibility of the developer to
mitigate the effects of flooding and drainage as a result of the development.

Where the proposed development is also located within a fluvial flood plain, then

Policy FLD1 will take precedence.

Regional Policy and Guidance

57.

58.

59.

60.

Regional Policy

The SPPS was published in September 2015. It is the most recent planning
policy and it is stated at paragraph 1.5 that:

The provisions of the SPPS apply to the whole of Northern Ireland. They must be
taken into account in the preparation of Local Development Plans (LDP) and are
material to all decisions on individual planning applications and appeals. The
Department intends to undertake a review of the SPPS within 5 years.

Paragraph 2.1 of the SPPS recognises that an objective of the planning system is
to secure the orderly and consistent development of land whilst furthering
sustainable development and improving well-being. It states that:

planning system should positively and proactively facilitate development that
contributes to a more socially economically and environmentally sustainable
Northern Ireland. Planning authorities should therefore simultaneously pursue
social and economic priorities alongside the careful management of our built and
natural environments for the overall benefit of our society.

Paragraph 3.6 of the SPPS states:

planning authorities should make efficient use of existing capacities of land,
buildings and infrastructure, including support for town centre and regeneration
priorities in order to achieve sustainable communities where people want to live,
work and play now and into the future. Identifying previously developed land
within settlements including sites which may have environmental constraints (e.g.
land contamination), can assist with the return to productive use of vacant or
underused land. This can help deliver more attractive environments, assist with
economic regeneration and renewal, and reduce the need for green field
development.

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
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61.

62.

63.

64.

65.

66.

67.

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.

The site is proposed to be developed for housing development. It is stated at
paragraph 6.136 that:

The policy approach must be to facilitate an adequate and available supply of
quality housing to meet the needs of everyone; promote more sustainable
housing development within existing urban areas; and the provision of mixed
housing development with homes in a range of sizes and tenures. This approach
to housing will support the need to maximise the use of existing infrastructure
and services, and the creation of more balanced sustainable communities.

Retained Regional Guidance

Whilst not policy, the following guidance documents remain a material
considerations:

Creating Places

The policy requires the guidance in the Creating Places — Achieving Quality in
Residential Developments’ (May 2000) to also be considered.

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.

Paragraph 7.16 provides guidance on separation distances stating:

Where the development abuts the private garden areas of existing properties, a
separation distance greater than 20 metres will generally be appropriate to
minimise overlooking, with a minimum of around 10 metres between the rear of
new houses and the common boundary.

Paragraphs 5.19 — 5.20 provides guidance on the level of private open space
provision as follows:

Provision should be calculated as an average space standard for the
development as a whole and should be around 70 square metres per house or
greater. Garden sizes larger than the average will generally suit dwellings for
use by families. An area less than around 40 square metres will generally be
unacceptable.
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68.

Development Control Advice Note 8 - Housing in Existing Urban Areas

Paragraph 4.10 states that:

Planning Service will expect applicants and designers to carry out an appraisal of
the local context, which takes into account the character of the surrounding area;
and new development should respect the architectural, streetscape and
landscape character of the area.

Assessment

69.

70.

71.

72.

73.

74.

75.

Housing in Settlements

Policy HOU 1 — New Residential Development

This application is for 26 residential units within the settlement development limit of
Metropolitan Castlereagh. The land on which the development is proposed is zoned
for housing in draft BMAP under designation MCH 03/12 and there is previous history
of approval for residential development. The requirement of policy HOU1 is met.

Policy HOU3 - Site Context and Characteristics of New Residential Development

The lands to the north, east and south of the site have been recently developed for
residential use as part of the wider Millmount village. The surrounding development
comprises of a mix of detached, semi-detached and terrace housing along with a
number of apartment blocks. The dwellings are set in medium sized plots with in-
curtilage and communal off-street parking. Areas of public open space and two
playparks are also provided as part of the overall scheme.

The proposal comprises of two detached dwellings, sixteen semi-detached
dwellings and eight apartments. The dwellings and apartments vary in size and
design but are typical of a suburban residential setting.

The form and general arrangement of the buildings are characteristic of those
built and currently under construction within Millmount village.

The plot sizes and general layout are consistent with and comparable with other
built development in the general vicinity of the site.

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 residential
development, and it is considered that the established residential character of the
area would not be harmed by either the form or scale of the development
proposed.

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

separation distances also ensures that there is no unacceptable overlooking into
the private amenity space of neighbouring properties.
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76.

77.

78.

79.

80.

81.

82.

83.

84.

85.

86.

87.

The separation distances between the existing and proposed developments are
acceptable and would minimise any overlooking from the existing properties.

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

Having regard to this detail and the relationship between the buildings in each
plot it is considered that the guidance recommended in the Creating Places
document and criteria (a) of policy HOUS3 is met.

With regard to criteria (b), the site is within an area of high archaeological
potential. It is considered that provided archaeological mitigation is conditioned in
any planning permission that the proposal would not have a negative impact on
any archaeological interests.

The site is adjacent to a listed building at Millmount House. Following
consultation with Historic Environment Division Historic Buildings, it is considered
that the proposal will have no adverse impact on the setting of the listed building.

No landscape characteristics/features have been identified that require
integration into the overall design and layout of the development. There is a band
of trees along the western boundary but the trees are outside the redline
boundary of this site and will not be impacted by the proposed development.
Criteria (b) of the policy is met.

Policy HOU4 - Design in New Residential Development

The apartments are within two blocks (site nos. 453-460). Both blocks have the
same design with one handed to the other. Each block is two storeys with a
ridge height of 9.6 metres. Each apartment will have two bedrooms and the
floorspace ranges from 66.3 square metres to 71.2 square metres.

There are two house types of detached dwellings. House type MV4.1 on site
448a will be two storey with accommodation in the roof. The ridge height will be 9
metres with the floorspace of the dwelling measuring 144.5 square metres.

House type MV1.2 will be two storey with a ridge height of 8.5 metre. The
floorspace will measure 123.1 metres.

There are three house types of semi-detached dwellings. House type SD2.1 will

be two storey and will have a split design to respect the contours of the site. The
ridge height will be 8.7 metres from ground level and the floorspace will measure
98.7 metres.

House type MV3 will be two storey with a ridge height of 8.7 metres and the
floorspace will measure from 92.8 to 94.3 square metres. House type SR15.2a
will also be two storey with a ridge height of 9 metres and floorspace 98.2 square
metres.

The external material finishes for all the buildings are a mix of select facing brick
and smooth render off white colour with grey concrete roof tiles, double glazed
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88.

89.

90.

91.

92.

93.

94.

95.

96.

uPVC windows and doors, painted solid timber doors and frames and uPVC
pipes and guttering. These finishes are considered to be acceptable for the site,
are in keeping with the surrounding context and respect the character of the area.

The development on the site does not conflict with surrounding land uses. Itis
well separated from adjacent residential development to the north and east of the
site by the existing road layout within Millmount village. To the west and south of
the site there is a band of trees and land that is excluded from the housing
zoning.

As the buildings are two storey, they are not dominant or overbearing. This in
combination with the separation distances between existing properties will ensure
that no loss of light to any adjacent property will arise.

The layout of the rooms in each of the units, the position of the windows and the
separation distances between the existing and proposed buildings also ensures
that there is no unacceptable overlooking into the private amenity space of
neighbouring properties.

There is a band of trees to the west of the site that are protected by a Tree
Preservation Order and this area was excluded from the housing zoning. Future
plans indicate that development will be located over 60 metres from the proposed
dwellings which exceeds the 20 metres back to back separation distances
recommended in Creating Places.

Millmount House is located to the south of the site and again this was excluded
from the housing zoning. The proposed dwellings which back onto Millmount
House have over 30 metres separation distance to ensure there is no adverse
impact on residential amenity by reason of overlooking or overshadowing/ loss of
light.

The proposed layout is consistent with the form of housing found in the
surrounding area. The proposed dwellings all face towards the road network, in
curtilage parking spaces are provided for each dwelling and the apartments will
have adequate shared parking spaces.

Each dwelling will be provided with their own private rear amenity space. The
provision of private amenity space varies by plot ranging from a minimum of
approximately 60 square metres up to 95 square metres which is consistent with
the guidance set out in Creating Places that the average amenity space standard
for the development as a whole should be around 70 square metres per dwelling
and not less than around 40 square metres for any individual dwelling.

The apartments will be provided with 132 square metres of communal amenity
space at the rear of the apartment blocks which is greater than the 10 square
metres amenity space provision advised within Creating Places.

The variety of house types are designed to current building control requirements
to provide accommodation that is wheelchair accessible for persons with
impaired mobility. The proposed design and finishes are considered to draw
upon the mix of materials and detailing exhibited within the surrounding area and
will ensure that the units are as energy efficient as possible.
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97. For the reasons outlined above, criteria (a), (e) and (f) of policy HOU 4 are
considered to be met.

98. There is no requirement for the provision of a local community or neighbourhood
facility for this scale of development. A local neighbourhood facility has however
been provided within the larger housing development at Coopers Mill and the site
is accessible to a number of shops and other neighbourhood facilities in
Dundonald. Criteria (c) of policy HOU 4 is considered to be met.

99. Boundary treatments around and within the site are proposed to separate each
unit and details of these are provided in the proposed site boundary detail
drawing. There is a mixture of fencing, boundary walls and walls with railings
proposed. These are considered to be acceptable for this type of development in
the urban context.

100. Landscaped areas are proposed as part of the overall development. The
submitted landscape plan details the proposed landscaping treatments to the
boundaries and within the overall site. The proposed landscaping uses
appropriate species of planting and it softens the visual impact of the
development. For the reasons outlined above, criteria (b) of policy HOU 4 is
considered to be met.

101. With regard to criteria (d) proposed density, the proposal is for 26 units on a site
measuring 1.13 hectares which is not considered to be overdevelopment. This
equates to a density of 23 units per hectare and is in line with policy HOU4.

102. The proposed development will provide a residential density not significantly
lower than that found in the established residential area and the proposed pattern
of development is in keeping with the overall character and environmental quality
of the established residential area. The average unit size as outlined earlier in
the report exceeds space standards set out in supplementary planning guidance.

103. The internal road layout provides for safe and convenient access through the site
and the provision of dropped kerbs and tactile paving will also serve to meet the
needs of mobility impaired persons. Adequate and appropriate provision is also
made for in curtilage parking which meets the required parking standards.
Criteria (g) and (h) of policy HOU 4 are considered to be met.

104. The careful delineation of plots with appropriate fencing and privacy walls will
serve to deter crime and promote personal safety. Criteria (i) is considered to be
met.

105. Provision is made for a designated bin storage area for the apartment blocks and
provision is available for householder waste storage within the driveways of each
dwelling and its safe collection can be facilitated without impairment to the
access manoeuvrability of waste service vehicles. Criteria (k) is met.

Policy HOU 5 - Public Open Space in New Residential Development
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106. Detail submitted with the application indicates that the site exceeds one hectare
and more than twenty-five residential units are proposed. As such open space
must be provided as an integral part of this development.

107. Small areas of public open space are shown to be provided either side of the
apartment blocks.

108. The application provides for a change of house type for 26 dwellings that were
previously approved as part of a wider housing development under
Y/2009/0303/RM. Detail submitted with this application demonstrates that areas
of open space were provided throughout the site.

109. The site is also easily accessible to the Comber Greenway.
110. It is accepted that adequate provision is made in the wider scheme and that

within the context of policy HOU 5 the thresholds and requirements for open
space is met.

Policy HOU10 - Affordable Housing

102. Policy HOU10 requires a 20% affordable housing provision. In the context of the
proposed scheme, this equates to six units.

103. The agent confirmed that six apartments are to be developed as affordable

housing units. The six affordable housing units shall be provided before the
occupation of the sixteenth unit.

104. The affordable housing tests associated with Policy HOU10 of the Plan Strategy

are therefore capable of being met subject to this provision being secured and
agreed through a Section 76 Planning Agreement.

Historic Environment and Archaeology

Policy HE4 - Archaeological Mitigation

111. The application site is in an area of high archaeological potential therefore
Historic Environment Division (HED) Historic Monuments was consulted.

112. HED Historic Monuments commented that ‘there are a number of known
archaeological monuments in the vicinity and archaeological excavations have
been conducted under conditions 21 and 22 of planning approval Y/1996/0407/0O.

113. As the archaeological fieldwork has been completed on the site (under

LA05/2017/0818/DC — archaeological licence AE/20/083), an archaeological
report is not required.
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114. It is considered that Policy HE4 is met as the earlier mitigation in the form of an
archaeological assessment means the proposed development would not have a
negative impact on any archaeological interests.

Policy HE9 Development affecting the Setting of a Listed Building

115. The site is adjacent to Millmount House (Grade B1) which is of special
architectural and historic interest and is protected by Section 80 of the Planning
Act (NI) 2011 therefore Historic Environment Division (HED), Historic Buildings
was consulted.

116. HED Historic Buildings commented that it has considered the impacts of the
proposal on the building and on the basis of the information provided, advises
that it is content with the proposal without conditions.

117. It is considered that policy HE9 is met, and the proposal will have no adverse
impact on the setting of the listed building.

Natural Heritage

118. A Biodiversity Checklist and Preliminary Ecological Appraisal carried out by RPS
Group Limited received 23 June 2022 and an Ecology Survey for Bats carried out
by RPS Group Limited received 7 July 2022 were submitted in support of the
application. An outline Construction Environmental Management Plan has also
been submitted in support of the application.

119. The Preliminary Ecological Appraisal states that:

The site of the proposal is not hydrologically directly connected to or located
within 100m of any statutory designated sites of local or international or national
importance. The nearest designated site is Dundonald Old Railway SLNCI,
located approximately 76m northwest of the proposed development boundary.
The Enler River is located approximately 54m west of the site boundary.
Millmount stream, a tributary of the Enler River is located approximately 22m
north of the site boundary. The Enler River is Hydrologically connected to
Strangford Lough SAC, SPA, ASSI and Ramser Site, approximately 6.6km
downstream. Pollution prevention measures as detailed in the Outline
Construction Environmental Management Plan will be incorporated during the
construction phase to prevent sediments and other pollutants entering
watercourses. With the implementation of water pollution mitigation measures,
there will be no effects to watercourses or downstream designated sites.

120. With regard to habitats, it states that

The site is predominately an operating construction site, with most of the land
comprising of bare earth or gravel with occasional building material stockpiles.
Two lines of trees are present on the banks of a dry ditch in the southwest of the
site. In the northeast, a double line of mature broadleaved trees has been
retained on the construction site.
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An aluminium workshop type shed is present in the southwest. It is constructed
mainly of aluminium, however there is a small concrete block section
approximately 1.5m high on the southern aspect. This building will be dismantled
and removed to facilitate the development.

121. In relation to protected species, the Ecology information states that
Bats

The proposed development site adjoins Millmount Village to the east and
southeast. To the north and east by the Comber Greenway open space. These
nearby areas may provide a linkage for commuting or foraging bats; however, the
site itself has been highly altered, with limited natural habitats available. The
treelines, namely the large mature broadleaved treelines in the northeast which
are largely being retained likely support a number of foraging bats.

Given the presence of trees on site, the site characteristics (active construction
site), its connection to residential gardens and is partial connection to the wider
countryside, it is considered that the site is of low foraging and commuting
suitability (Collins 2016). The site may be used occasionally by a low number of
bats, however, due the nature of the site and its limited natural habitats, and
availability of more optimum habitats to the north and south, it is considered that
the site is of low foraging and commuting suitability (Collins 2016).

The site may be used occasionally by a low number of bats, however, due the
nature of the site and its limited natural habitats, and availability of more optimum
habitats to the north and south, it is considered unlikely to be of significance or
importance to bats.

The workshop style aluminium shed building does not possess suitable features
which could support roosting bats.

Badger and Otter

No evidence of badger or ofter was recorded within 30m of the site boundary.

122. Details of mitigation include the removal of vegetation including hedgerows and
shrubs outside the bird breeding season which extends between 151 March and
31 August inclusive to ensure breeding birds are protected from harm.

123. It is also recommended that a Lighting Strategy for the proposed development
will be designed in accordance with the Institution of Lighting Professionals (ILP)
Guidance Notes for the Reduction of Obtrusive Light (ILP 2011) and Bats and
Artificial Lighting in the UK (ILP 2018) and that artificial lighting will only be
installed where and when necessary.

Additional landscape planting, consisting of native broadleaved species is also
recommended to help offset the loss of vegetation on site.

124. In line with NIEA Standing Advice and where badger activity is identified, all
works will cease immediately, and further advice sought from the NIEA Wildlife
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125.

126.

127.

128.

129.

130.

131.

132.

Team. A pre-construction survey will be carried out to ensure that badgers have
not excavated a sett onsite, and otters are not resting onsite.

Advice from NIEA Natural Environment Division (NED) noted that the site
contains bare ground, grassland, and is adjacent to buildings and mature trees
and that they has assessed the above documents and considered the impacts of
the proposal on designated sites and other natural heritage interests and on the
basis of the information provided has no concerns.

For the reasons outlined, it is considered that the proposed development will give
rise to no significant adverse effects on habitats or species of ecological or nature
conservation value, the proposed development is unlikely to result in any
cumulative impact upon these features when considered alone or with other
developments nearby and as such the policies NH1, NH2 and NH5 of the Plan
Strategy are considered to be met.

Access and Transport

Access to the site will be via Millmount Village Way which was approved under
LA05/2018/0512/F and has been constructed. Millmount Village Way accesses
onto Millmount Road.

The detail associated with the application indicates that all dwellings will have at
least two in-curtilage car parking spaces and the apartments will have 12
shared parking spaces.

Dfl Roads have not expressed any concerns in relation to the detailed layout,
access and arrangement of the parking and final PSD drawings have been
returned.

Based on a review of the detail submitted with the application and having regard
to the advice from Dfl Roads it is considered that the proposed complies with
Policy TRA1 of the Plan Strategy in that an accessible environment will be
created through the provision of a road and footway that can be built to the
appropriate standard.

It is also considered that the development complies with policy TRA2 of the Plan
Strategy in that the detail submitted with the application demonstrates that the
creation of a new access will not prejudice road safety or significantly
inconvenience the flow of traffic. Regard is also had to the nature and scale of
the development, the character of the existing development, the location and
number of existing accesses and the standard of the existing road network.

The proposal is also considered to comply with policy TRA7 of the Plan Strategy
in that the detail demonstrates that adequate provision for car parking and
appropriate servicing arrangements have been provided so as not to prejudice
road safety or inconvenience the flow of traffic.
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Flooding

133. Due to the number of dwellings on site a Drainage Assessment has been
submitted in support of the application. Dfl Rivers Agency have been consulted
and have no objections.

134. In accordance with policy FLD 3 a Drainage Assessment was submitted. Dfl
Rivers commented that:

Schedule 6 Consent to discharge 400.8 I/s surface as the overall surface water
discharge for the site dated 24/8/2021 is confirmed. The proposals would satisfy
this sub-policy FLD 3 and be acceptable. The proposal is to attenuate up to 1495
cubic meters of surface water and limit/restrict the discharge rate to mimic the
Greenfield run-off rate (using a vortex to 76 I/s) and discharge to the NI

Water installed network prior to watercourse.

Evidence has been provided that the drainage will be installed to meet the
standards of the NI Water Sewers for Adaption 1st Edition for a 30 year storm
events including an allowance for climate change. For storm events up to a 100
year storm event the water is retained within the network.

Dfl Rivers, while not being responsible for the preparation of the Drainage
Assessment report accepts its logic and has no reason to disagree with its
conclusions.

135. Additional information submitted with the application indicates that water
connection, surface water and foul sewerage will be through the public mains. NI
Water was consulted and confirmed that there is available capacity at the Waste-
Water Treatment Works and there is a public foul sewer within 20 metres of the
proposed development boundary which can adequately service the proposal.

136. Water Management Unit have also been consulted on the application and advise
that it has considered the impacts of the proposal on the water environment and
would advise the proposal has the potential to adversely affect the surface water
environment. However, if NI Water advise that they are content that both the
receiving Waste-Water Treatment Works (WWTW) and the associated sewer
network for this development can take the additional load, with no adverse effect
on the WWTW or the sewer network’s ability to comply with their Water Order
Consents, then Water Management Unit has no objection to this aspect of the
proposal. As discussed above NI Water has confirmed there is capacity at the
WWTW, and foul sewer connection and it recommends approval therefore it is
considered that the proposal will not adversely affect the water environment.

137. Based on a review of the information and advice received from Dfl Rivers, Water
Management Unit and NI Water, it is accepted that the proposal complies with
policies FLD 1, 2 and 3 of the Plan Strategy.

Consideration of Representations

138. No objections have been received in relation to the proposal.
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Recommendation

139. The application is presented with a recommendation to approve subject to
conditions and to the Section 76 planning agreement to secure the delivery of six
affordable housing units in accordance with the requirements of policy HOU10 of
the Plan Strategy.

Conditions

140. The following conditions are recommended:

1. The development hereby permitted must be begun within five years from the
date of this permission.

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

2. The Private Streets (Northern Ireland) Order 1980 as amended by the Private
Streets (Amendment) (Northern Ireland) Order 1992.

The width, position and arrangement of the streets, and the land to be
regarded as being comprised in the streets, shall be as indicated on Drawing
No: P185/R500c bearing the Area Planning Office date stamp 13 June 2023
and the Departure for Infrastructure Determination date stamp of 04 July 2023.

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. The vehicular access, including visibility splays and any forward sight
distance, shall be provided in accordance with Drawing No P185/R500c
bearing the Area Planning Office date stamp 13 June 2023 and the
Department for Infrastructure Determination date stamp of 04 July 2023, prior
to the commencement of any works or other development hereby permitted.
The area within the visibility splays and any forward sight line shall be cleared
to provide a level surface no higher than 250mm above the level of the
adjoining carriageway and such splays shall be retained and kept clear
thereafter.

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

4. The access gradients to the dwellings hereby permitted shall not exceed 8%
(1in 12.5) over the first 5 m outside the road boundary. Where the vehicular
access crosses footway, the access gradient shall be between 4% (1 in 25)
maximum and 2.5% (1 in 40) minimum and shall be formed so that there is no
abrupt change of slope along the footway.

Reason: To ensure there is a satisfactory means of access in the interests of
road safety and the convenience of road users.
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5. If the finished ground level of any property, within 1.0m of the footway or
verge, is greater than 150mm below the finished level of the adjoining footway
or verge, a boundary fence or wall shall be provided to a minimum height of
1.1m above the footway or verge level.

Reason: To ensure the safety of pedestrians on the public road.

6. No dwelling shall be occupied until hard surfaced areas have been
constructed in accordance with approved Drawing No P185/R500c bearing the
Area Planning Office date stamp 13 June 2023 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.

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

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

8. No dwelling shall be occupied until that part of the service road which provides
access to it has been constructed to base course; the final wearing course
shall be applied on the completion of each phase.

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

9. All hard and soft landscape works shall be carried out in accordance with
Drawing No. 27A bearing the Council date stamp 6 December 2022 and the
approved details. The works shall be carried out no later than the first
available planting season after occupation of the first dwelling.

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

10.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.

11. A programme of post-excavation analysis, preparation of an archaeological
report, dissemination of results and preparation of the excavation archive shall
be undertaken in accordance with the previously agreed programme of
archaeological work. These measures shall be implemented and a final
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archaeological report shall be submitted to Lisburn and Castlereagh City
Council within 12 months of the completion of archaeological site works, or as
otherwise agreed in writing with Lisburn and Castlereagh City Council.

Reason: To ensure that the results of archaeological works are appropriately

analysed and disseminated and the excavation archive is prepared to a
suitable standard for deposition.
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Planning Committee

Date of Committee Meeting 03 June 2024

Committee Interest Local (Exceptions Apply)

Application Reference LA05/2023/0598/F

Proposed erection of 14 dwellings, landscaping
and access works (change of house type to plots
56, 57, 62, 63, 70-73, 78, 79, 102, 103, 106 and
107 of planning reference LA05/2019/0705/F)

Proposal Description

Plots 56,57,62,63,70-73, 78,79,102,103,106 and

O 107 on lands to the southeast of Meadowvale
Road and south of Alveston Drive and Killynure
Green, Carryduff

Representations None

Case Officer Catherine Gray

Recommendation Approval

Summary of Recommendation

1.  This is a local application. It is presented to the Committee for determination in

accordance with the Protocol for the Operation of the Committee in that the
application requires a legal agreement to secure the delivery of affordable
housing.

2. Itis recommended that planning permission is granted as the proposal is in

accordance with the requirements of policies HOU1, HOU3, HOU4 and HOUS of
Lisburn and Castlereagh City Council Plan Strategy in that the detailed layout
and design of the proposed buildings create a quality residential environment and

when the buildings are constructed, they will not adversely impact on the

character of the area. The development will also not have a detrimental impact
on the amenity of existing residents in properties adjoining the site by reason of

overlooking or dominance.

3.  Furthermore, the density is not significantly different than that found in the
established residential area and the proposed pattern of development is in

keeping with the overall character and environmental quality of the established

residential area.
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4. ltis considered that the proposal is also in accordance with the requirements of
policy HOU10 of the Plan Strategy in that adequate provision is made for four
affordable housing within the overall development. This provision will be subject
to a Section 76 Planning Agreement.

5.  The proposal complies with Policies NH2 and NH5 of the Plan Strategy in that
the development will not harm any protected species nor is it likely to result in the
unacceptable adverse impact on, or damage to known habitats, species or
features of Natural Heritage Importance including any European designated
sites.

6. Itis considered that the development complies with policy TRA2 of the Plan
Strategy in that the detail submitted demonstrates that the creation of the new
access will not prejudice road safety or significantly inconvenience the flow of
traffic. Regard is also had to the nature and scale of the development, the
character of the existing development, the location and number of existing
accesses and the standard of the existing road network.

7. The proposal is considered to comply with the policy TRA7 of the Plan Strategy
in that the detail demonstrates that adequate provision for car parking and
appropriate servicing arrangements has been provided without prejudice to road
safety. It will not inconvenience road users or impede the flow of traffic on the
surrounding road network.

8. The proposed development complies with policy FLD 3 of the Plan Strategy in
that the detail submitted demonstrates that adequate drainage can be provided
within the site to service the proposal.

Description of Site and Surroundings

Site Context

9. The application site is located to the eastern side of the Ballynahinch Road, off
Meadowvale Road and is west of the Killynure Road. It is an undeveloped
portion of land between two existing housing developments.

10. The site is currently semi-improved grassland and some work has started to
remove top soil in preparation for development. The proposed access is from
Meadowvale Road through an existing housing development

11. The site boundaries are mainly undefined as the proposal is for change of house
types within an already approved development that is currently agricultural land.

12. The site is bound to the west by existing hedgerow and abuts properties 11 and
14 Meadowvale Road (existing semi-detached dwellings) and partially to the
north east by a hedgerow which abuts a laneway that back onto existing housing
at Alveston Drive, off the Killynure Road.
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Surrounding Context

13. The site is an undeveloped piece of land surrounded by existing residential
development. The surrounding area is comprised of medium to high density
housing.

Proposed Development

14. This is a full application for the proposed erection of 14 dwellings, including
landscaping and access works (change of house type to plots 56, 57, 62, 63, 70-
73,78, 79,102, 103, 106 and 107 of planning reference LA05/2019/0705/F).

Relevant Planning History

15. The planning history associated with the application site is set out in the table
below:
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Reference

Site Address

Proposal

Decision

143

LA05/2023/0061/F

Land to the south
east of
Meadowvale Road,
Carryduff

Amendment to
Approved
permission
LA05/2019/0705/F:
change of house
types on plots 98
to 105 inclusive,
including the
removal of the
apartments at plots
104 and 105 and
their replacement
with houses (total
of 8 No. units
replacing 8 No.
approved units).
Retention of road
design as
approved with
minor amendment
to change the
location of
accesses and
amendments to
landscaping.

Application
Withdrawn
04/08/2023

LA05/2019/0705/F

Land to the south
east of
Meadowvale Road
and south of
Alveston Drive and
Killynure Green
incorporating
BMAP zoning CF-
04/04

Residential
development
proposal
incorporating 110
dwellings in a mix
of 10 detached, 98
semi-detached
and 2 apartments
with access from
Meadowvale
Road, cycle and
pedestrian access
from Alveston
Drive, play park,
public open space,
associated
landscaping and
ancillary works to
include temporary
package sewage
treatment plant.

Permission
Granted
19/08/2021
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Consultations

16. The following consultations were carried out:

Consultee Response

Dfl Roads No Objection.

Dfl Rivers Agency No Objection

LCCC Environmental Health | No Objection

NI Water Objection

BIEA Water Management No objection
nit

Representations

17. No representations have been received on this proposal.

Environmental Impact Assessment (EIA)

18. The thresholds set out in the Planning (Environmental Impact Assessment)
Regulations (Northern Ireland) 2017 have been considered as part of this
assessment.

19. The site area is 0.87 hectares and exceeds the threshold set out in Section 10(b)
of Schedule 2, of the Planning Environmental Impact Assessment (NI)
Regulations 2017.

20. An EIA determination was carried out for this proposal and it was concluded that
given the scale and nature of the proposal that there was not likely to be any
unacceptable 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

21. 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 the determination of applications must be
in accordance with the plan unless material considerations indicate otherwise.
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26.

27.
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Plan Strategy 2032

It is stated at Part 1 of the Plan Strategy that:

Transitional arrangements will apply in relation to the existing Plan designations.
The existing Development Plans which remain in effect for different parts of the
Council area are set out in Chapter 2 (Existing Development Plans). Following
adoption the Development Plan will be the Plan Strategy and any old Development
Plan, with the Plan Strategy having priority in the event of a conflict. Regulation 1
state that the old Development Plans will cease to have effect on adoption of the
new LDP at Local Policies Plan (LPP) stage.

The Belfast Metropolitan Area Plan (BMAP) was intended to be

the Development Plan on its adoption in September 2014. This Plan was
subsequently declared unlawful following a successful legal challenge and
therefore remains in its entirety un-adopted.

BMAP in its post-inquiry form was at an advanced stage and therefore remains a
material consideration. Draft BMAP (November 2004) in its pre-inquiry form also
remains a material consideration in conjunction with recommendations of the
Planning Appeals Commission Public Local Inquiry Reports.

In accordance with the transitional arrangements the existing Carryduff Local
Plan and draft BMAP remain material considerations.

The application site is zoned for residential development in both the Carryduff
Local Plan and draft BMAP.

Significant material weight is afforded to the designation in the post 2014 revision
to BMAP CF04/04 as this was carried through a Public Inquiry process. The site
has previous history of planning permissions linked to this designation.

The strategic policy for Sustainable Development is set out in Part 1 of the Plan
Strategy. Strategic Policy 01 — Sustainable Development states that:

The Plan will support development proposals which further sustainable
development including facilitating sustainable housing growth; promoting
balanced economic growth; protecting and enhancing the historic and natural
environment; mitigating and adapting to climate change and supporting
sustainable infrastructure.

The strategic policy for Creating and Enhancing Shared Space and Quality
Places is set out in Part 1 of the Plan Strategy. Strategic Policy 03 — Creating
and Enhancing Shared Space and Quality Places states that:

The Plan will support development proposals that contribute to the creation of an
environment which is accessible to all and enhances opportunities for shared
communities; has a high standard of connectivity and supports shared use of
public realm. Good quality housing that supports more balanced communities
must offer a variety of house types, sizes and tenures to meet different needs.

6
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28.

29.

30.

31.

Creating shared neighbourhoods should provide opportunities for
communities to access local employment, shopping, leisure, education and
community facilities.

The strategic policy for Good Design and Positive Place Making is set out in Part
1 of the Plan Strategy. Strategic Policy 05 — Good Design and Positive Place
Making states that:

The Plan will support development proposals that incorporate good design and
positive place-making to further sustainable development, encourage healthier
living, promote accessibility and inclusivity and contribute to safety. Good design
should respect the character of the area, respect environmental and heritage
assets and promote local distinctiveness. Positive place- making should
acknowledge the need for quality, place-specific contextual design which
promotes accessibility and inclusivity, creating safe, vibrant and adaptable
places.

The strategic policy for Protecting and Enhancing the Environment is set out in
Part 1 of the Plan Strategy. Strategic Policy 05 — Protecting and Enhancing the
Environment states that:

The Plan will support development proposals that respect the historic and
natural environment and biodiversity. Proposals must aim to conserve, protect
and where possible enhance the environment, acknowledging the rich variety of
assets and associated historic and natural heritage designations. Proposals
should respect the careful management, maintenance and enhancement of
ecosystem services which form an integral part of sustainable development.

The strategic policy for Section 76 Agreements is set out in Part 1 of the Plan
Strategy. Strategic Policy 07 — Section 76 Agreements states that:

Development will be required to deliver more sustainable communities by
providing, or making contributions to, local and regional infrastructure in
proportion to its scale, impact of the development and the sustainability of its
location.

A developer will be expected to provide or contribute to the following

infrastructure in order to mitigate any negative consequences of development:

a) Iimprovements to the transport network, including walking and cycling
routes, public transport or, where necessary appropriate parking provision

b) affordable housing

C) educational facilities and/or their upgrades

d) outdoor recreation

e) protection, enhancement and management of the natural and historic
environment

f)  community facilities and/or their upgrades
g) improvements to the public realm

h)  service and utilities infrastructure

i) recycling and waste facilities.

The strategic policy for Housing in Settlement Limits is set out in Part 1 of the
Plan Strategy. Strategic Policy 08 Housing in Settlements states that:
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32.

33.

34.

The Plan will support development proposals that:

a) arein accordance with the Strategic Housing Allocation provided in
Table 3

b) facilitate new residential development which respects the surrounding
context and promotes high quality design within settlements

c) promote balanced local communities with a mixture of house types of
different size and tenure including affordable and specialised housing

d) encourage compact urban forms and appropriate densities while protecting
the quality of the urban environment.

The following operational policies in Part 2 of the Plan Strategy also apply.

Housing in Settlements

As this application is for residential development policy HOU1 - New Residential
Development states that:

Planning permission will be granted for new residential development in settlements
in the following circumstances:

a) on land zoned for residential use

b)  on previously developed land (brownfield sites) or as part of mixed-use
development

c) In designated city and town centres, and within settlement development limits of
the city, towns, greater urban areas, villages and small settlements

d) living over the shop schemes within designated city and town centres, or as
part of mixed use development.

The above policy applies to all residential uses as set out in Part C of the Schedule to
the Planning (Use Classes) Order (Northern Ireland) 2015 (or as amended).

Policy HOU3 - Site Context and Characteristics of New Residential Development
states:

Planning permission will be granted for new residential development where it will
create a quality and sustainable residential environment which respects the existing
site context and characteristics. An overall design concept, in accordance with
Policy HOU6 must be submitted for all residential proposals and must demonstrate
that a proposal draws upon the positive aspects of, and respects the local
character, appearance and environmental quality of the surrounding area.
Proposals for residential development will be expected to conform to all the following
criteria:

a) the development respects the surrounding context, by creating or enhancing a
local identity and distinctiveness that reinforces a sense of place, 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)  archaeological, historic environment and landscape characteristics/features
are identified and, where appropriate, protected and suitably integrated into the

147
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35.

overall design and layout of the development.

For new residential development in areas of distinctive townscape character,
including Conservation Areas and Areas of Townscape or Village Character, an
increased residential density will only be allowed in exceptional circumstances.

All development should be in accordance with available published space
standards.

Policy HOU4 - Design in New Residential Development states:

Proposals for residential development will be expected to conform to all the following
design criteria:

a) the design of the development must draw upon the best local architectural
form, materials and detailing

b) landscaped areas using appropriate locally characteristic or indigenous species
and private open space must form an integral part of a proposal’s open space
and where appropriate will be required along site boundaries to soften the
visual impact of the development and assist in its integration with the
surrounding area

c) where identified as a Key Site Requirement adequate provision is made for
necessary local community facilities, to be provided by the developer

d) residential development should be brought forward in line with the following
density bands:

. City Centre Boundary 120-160 dwellings per hectare

. Settlement Development Limits of City, Towns and Greater Urban Areas:
25-35 dwellings per hectare

. Settlement Development Limits of Villages and small settlements 20-25
dwellings per hectare.

. Within the above designated areas, increased housing density above the
indicated bands will be considered in town centres and those locations that
benefit from high accessibility to public transport facilities

e) arange of dwellings should be proposed that are accessible in their design to
provide an appropriate standard of access for all. The design of dwellings
should ensure they are capable of providing accommodation that is
wheelchair accessible for those in society who are mobility impaired. A range
of dwelling types and designs should be provided to prevent members of
society from becoming socially excluded

f)  dwellings should be designed to be energy and resource efficient and,
where practical should include integrated renewable energy technologies to
minimise their impact on the environment

g) a proposed site layout must indicate safe and convenient access through
provision of walking and cycling infrastructure, both within the development
and linking to existing or planned networks; meet the needs of mobility
impaired persons; and respect existing public rights of way

h)  adequate and appropriate provision is made for car and bicycle parking
including where possible electric vehicle charging points

i) the design and layout must not create conflict with adjacent land uses and
there is no unacceptable adverse effect on existing or proposed properties
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37.

38.
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in terms of overlooking, loss of light, overshadowing, noise or other
disturbance

j)  the design and layout should where possible include use of permeable
paving and sustainable drainage

K)  the design and layout design must demonstrate appropriate provision is
made for householder waste storage and its collection can be facilitated
without impairment to the access and maneuverability of waste service
vehicles

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

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

The Justification and Amplification states that:

Please note the Supplementary Planning Guidance on design of residential
development that will support the implementation of this policy.

It also states that:

Accessible Accommodation

Design standards are encouraged to meet the varying needs of occupiers and be
easily capable of accommodating adaptions. Developers should ensure that a range
of dwelling sizes (including internal layout and the number of bedrooms) is
provided to meet a range of housing needs that facilitate integration and the
development of mixed communities.

Given the scale of residential development public open space is required as part of
the proposed development. Policy HOUS - Public Open Space in New Residential
Development states that:

Adequate provision must be made for green and blue infrastructure in public open space
and for open space that links with green and blue infrastructure where possible and
provides pedestrian and cycle linkages to nearby public amenity spaces. Proposals
for new residential development of 25 or more units, or on sites of one hectare or
more, must provide public open space as an integral part of the development,
Subject to the following:

a) the open space must be at least 10% of the total site area
b)  for development proposals of 300 or more units, or on sites of 15 hectares or
more, the open space must be at least 15% of the total site area.

The following exceptions to the above open space provision will apply where:

a) the residential development is designed to integrate with and make use of
adjoining public open space

b)  the provision of open space below 10% of the total site area if the proposal is
located within a city or town centre or it is demonstrated that it is close to and would
benefit from ease of access to existing public open space

c) inthe case of apartment developments or specialist housing (see Policy

10
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39.

40.

HOU11) where a commensurate level of private communal open space is
being provided.

Development proposals of 100 units or more, or on sites of 5 hectares or more, must
be provided with an equipped children’s play area unless one already exists within a
reasonable and safe walking distance (generally around 400 metres) of the majority of
the units within the proposal.

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

. it is designed as an integral part of the development with easy and safe access
from the dwellings

. it is of demonstrable recreational or amenity value

. it is designed, wherever possible, to be multi-functional

. its design, location and appearance takes into account the needs of disabled
persons and it respects the amenity of nearby residents

. landscape and heritage features are retained and incorporated in its design and
layout.

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

Developers must demonstrate 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.

The following paragraph in the Justification and Amplification is modified as
follows:

Public open space can be provided in a variety of forms ranging from village greens
and small parks through to equipped play areas and sports pitches. In addition, the
creation or retention of blue/green infrastructure, woodland areas or other natural or
semi-natural areas of open space can provide valuable habitats for wildlife and
promote biodiversity. To provide for maximum surveillance, areas of open space are
best located where they are overlooked by the fronts of nearby dwellings.

As more than five dwellings are proposed there is a need to consider the
requirement for affordable housing. Policy HOU10 - Affordable Housing in
Settlements states that:

Where the need for Affordable Housing is identified, through the Housing Needs
Assessment on sites of more than 0.5 hectares or comprising of 5 residential units or
more, proposals will only be permitted where provision is made for a minimum 20%
of all units to be affordable. This provision will be secured and agreed through a
Section 76 Planning Agreement.

All developments incorporating affordable housing should be designed to integrate

with the overall scheme with no significant distinguishable design differences, in
accordance with any other relevant policies contained within this Plan Strategy.

11
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In exceptional circumstances where it is demonstrated that the affordable housing
requirement cannot be met, alternative provision must be made by the applicant, or
an appropriate financial contribution in lieu must be agreed through a Section 76
Planning Agreement. Such agreements must contribute to the objective of creating
mixed and balanced communities.

Proposals for the provision of specialist accommodation for a group of people with
specific needs (such as purpose built accommodation for the elderly, Policy HOU11)
will not be subject to the requirements of this policy.

Windfall sites will be encouraged for the development of affordable housing in suitable
and accessible locations.

By exception, proposals for affordable housing could be permitted on land identified
as open space, in accordance with Policy OS1, where it can be demonstrated that all
of the following criteria have been met:

a) ademonstrable need has been identified by the Northern Ireland Housing
Executive

b)  the application is made by a registered Housing Association or the Northern
Ireland Housing Executive

c) the proposal will bring substantial community benefits that decisively outweigh
the loss of the open space.

Development proposals will not be supported where lands have been artificially
divided for the purposes of circumventing this policy requirement.

The Justification and Amplification states that:

The policy requires a minimum provision of 20% of units as affordable housing.
Where up to date evidence indicates a requirement for a higher proportion of
affordable housing, the council will expect developments to provide this. Where
appropriate this may be indicated through key site requirements within the Local
Policies Plan. It may also be secured through discussions with applicants on a
case-by-case basis as part of the development management process.

The Glossary associated with Part 2 of the Plan Strategy states that:
Affordable Housing — affordable housing is:

a) Social rented housing; or

b) Intermediate housing for sale; or

c) Intermediate housing for rent,

that is provided outside of the general market, for those whose needs are not met
by the market.

Affordable housing which is funded by Government must remain affordable or

alternatively there must be provision for the public subsidy to be repaid or recycled
in the provision of new affordable housing.

12
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Natural Heritage

Given this is a large site the potential impact on the natural environment is
considered. Policy NH2 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:

a) there are no alternative solutions; and

b) it is required for imperative reasons of overrising public interest; and

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

d) 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 the, 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

g) rare or threatened native species

h)  wetlands (includes river corridors)

i) other natural heritage features worthy of protection including trees and
woodland.

—
U RURCRS

A development proposal which is likely to result in an unacceptable adverse
impact on, or damage to, habitats, species or features listed above may only be
permitted where the benefits of the proposed development outweigh the value
of the habitat, species or feature.

13
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45.

46.

47.

48.

In such cases, appropriate mitigation and/or compensatory measures will be
required.

Access and Transport
The proposal is to create a new access to the public road through Meadowvale.
Policy TRA1 - Creating an Accessible Environment states that:

The external layout of all development proposals will incorporate, where
appropriate:

a) facilities to aid accessibility e.g. level access to buildings, provision of
dropped kerbs and tactile paving etc, together with the removal of any
unnecessary obstructions

b)  user friendly and convenient movement along pathways and an unhindered
approach to buildings

c) priority pedestrian and cycling movement within and between land uses

d) ease of access to car parking reserved for disabled or other users, public
transport facilities and taxi ranks.

Public buildings will only be permitted where they are designed to provide suitable
access for customers, visitors and employees.

Access to existing buildings and their surroundings should be improved as
opportunities arise through alterations, extensions and changes of use.

Submission of a Transport Assessment Form (TAF) and a Design and Access
Statement may also be required to accompanying development proposals.

Policy TRA 2 — Access to Public Roads states:

Planning permission will only be granted for a development proposal involving

direct access, or the intensification of the use of an existing access, onto a

public road where:

a) it will not prejudice road safety or significantly inconvenience the flow of
vehicles; and,

b) it does not conflict with Policy TRA3 Access to Protected Routes.

Consideration will also be given to the nature and scale of the development,
character of existing development, the contribution of the proposal to the
creation of a quality environment, the location and number of existing accesses
and the standard of the existing road network together with the speed and
volume of traffic using the adjacent public road and any expected increase.

The justification and amplification states that:
For development proposals involving a replacement dwelling in the
countryside, there an existing access is available but does not meet the current

standards, the Council would encourage the incorporation of improvements to
the access in the interests of road safety.

14
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49.

50.

Policy TRA7 — Car Parking and Servicing Arrangements in New Development states
that:

Development proposals will 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 published standards33 or any reduction provided for in
an area of parking restraint designated in the Local Development Plan. Proposals
should not prejudice road safety or significantly inconvenience the flow of
vehicles.

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

a) where, through a Transport Assessment or accompanying Travel Plan, it
forms part of a package of measures to promote alternative transport modes

b) where the development is in a highly accessible location well served by public
transport

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

d) where shared car parking is a viable option

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

Proposals involving car parking in excess of the Department’s published
standards will only be permitted in exceptional circumstances, subject to the
submission of a Transport Assessment outlining alternatives.

A proportion of the spaces to be provided will be reserved for people with
disabilities.

Car parking proposals should include an appropriate number of reserved electric
charging point spaces and their associated equipment.

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.

Flooding

This proposal is for a residential development comprised of more than 10 dwellings.
Policy FLD3 Development and Surface Water (Pluvial) Flood Risk Outside Flood
Plains states:

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

15
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a) a residential development of 10 or more units

b) a development site in excess of 1 hectare

C) achange of use involving new buildings and/or hard surfacing exceeding
1,000 square metres in area.

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

" it is located in an area where there is evidence of historical flooding.

. surface water run-off from the development may adversely impact on other
development or features of importance to nature conservation, archaeology or
historic environment features.

A development requiring a DA will be permitted where it is demonstrated through
the DA 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. If a DA
is not required, but there is potential for surface water flooding as shown on the surface
water layout of Dfl Flood Maps NI, it remains the responsibility of the developer to
mitigate the effects of flooding and drainage as a result of the development.

Where the proposed development is also located within a fluvial flood plain, then
Policy FLD1 will take precedence.

Regional Policy and Guidance

Regional Policy

51. The SPPS was published in September 2015. It is the most recent planning
policy and it is stated at paragraph 1.5 that:

The provisions of the SPPS apply to the whole of Northern Ireland. They must be
taken into account in the preparation of Local Development Plans (LDP) and are
material to all decisions on individual planning applications and appeals. The
Department intends to undertake a review of the SPPS within 5 years.

52. Paragraph 2.1 of the SPPS recognises that an objective of the planning system is
to secure the orderly and consistent development of land whilst furthering
sustainable development and improving well-being.

53. It states that:

planning system should positively and proactively facilitate development that
contributes to a more socially economically and environmentally sustainable
Northern Ireland. Planning authorities should therefore simultaneously pursue
social and economic priorities alongside the careful management of our built and
natural environments for the overall benefit of our society

54. Paragraph 3.6 of the SPPS states:

16
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55.

56.

57.

58.

59.

60.

planning authorities should make efficient use of existing capacities of land,
buildings and infrastructure, including support for town centre and regeneration
priorities in order to achieve sustainable communities where people want to live,
work and play now and into the future. Identifying previously developed land
within settlements including sites which may have environmental constraints (e.g.
land contamination), can assist with the return to productive use of vacant or
underused land. This can help deliver more attractive environments, assist with
economic regeneration and renewal, and reduce the need for green field
development.

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.

The site is proposed to be developed for housing development. It is stated at
paragraph 6.136 that:

The policy approach must be to facilitate an adequate and available supply of
quality housing to meet the needs of everyone; promote more sustainable
housing development within existing urban areas; and the provision of mixed
housing development with homes in a range of sizes and tenures. This approach
to housing will support the need to maximise the use of existing infrastructure
and services, and the creation of more balanced sustainable communities.

Retained Regional Guidance

Whilst not policy, the following guidance documents remain a material
considerations:

Creating Places

The policy requires the guidance in the Creating Places — Achieving Quality in
Residential Developments’ (May 2000) to also be considered.

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.

17
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61.

62.

63.

Paragraph 7.16 provides guidance on separation distances stating:

Where the development abuts the private garden areas of existing properties, a
separation distance greater than 20 metres will generally be appropriate to
minimise overlooking, with a minimum of around 10 meters between the rear of
new houses and the common boundary.

Paragraphs 5.19 — 5.20 provides guidance on the level of private open space
provision as follows:

Provision should be calculated as an average space standard for the
development as a whole and should be around 70 square metres per house or
greater. Garden sizes larger than the average will generally suit dwellings for
use by families. An area less than around 40 square metres will generally be
unacceptable.

Development Control Advice Note 8 - Housing in Existing Urban Areas

Paragraph 4.10 states that:

Planning Service will expect applicants and designers to carry out an appraisal of
the local context, which takes into account the character of the surrounding area;
and new development should respect the architectural, streetscape and
landscape character of the area.

Assessment

64.

65.

66.

Housing in Settlements

Policy HOU 1 — New Residential Development

This application is for change of house types for 14 residential units within the
settlement limit of Carryduff. The land on which this development is proposed has
been zoned for housing in BMAP. There is also a history of an extant planning
permission for housing. As such, this is a suitable location for new residential
development and the policy tests associated with Policy HOU1 are met.

Policy HOU3 - Site Context and Characteristics of New Residential Development

The scheme comprises two pairs of semi-detached dwellings and ten detached
dwellings. They are all two storey dwellings of similar design to that which was
previously approved and typical of a suburban setting. They follow the general
layout and arrangement of the previously approved scheme.

The form and general arrangement of the buildings are characteristic of those
that have been built in the surrounding residential developments adjacent.

18
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67.

68.

69.

70.

71.

72.

73.

74.

75.

76.

77.

78.

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

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 changes and it is
considered that the established residential character of the area would not be
harmed.

The layout of the rooms in each of the units, the position of the windows and
separation distances to existing properties also ensure that there is no
overlooking into the private amenity space of neighbouring properties. The
buildings are no dominant or overbearing and no loss of light would be caused.

Having regard to this detail and the relationship between the buildings in each
plot it is considered that the guidance recommended in the Creating Place
document and that criteria (a) of policy HOU3 is met.

With regards to criteria (b), there are no archaeological features or historic
environment within the application site that need to be identified and integrated
into the proposal.

No other landscape characteristics/features have been identified that require

integration into the overall design and layout of the development. This part of the
policy is met.

Policy HOU4 - Design in New Residential Development

The layout as shown on the proposed drawing 02 demonstrates that there are a
number of different house types proposed. A description of these house types is
outlined below. They propose different house types with similar design themes
running throughout.

Plots 56 and 62 consists of house type Q4, changed from the previous approved
house type N2a. It consists of a four bed two-storey dwelling and has a ridge
height of 8.7 metres above the finished floor level.

Plot 57 and 63 consists of house type Q4c, changed from the previously
approved house type N1a. It consists of a four bed two-storey dwelling and has
a ridge height of 8.7 metres above the finished floor level.

Plot 79 consists of house type N4c, changed from the previously approved house
type N1a. It consists of a four bed two-storey dwelling and has a ridge height of
8.7 metres above the finished floor level.

Plot 78 consists of house type N4, changed from the previously approved house
type N2a. It consists of a four bed two-storey dwelling and has a ridge height of
8.7 metres above the finished floor level

Plot 70 consists of house type B1, changed from the previously approved house
type K1a. It consists of a four bed two-storey dwelling house and has a ridge
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79.

80.

81.

82.

83.

84.

85.

86.

87.

88.

89.

90.

91.

92.

height of 8.2 metres above the finished floor level.

Plot 71 consists of house type E4c, changed from the previously approved house
type N1a. It consists of a four bed two-storey dwelling and has a maximum ridge
height of 8.9 metres above the finished floor level.

Plot 72 consists of house type Q4c handed, changed from the previously
approved house type N1a. It consists of a four bed two-storey dwelling house
with a ridge height of 8.7 metres above the finished floor level.

Plot 73 consists of house type B1, changed from the previously approved house
type K1a. The house type is detailed above.

Plot 106 consists of house type N4c, changed from the previously approved
house type N1a. The house type is detailed above.

Plot 107 consists of house type N4, changed from the previously approved house
type N2a. The house type is detailed above.

Plot 102 consists of house type Q4c handed, changed from the previously
approved N1a. The house type is detailed above.

Plot 103 consists of house type Q4, changed from the previously approved N2a.
The house type is detailed above.

The external material finishes are grey concrete tiles to the roof, walls to be clay
facing brick and windows to be uPVC. These are acceptable for the site and its
location in the urban context.

The layout of the rooms in each of the units, the position of the windows and the
separation distance between the proposed and existing properties also ensures
that there is no overlooking into the private amenity space of neighbouring
properties.

The development on the site does not conflict with surrounding land uses. The
buildings are not dominant or overbearing and no loss of light would be caused.

The separation distances between each unit are acceptable and in keeping with
Creating Places.

The proposed layout is consistent with the form of housing found in the
surrounding area. The proposed houses all face towards the internal service
road. And in curtilage parking spaces are provided for each unit.

Each unit has their amenity space, a small area to the front and a substantial
area to the rear/side of the unit. The lawn area as demonstrated on the site
layout plan ensures building frontages are not dominated by hardstanding/car
parking.

The house types provided are accessible and designed to ensure that they are

capable of providing accommodation that is wheelchair accessible for persons
with impaired mobility.
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93. The proposed design and finishes are considered to draw upon the materials and
detailing exhibited within the surrounding area and will ensure that the units are
as energy efficient as possible.

94. For the reasons outlined above, criteria (a), (e), (f) and (i) are met.

95. There is no requirement for the provision of a local community or neighbourhood
facility for this scale of development. The site is accessible to a number of shops
and other neighbourhood facilities in Carryduff. Criteria (c) is met.

96. The private outdoor amenity space across the development varies, with the
smallest being 63 square metres to plot 106 and the largest being 163 square
metres to plot 73. The provision of private amenity is in keeping with the
guidance stipulated in Creating Places.

97. Boundary treatments around and within the while site are proposed to separate
each unit and details of these are provided in the proposed site boundary detail
drawing number 13. There is a mixture of fencing and boundary walls proposed.
These are acceptable for this type of development in the urban context.

98. There is a landscaped open space area within the overall development that this
proposal is a part of. There is also some landscaping within the overall scheme
and to some of the boundaries. The proposal uses planting to soften the visual
impact of the proposal. For the reasons outlined above, criteria (b) is met.

99. There is no requirement for the provision of a local community or neighbourhood
facility for this scale of development.

100. With regard to criteria (d) the proposed density, the proposal is for 14 change of
house types on a site with an overall density of 22.6 dwellings per hectare which
is not considered to be overdevelopment. The density is in keeping with the key
site requirements and would provide a residential density not significantly lower
than that found in the established residential area and the proposed pattern of
development is in keeping with the overall character and environmental quality of
the established residential area. Also each unit size exceeds the space
standards set out in supplementary planning guidance.

101. The internal road layout provides for safe and convenient access through the site
and the provision of dropped kerbs and tactile paving will also serve to meet the
needs of mobility impaired persons. Adequate and appropriate provision is also
made for in curtilage parking which meets the required parking standards.
Criteria (g) and (h) are met.

102. The careful delineation of plots with appropriate fencing and privacy walls will
serve to deter crime and promote personal safety. Criteria () is met.

103. Provision can be made for householder waste storage within the driveways for
each other unit and its safe collection can be facilitated without impairment to the
access manoeuvrability of waste service vehicles. Criteria (k) is met.
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Policy HOU 5 - Public Open Space in New Residential Development

104. Detail submitted with the application indicates that the site does not exceed one
hectare and the proposal is not for more than 25 residential units. As such public
open space does not have to be provided as an integral part of this development.

105. However, within the overall wider development there is provision for a
landscaped open space area to include a children’s play area. This application
will not prejudice the delivery of the open space or play area granted at other
locations within the wider scheme.

Policy HOU10 - Affordable Housing

102. Policy HOU10 requires a 20% affordable housing provision. In the context of the
proposed scheme, four units are identified by the applicant to meet this policy
requirement. This is in excess of the 20% minimum requirement. No more than
eight dwellings are to be occupied until the four affordable dwellings are
constructed and available for occupation.

103. The affordable housing tests associated with Policy HOU10 of the Plan Strategy
are therefore capable of being met subject to this provision being secured and
agreed through a Section 76 Planning Agreement.

Natural Heritage

104. As previously stated, this is an application for change of house types only from
those approved under file reference LA05/2019/0705/F. The site is currently
being developed.

105. Given the current condition of the site and ongoing works it was not considered
necessary to consult with NIEA NHD.

106. That said the developer will have to have cognisance to the Wildlife Order when
carrying out any works should the application be approved.

107. For the reasons outlined, the proposed development will give rise to no
significant adverse effects on habitats or species of ecological or nature
conservation value, the proposed development is unlikely to result in any
cumulative impact upon these features when considered alone or with other
developments nearby and as such Policy NH2 and Policy NH5 of the Plan
Strategy is capable of being met.

Access and Transport

108. The P1 Form indicates that the proposal involves the construction of a new
access to the public road for both vehicular and pedestrian use. The road layout
as proposed is the same as that approved under the previous application
LA05/2019/0705/F and a pedestrian crossing on the Ballynahinch Road is also
proposed, as previously approved.
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109. As indicated above, a key site requirement associated with the related housing
designation requires the access to be taken from Meadowvale Road.

110. Meadowvale links directly with the Ballynahinch Road. It was established
through the previous application through the Transport Assessment that junction
improvements are not required. However, a new pedestrian crossing was
proposed and approved. The previous approval also made reference to Travel
Cards for each dwelling for ideally the first few years of occupation of each new
dwelling.

111. Dfl Roads have been consulted on the proposal and have raised no objection. A
condition is recommended for the proposal to operate in general accordance with
the Framework Residential Travel Plan within the Transport Assessment of the
previous application and also that prior to the occupation of any dwelling. Dfl
Roads requires the applicant to provide an updated Residential Travel Pack to
the new residents of each phase and as part of the pack the applicant will provide
a Translink Travel card for the first two years of each dwelling when first
purchased and occupied. The Council has no reason to disagree with this
recommendation as it is consistent with the planning history of the site.

112. In-curtilage parking is provided at two-spaces for each unit. The parking
provision is in keeping with the Parking Standards set out in the Creating Places
document and is considered to be acceptable.

113. It is considered that the development complies with policy TRA2 of the Plan
Strategy in that the detail submitted demonstrates that the creation of the new
access will not prejudice road safety or significantly inconvenience the flow of
traffic. Regard is also had to the nature and scale of the development, the
character of the existing development, the location and number of existing
accesses and the standard of the existing road network.

114. The proposal is also considered to comply with policy TRA7 of the Plan Strategy
in that the detail demonstrates that adequate provision for car parking and
appropriate servicing arrangements has been provided so as not to prejudice
road safety or inconvenience the flow of traffic.

Flooding

115. With regard to policy FLD3, Rivers Agency advise that due to the nature of this
particular application, a change of house type, it does not exceed the thresholds
outlined in policy FLD3 and subsequently a Drainage Assessment is not required.
They advise that 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 in accordance with the approved drainage assessment relating to
the previously approved application.

116. Based on a review of the information and advice received from Dfl Rivers, is
accepted that the proposal complies with policies FLD 3 of the Plan Strategy.
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Other Material Considerations

117. NI Water have been consulted on the proposal and recommend refusal and
advise that subject to the applicant engaging with NI Water they may reconsider
its recommendation.

118. NI Water advise that there is a public foul sewer within 20m of the proposed
development boundary and that an assessment has indicated network capacity
issues.

119. In the previous application, due to capacity issues with the foul sewer network a
temporary waste water treatment plant was proposed to serve the development
until NI Water has completed its upgrade of its infrastructure after which, the
development will switch to main sewage.

120. The previous application on the site was approved with negative conditions that
none of the dwellings shall be occupied until works for the disposal of sewerage
have been approved on the site, to serve the development, and that all details
must be submitted and approved by the planning authority prior to
commencement of development.

121. As the planning history remains a material consideration and the risk to the wider
drainage network is managed the advice of NI Water is not agreed. A reason for
refusal could not be sustained and it is recommended that the same negative
condition in relation to provision of sewage infrastructure is also placed on this
proposal.

Recommendation

122. The application is presented with a recommendation to approve subject to
conditions and to the Section 76 planning agreement to ensure that the
developer fulfils his obligations with regards to the delivery of affordable housing
in accordance with the requirements of policy HOU10 of the Plan Strategy.

Conditions

123. The following conditions are recommended:

1. The development hereby permitted must be begun within five years from
the date of this permission.

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

2. No dwelling shall be occupied until the completion of the pedestrian
crossing and any associated improvements to the Ballynahinch Road have
been constructed generally in accordance with drawing number 14
published to the Planning Register on 25 July 2023.

Reason: In the interests of road safety and the improvement of the road
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network for the convenience of road users.

No dwellings hereby permitted shall be occupied until the associated hard
surfaced areas have been constructed in accordance with the approved
layout drawing 02 published to the Planning Register on 25" July 2023, to
provide adequate facilities for parking, servicing and circulating within the
site. No part of these hard surfaced areas shall be used for any purpose at
any time than for the parking and movement of vehicles.

Reason: To ensure that adequate provision has been made for parking.

Notwithstanding the provisions of the Planning (General Permitted
Development) (Northern Ireland) Order 2015, no buildings, walls or fences
shall be erected, nor hedges, nor formal rows of trees grown in
(verges/service strips) determined for adoption.

Reason: To ensure adequate visibility in the interests of road safety and the
convenience of road users and to prevent damage or obstruction to
services.

Notwithstanding the provisions of the Planning (General Permitted
Development) (Northern Ireland) Order 2015 no planting other than grass,
flowers or shrubs with a shallow root system and a mature height of less
than 500 mm shall be carried out in (verges/service strips) determined for
adoption.

Reason: In order to avoid damage to and allow access to the services
within the service strip.

No dwellings shall be occupied until that part of the service road which
provides access to it has been constructed to base course; the final wearing
course shall be applied on the completion of the development.

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

The access gradients to the dwellings hereby permitted shall not exceed
8% (1in 12.5) over the first 5 m outside the road boundary. Where the
vehicular access crosses footway, the access gradient shall be between 4%
(1 in 25) maximum and 2.5% (1 in 40) minimum and shall be formed so that
there is no abrupt change of slope along the footway.

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

Any existing street furniture or landscaping obscuring visibility or located
within the proposed vehicular accesses shall, after obtaining permission
from the appropriate authority, be removed, relocated or adjusted at the
applicant’s expense.

Reason: In the interests of road safety and the convenience of road users.
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10.

11.

12.

13.

14.

The development hereby permitted shall operate generally in accordance
with the Framework Residential Travel Plan within the Transport
assessment published by Lisburn City and Castlereagh Council Planning
Office on 30 August 2019.

Reason: To encourage the use of alternative modes of transport to the
private car in accordance with the Transportation Principles.

Prior to occupation of any dwelling the Council requires the applicant to
provide, for the department’s approval, an updated ‘Residential Travel Pack’
to be provided to the new residents of each phase. As part of the
Residential Travel Pack the Applicant will provide a Translink Travelcard for
the first two (2) years for each dwelling when first purchased and occupied,
or equivalent measures agreed with Lisburn City and Castlereagh Council.

Reason: To encourage the use of alternative modes of transport to the
private car in accordance with the Transportation Principles.

None of the dwellings hereby approved shall be occupied until works for the
disposal of sewerage have been provided on the site, to serve the
development permitted in accordance with details to be submitted to and
approved by the Council.

Reason: To ensure that adequate drainage infrastructure is available.

No development hereby approved shall be commenced until details of a
sewerage connection to serve the development hereby permitted have
been submitted to and approved in writing by the Council in consultation
with NI Water. The information to be submitted to the Council should
include details of the siting, drawings and specifications of the sewerage
connection and arrangements for its management and maintenance.
Where a packaged sewage treatment plant is proposed, details of how the
development herby approved is eventually to be connected to the public
system is also to be provided.

Reason: In the interest of public health.

Prior to the occupation of the development herby approved the sewerage
connection referred to in condition 12 must been installed as approved and
be operational. The sewerage connection shall be managed and
maintained thereafter in accordance with the approved arrangements.
Reason: In the interest of public health.

All hard and soft landscape works shall be carried out in accordance with
the approved details. The works shall be carried out no later than the first
available planting season after occupation of the first dwelling.

Reason: To ensure the provision, establishment and maintenance of a high
standard of landscape.
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15.

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

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

Planning Committee

Date of Committee Meeting

03 June 2023

Committee Interest

Local Application [Exceptions Apply]

Application Reference

LA05/2021/1219/F

District Electoral Area

Lisburn North

Proposal Description

Replacement of two terraced dwellings with two
duplex apartments and a further four 1-bed
apartments in a 1.5 block in the rear gardens

15-17 Wilson Street, Lisburn

Location

Representations None

Case Officer Peter McFadden
Recommendation Approval

Summary of Recommendation

This is a local application. It is presented to the Committee for determination in

accordance with the Scheme of Delegation in that the application requires a legal
agreement to secure the delivery of affordable housing.

It is recommended that planning permission is granted as the proposal is in
accordance with the requirements of policies HOU1, HOU3, HOU4 and HOUG of
Part 2 of the Lisburn and Castlereagh City Council Plan Strategy 2032 in that the
detailed layout and design of the proposed buildings create a quality residential
environment and when the buildings are constructed, they will not adversely
impact on the character of the area. The development will not have a
detrimental impact on the amenity of existing residents in properties adjoining the
site by reason of overlooking or dominance.

Furthermore, the density is not significantly different than that found in the
established residential area and the proposed pattern of development is in
keeping with the overall character and environmental quality of the established
residential area.

It is considered that the proposal is also in accordance with the requirements of
policy HOU10 of the Plan Strategy in that adequate provision is made for
affordable housing as an integral part of the development. This provision will be
subject to a Section 76 Planning Agreement.
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5.  The proposal complies with policy NH 5 of the Plan Strategy in that the
development will not harm any protected species nor is it likely to result in the
unacceptable adverse impact on, or damage to known habitats, species or
features of Natural Heritage Importance including any European designated
sites.

6. The proposed complies with policy of TRA1 the Plan Strategy in that the detail
demonstrates that accessible environment will be created.

7. ltis also considered that the development complies with policy TRA2 of the Plan
Strategy in that the detail submitted demonstrates that the creation of new
access will not prejudice road safety or significantly inconvenience the flow of
traffic.

8. The proposal is considered to comply with the policy TRA7 of the Plan Strategy
in that the detail demonstrates that adequate provision for car parking and
appropriate servicing arrangements has been provided without prejudice to road
safety. It will not inconvenience road users or impede the flow of traffic on the
surrounding road network.

Description of Site and Surroundings

Site Context

9. The application site is approximately 0.63 hectares in size and is located at 15-17
Wilson Street Lisburn. It comprises the buildings and associated lands to the
rear of these two properties.

10. The property at 17 Wilson Street is the end terrace property. Both properties are
in a state of dis-repair.

11. The properties face directly onto Wilson Street and there is a pedestrian footway
to the front of the dwellings. Both properties are constructed in red brick with a
tiled roof. There are window and door openings. As previously stated, the
properties are in a state of disrepair some roof tiles are missing and the window
and door openings have been secured by blocking them up using wood or
concrete blocks.

12. Also, vegetation can be seen growing out of the building at several locations.
The land to the rear of the properties is very overgrown and unkept.

Surrounding Context

13. The site is located in an urban context with dwellings being predominantly two
storey in nature. A notable exception being the bungalows located at 19-21
Wilson Street.

14. The older terraced properties of Wilson Street, Wesley Street and Low Road all
open directly onto the street. The majority of these properties have large rear
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gardens. The terraced properties of Roseville Park and Parkview have front
amenity space and smaller rear gardens. Some properties have in curtilage
parking, but most of the parking is to the front of these properties in unassigned
parking bays.

15. There are several small areas of open space in the development and one larger
grassed central open space area.

Proposed Development

16. The proposed development comprises the replacement of two terraced dwellings
with two duplex apartments and a further four new build apartments to the rear of
15-17 Wilson Street.

17. The following documents are submitted in support of the application:
. Biodiversity checklist

. Design Concept Statement
. Parking Survey

Relevant Planning History

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

below:
Reference Number Description Location Decision
S/1986/0073 Extension to 15 Wilson Street | No details
Dwelling

Consultations

19. The following consultations were carried out:

Consultee Response

Dfl Roads No Obijection
LCCC Environmental Health No Obijection
NI Water No Objection
NIEA Natural Environment Division No Obijection
NIEA Water Management Unit No Obijection
Historic Environment Division No Obijection
Northern Ireland Housing Executive Supportive
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Representations

20. No representations in opposition to the proposal have been received.

Local Development Plan

21. 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 the determination of applications must be
in accordance with the plan unless material considerations indicate otherwise.

Plan Strategy 2032

22. ltis stated at Part 1 of the Plan Strategy that:

Transitional arrangements will apply in relation to the existing Plan designations.
The existing Development Plans which remain in effect for different parts of the
Council area are set out in Chapter 2 (Existing Development Plans). Following
adoption the Development Plan will be the Plan Strategy and any old Development
Plan, with the Plan Strategy having priority in the event of a conflict. Regulation 1
state that the old Development Plans will cease to have effect on adoption of the
new LDP at Local Policies Plan (LPP) stage.

The Belfast Metropolitan Area Plan (BMAP) was intended to be

the Development Plan on its adoption in September 2014. This Plan was
subsequently declared unlawful following a successful legal challenge and
therefore remains in its entirety un-adopted.

BMAP in its post-inquiry form was at an advanced stage and therefore remains a
material consideration. Draft BMAP (November 2004) in its pre-inquiry form also
remains a material consideration in conjunction with recommendations of the
Planning Appeals Commission Public Local Inquiry Reports.

23. In accordance with the transitional arrangements the existing LAP and draft
BMAP remain material considerations.

24. The LAP identifies the application site as being within the settlement limits of
Lisburn.

25. In both revisions of draft BMAP the site is located within the settlement limit of
Lisburn.

26. The strategic policy for Sustainable Development is set out in Part 1 of the Plan
Strategy. Strategic Policy 01 — Sustainable Development states that:

The Plan will support development proposals which further sustainable
development including facilitating sustainable housing growth; promoting
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balanced economic growth; protecting and enhancing the historic and natural
environment; mitigating and adapting to climate change and supporting
sustainable infrastructure.

The strategic policy for Creating and Enhancing Shared Space and Quality
Places is set out in Part 1 of the Plan Strategy. Strategic Policy 03 — Creating
and Enhancing Shared Space and Quality Places states that:

The Plan will support development proposals that contribute to the creation of an
environment which is accessible to all and enhances opportunities for shared
communities; has a high standard of connectivity and supports shared use of
public realm. Good quality housing that supports more balanced communities
must offer a variety of house types, sizes and tenures to meet different needs.

Creating shared neighbourhoods should provide opportunities for
communities to access local employment, shopping, leisure, education and
community facilities.

The strategic policy for Good Design and Positive Place Making is set out in Part
1 of the Plan Strategy. Strategic Policy 05 — Good Design and Positive Place
Making states that:

The Plan will support development proposals that incorporate good design and
positive place-making to further sustainable development, encourage healthier
living, promote accessibility and inclusivity and contribute to safety. Good design
should respect the character of the area, respect environmental and heritage
assets and promote local distinctiveness. Positive place- making should
acknowledge the need for quality, place-specific contextual design which
promotes accessibility and inclusivity, creating safe, vibrant and adaptable
places.

The strategic policy for Protecting and Enhancing the Environment is set out in
Part 1 of the Plan Strategy. Strategic Policy 05 — Protecting and Enhancing the
Environment states that:

The Plan will support development proposals that respect the historic and
natural environment and biodiversity. Proposals must aim to conserve, protect
and where possible enhance the environment, acknowledging the rich variety of
assets and associated historic and natural heritage designations. Proposals
should respect the careful management, maintenance and enhancement of
ecosystem services which form an integral part of sustainable development.

The strategic policy for Section 76 Agreements is set out in Part 1 of the Plan
Strategy. Strategic Policy 07 — Section 76 Agreements states that:

Development will be required to deliver more sustainable communities by
providing, or making contributions to, local and regional infrastructure in
proportion to its scale, impact of the development and the sustainability of its
location.

A developer will be expected to provide or contribute to the following
infrastructure in order to mitigate any negative consequences of development:
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31.

32.

33.

34.

a) improvements to the transport network, including walking and cycling
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routes, public transport or, where necessary appropriate parking provision

)  affordable housing
C) educational facilities and/or their upgrades
d) outdoor recreation
)  protection, enhancement and management of the natural and historic
environment
f)  community facilities and/or their upgrades
g) improvements to the public realm
h)  service and utilities infrastructure
i)  recycling and waste facilities.

The strategic policy for Housing in Settlement Limits is set out in Part 1 of the

Plan Strategy. Strategic Policy 08 Housing in Settlements states that:
The Plan will support development proposals that:

a) arein accordance with the Strategic Housing Allocation provided in
Table 3

b) facilitate new residential development which respects the surrounding
context and promotes high quality design within settlements

c) promote balanced local communities with a mixture of house types of
different size and tenure including affordable and specialised housing

d) encourage compact urban forms and appropriate densities while protecting

the quality of the urban environment.

The following operational policies in Part 2 of the Plan Strategy also apply.

Housing in Settlements

The application is for residential development and policy HOU1 - New Residential

Development states that:

Planning permission will be granted for new residential development in settlements

in the following circumstances:

a) onland zoned for residential use
b)  on previously developed land (brownfield sites) or as part of mixed-use
development

c) In designated city and town centres, and within settlement development limits of

the city, towns, greater urban areas, villages and small settlements

d) living over the shop schemes within designated city and town centres, or as

part of mixed use development.

The above policy applies to all residential uses as set out in Part C of the Schedule to

the Planning (Use Classes) Order (Northern Ireland) 2015 (or as amended).

Policy HOU3 - Site Context and Characteristics of New Residential Development

states:
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35.

Planning permission will be granted for new residential development where it will
create a quality and sustainable residential environment which respects the existing
site context and characteristics. An overall design concept, in accordance with
Policy HOU6 must be submitted for all residential proposals and must demonstrate
that a proposal draws upon the positive aspects of, and respects the local
character, appearance and environmental quality of the surrounding area.
Proposals for residential development will be expected to conform to all the following
criteria:

a) the development respects the surrounding context, by creating or enhancing a
local identity and distinctiveness that reinforces a sense of place, 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)  archaeological, historic environment and landscape characteristics/features
are identified and, where appropriate, protected and suitably integrated into the
overall design and layout of the development.

For new residential development in areas of distinctive townscape character,
including Conservation Areas and Areas of Townscape or Village Character, an
increased residential density will only be allowed in exceptional circumstances.

All development should be in accordance with available published space
standards.

Policy HOU4 - Design in New Residential Development states:

Proposals for residential development will be expected to conform to all the following
design criteria:

a) the design of the development must draw upon the best local architectural
form, materials and detailing

b) landscaped areas using appropriate locally characteristic or indigenous species
and private open space must form an integral part of a proposal’s open space
and where appropriate will be required along site boundaries to soften the
visual impact of the development and assist in its integration with the
surrounding area

Cc) where identified as a Key Site Requirement adequate provision is made for
necessary local community facilities, to be provided by the developer

d) residential development should be brought forward in line with the following
density bands:

. City Centre Boundary 120-160 dwellings per hectare

. Settlement Development Limits of City, Towns and Greater Urban Areas:
25-35 dwellings per hectare

. Settlement Development Limits of Villages and small settlements 20-25
dwellings per hectare.

. Within the above designated areas, increased housing density above the
indicated bands will be considered in town centres and those locations that
benefit from high accessibility to public transport facilities

174
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36.

37.

38.

e) arange of dwellings should be proposed that are accessible in their design to
provide an appropriate standard of access for all. The design of dwellings
should ensure they are capable of providing accommodation that is
wheelchair accessible for those in society who are mobility impaired. A range
of dwelling types and designs should be provided to prevent members of
society from becoming socially excluded

f)  dwellings should be designed to be energy and resource efficient and,
where practical should include integrated renewable energy technologies to
minimise their impact on the environment

g) a proposed site layout must indicate safe and convenient access through
provision of walking and cycling infrastructure, both within the development
and linking to existing or planned networks; meet the needs of mobility
impaired persons; and respect existing public rights of way

h)  adequate and appropriate provision is made for car and bicycle parking
including where possible electric vehicle charging points

i) the design and layout must 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

i) the design and layout should where possible include use of permeable
paving and sustainable drainage

K)  the design and layout design must demonstrate appropriate provision is
made for householder waste storage and its collection can be facilitated
without impairment to the access and maneuverability of waste service
vehicles

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

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

The Justification and Amplification states that:

Please note the Supplementary Planning Guidance on design of residential
development that will support the implementation of this policy.

It also states that:

Accessible Accommodation

Design standards are encouraged to meet the varying needs of occupiers and be
easily capable of accommodating adaptions. Developers should ensure that a range
of dwelling sizes (including internal layout and the number of bedrooms) is
provided to meet a range of housing needs that facilitate integration and the
development of mixed communities.

As more than five dwellings are proposed there is a need to consider the
requirement for affordable housing. Policy HOU10 - Affordable Housing in
Settlements states that:

Where the need for Affordable Housing is identified, through the Housing Needs
Assessment on sites of more than 0.5 hectares or comprising of 5 residential units or
more, proposals will only be permitted where provision is made for a minimum 20%
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39.

40.

of all units to be affordable. This provision will be secured and agreed through a
Section 76 Planning Agreement.

All developments incorporating affordable housing should be designed to integrate
with the overall scheme with no significant distinguishable design differences, in
accordance with any other relevant policies contained within this Plan Strategy.

In exceptional circumstances where it is demonstrated that the affordable housing
requirement cannot be met, alternative provision must be made by the applicant, or
an appropriate financial contribution in lieu must be agreed through a Section 76
Planning Agreement. Such agreements must contribute to the objective of creating
mixed and balanced communities.

Proposals for the provision of specialist accommodation for a group of people with
specific needs (such as purpose built accommodation for the elderly, Policy HOU11)
will not be subject to the requirements of this policy.

Windfall sites will be encouraged for the development of affordable housing in suitable
and accessible locations.

By exception, proposals for affordable housing could be permitted on land identified
as open space, in accordance with Policy OS1, where it can be demonstrated that all
of the following criteria have been met:

a) ademonstrable need has been identified by the Northern Ireland Housing
Executive

b)  the application is made by a registered Housing Association or the Northern
Ireland Housing Executive

c) the proposal will bring substantial community benefits that decisively outweigh
the loss of the open space.

Development proposals will not be supported where lands have been artificially
divided for the purposes of circumventing this policy requirement.

The Justification and Amplification states that:

The policy requires a minimum provision of 20% of units as affordable housing.
Where up to date evidence indicates a requirement for a higher proportion of
affordable housing, the council will expect developments to provide this. Where
appropriate this may be indicated through key site requirements within the Local
Policies Plan. It may also be secured through discussions with applicants on a
case-by-case basis as part of the development management process.

The Glossary associated with Part 2 of the Plan Strategy states that:
Affordable Housing — affordable housing is:
a) Social rented housing; or

b) Intermediate housing for sale; or
c) Intermediate housing for rent,
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41.

42.

43.

44.

45.

that is provided outside of the general market, for those whose needs are not met
by the market.

Affordable housing which is funded by Government must remain affordable or
alternatively there must be provision for the public subsidy to be repaid or recycled
in the provision of new affordable housing.

Archaeologically and Built Heritage

The site is within proximity to listed buildings at Victoria Crescent and from the
constraints map a possible rath and ecclesiastical site is highlighted.

Policy HE1 — The preservation of Archaeological remains of Regional Importance
and their Settings states that:

The Council will operate a presumption in favour of the physical preservation in
situ of archaeological remains of regional importance and their settings. These
comprise monuments in state care, scheduled monuments and Areas of
Significant Archaeological Interest (ASAIs). Development which would adversely
affect such sites of regional importance or the integrity of their settings must only
be permitted in exceptional circumstances. This approach applies to such sites
which, whilst not scheduled presently, would otherwise merit statutory protection.

Policy HE4 — Archaeological Mitigation states that:

Where the Council is minded to grant planning permission for development which
will affect sites known or likely to contain archaeological remains, the Council will
impose planning conditions to ensure that appropriate measures are taken for the
identification and mitigation of the archaeological impacts of the development,
including where appropriate completion of a licensed excavation and recording
examination and archiving of remains before development commences or the
preservation of remains in situ

Policy HE9 — Development affecting the Setting of a Listed Building states that:

Proposal which would adversely affect the setting of a listed building will not be
permitted. Development proposals will normally only be considered appropriate
where all the following criteria are met:

a) The detailed design respects the listed building in terms of scale, height,
massing and alignment.

b) The works proposed make use of traditional or sympathetic building materials
and techniques which respect those found on the building

c) The nature of the proposed respects the character of the setting of the
building.

Natural Heritage

Given demolition is proposed and rear gardens are substantially overgrown the
development has the potential to impact on the natural environment. Policy NHS -
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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

g) rare or threatened native species

h)  wetlands (includes river corridors)

i) other natural heritage features worthy of protection including trees and
woodland.

—
R RTREIRC)

A development proposal which is likely to result in an unacceptable adverse
impact on, or damage to, habitats, species or features listed above 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 and Transport

The application involves the construction of a new access to the public road for
both vehicular and pedestrian use. Policy TRA1 - Creating an Accessible
Environment states that:

The external layout of all development proposals will incorporate, where
appropriate:

a) facilities to aid accessibility e.g. level access to buildings, provision of
dropped kerbs and tactile paving etc, together with the removal of any
unnecessary obstructions

b)  user friendly and convenient movement along pathways and an unhindered
approach to buildings

c) priority pedestrian and cycling movement within and between land uses

d) ease of access to car parking reserved for disabled or other users, public
transport facilities and taxi ranks.

Public buildings will only be permitted where they are designed to provide suitable
access for customers, visitors and employees.

Access to existing buildings and their surroundings should be improved as
opportunities arise through alterations, extensions and changes of use.

Submission of a Transport Assessment Form (TAF) and a Design and Access
Statement may also be required to accompanying development proposals.

11
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47.

48.

49.

Policy TRA 2 — Access to Public Roads states:

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

a) it will not prejudice road safety or significantly inconvenience the flow of
vehicles; and,
b) it does not conflict with Policy TRA3 Access to Protected Routes.

Consideration will also be given to the nature and scale of the development,
character of existing development, the contribution of the proposal to the
creation of a quality environment, the location and number of existing accesses
and the standard of the existing road network together with the speed and
volume of traffic using the adjacent public road and any expected increase.

The justification and amplification states that:

For development proposals involving a replacement dwelling in the countryside,
there an existing access is available but does not meet the current standards, the
Council would encourage the incorporation of improvements to the access in the
interests of road safety.

Policy TRA7 — Car Parking and Servicing Arrangements in New Development states
that:

Development proposals will 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 published standards33 or any reduction provided for in
an area of parking restraint designated in the Local Development Plan. Proposals
should not prejudice road safety or significantly inconvenience the flow of
vehicles.

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

a) where, through a Transport Assessment or accompanying Travel Plan, it forms
part of a package of measures to promote alternative transport modes

b) where the development is in a highly accessible location well served by public
transport

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

d) where shared car parking is a viable option
e) where the exercise of flexibility would assist in the conservation of the historic

or natural environment, would aid rural regeneration, facilitate a better quality of
development or the beneficial re-use of an existing building.

12
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Proposals involving car parking in excess of the Department’s published
standards will only be permitted in exceptional circumstances, subject to the
submission of a Transport Assessment outlining alternatives.

A proportion of the spaces to be provided will be reserved for people with
disabilities.

Car parking proposals should include an appropriate number of reserved electric
charging point spaces and their associated equipment.

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.

Flooding

50. As more than 1000 square metres of hard surfacing is proposed Policy - FLD3
Development and Surface Water (Pluvial) Flood Risk Outside Flood Plains states:

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

a) a residential development of 10 or more units

b) a development site in excess of 1 hectare

C) achange of use involving new buildings and/or hard surfacing exceeding
1,000 square metres in area.

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

. it is located in an area where there is evidence of historical flooding.

. surface water run-off from the development may adversely impact on other
development or features of importance to nature conservation, archaeology or
historic environment features.

A development requiring a DA will be permitted where it is demonstrated through
the DA 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. If a DA
is not required, but there is potential for surface water flooding as shown on the surface
water layout of Dfl Flood Maps NI, it remains the responsibility of the developer to
mitigate the effects of flooding and drainage as a result of the development.

Where the proposed development is also located within a fluvial flood plain, then
Policy FLD1 will take precedence.

Regional Policy and Guidance

Regional Policy

13
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51.

52.

53.

54.

95.

56.

S7.

The SPPS was published in September 2015. It is the most recent planning
policy and it is stated at paragraph 1.5 that:

The provisions of the SPPS apply to the whole of Northern Ireland. They must be
taken into account in the preparation of Local Development Plans (LDP) and are
material to all decisions on individual planning applications and appeals. The
Department intends to undertake a review of the SPPS within 5 years.

Paragraph 2.1 of the SPPS recognises that an objective of the planning system is
to secure the orderly and consistent development of land whilst furthering
sustainable development and improving well-being.

It states that:

planning system should positively and proactively facilitate development that
contributes to a more socially economically and environmentally sustainable
Northern Ireland. Planning authorities should therefore simultaneously pursue
social and economic priorities alongside the careful management of our built and
natural environments for the overall benefit of our society

Paragraph 3.6 of the SPPS states:

planning authorities should make efficient use of existing capacities of land,
buildings and infrastructure, including support for town centre and regeneration
priorities in order to achieve sustainable communities where people want to live,
work and play now and into the future. Identifying previously developed land
within settlements including sites which may have environmental constraints (e.g.
land contamination), can assist with the return to productive use of vacant or
underused land. This can help deliver more attractive environments, assist with
economic regeneration and renewal, and reduce the need for green field
development.

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.

The site is proposed to be developed for housing development. It is stated at
paragraph 6.136 that:

The policy approach must be to facilitate an adequate and available supply of
quality housing to meet the needs of everyone; promote more sustainable
housing development within existing urban areas; and the provision of mixed
housing development with homes in a range of sizes and tenures. This approach

14
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to housing will support the need to maximise the use of existing infrastructure
and services, and the creation of more balanced sustainable communities.

Retained Regional Guidance

58. Whilst not policy, the following guidance documents remain a material
considerations:

Creating Places

59. The policy requires the guidance in the Creating Places — Achieving Quality in
Residential Developments’ (May 2000) to also be considered.

60. 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.

61. Paragraphs 5.19 — 5.20 provides guidance on the level of private open space
provision as follows:

Provision should be calculated as an average space standard for the
development as a whole and should be around 70 square metres per house or
greater. Garden sizes larger than the average will generally suit dwellings for
use by families. An area less than around 40 square metres will generally be
unacceptable.

Development Control Advice Note 8 - Housing in Existing Urban Areas

62. Paragraph 4.10 states that:

Planning Service will expect applicants and designers to carry out an appraisal of
the local context, which takes into account the character of the surrounding area;
and new development should respect the architectural, streetscape and
landscape character of the area.

Assessment

Housing in Settlements

Policy HOU 1 — New Residential Development
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63.

64.

65.

66.

67.

68.

69.

70.

71.

72.

73.

This application is for six residential units within the settlement limit of Lisburn. The
land on which this development is proposed has previously been in residential use.
The criteria of Policy HOU1 is considered to be satisfied.

Policy HOU3 - Site Context and Characteristics of New Residential Development

The surrounding area is characterised by residential properties predominantly
terraced in nature. Most of the properties open directly on to the street. Some
have small garden plots to the front and parking in largely unassigned.

There is also a mix of house types within the immediate area comprising
bungalows and semi-detached properties.

The form of the buildings associated with the proposed development is
characteristic of the built form in the area and the terraced appearance to the
front of Wilson Street is retained.

Based on a review of the information provided, the character of the area will not
be significantly changed by the proposed development nor will the established
residential character of the area would not be harmed.

The layout of the rooms in each of the units, the position of the windows and the
separation distances between the proposed and existing buildings will ensure
that there is no overlooking into the private amenity space of neighbouring
properties. The buildings are not dominant or overbearing and no loss of light
would be caused.

Having regard to this detail and the relationship between the buildings in each
plot it is considered that the guidance recommended in the Creating Places
document it is followed and that criteria (a) of policy HOU3 met.

With regard to criteria (b), advice from Historic Environment Division (Historic
Buildings) confirms that the site is in close vicinity to the listed buildings in
Victoria Cresent and the possible archaeological sites HED where consulted.

Advice confirms that HED has considered the effects of the proposal on the listed
buildings HB19/16/017/A-S (Victoria Crescent) and on the basis of the
information provided, has no comment to make as the proposal is far enough
away from the listed building that it's setting will remain unaffected.

HED (Historic Monuments) has assessed the application and on the basis of the
information provided is content that the proposal development will not adversely
impact archaeological sites.

No other landscape characteristics/features have been identified that required
integration into the overall design and layout of the development. Having regard
to the advice of HED and for the reasons outlined above criteria (b) of the policy
is met.

16
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74.

75.

76.

77.

78.

79.

80.

81.

82.

83.

84.

85.

Policy HOU4 - Design in New Residential Development

The layout as shown on the proposed drawing [scheme design 21049-03G)
published to the Planning Portal on 06 March 2023 illustrates the proposed
development and building types. A full description of these is outlined below.

The existing two terraced properties are replaced with a building which facilitates
two apartments over three floors.

Apartment one is accessed from Wilson Street and retains the terrace effect with
its window and door openings. It has two bedrooms both ensuite on the first floor
with an open plan living/dining /kitchen area on the ground floor. There is also a
separate WC on the ground floor.

Apartment two is accessed from the rear and the living accommodation is at first
and second floor level. Open plan living is on the first floor with bedrooms on the
second floor.

There is an open archway at ground floor level which permits vehicular and
pedestrian access to the rear. The building is finished in white smooth render
reflective of the surrounding terrace dwellings. Flat profile cement roof tiles and
black rainwater guttering is proposed.

The development to the rear provides for four self-contained units. The finishes
are as previously noted for the terraced element of the scheme and are in
keeping with the wider locality.

The building is two storey with a ridge height of 7 metres which is lower than the
ridge height of the terraced properties on Wilson Street which are approximately
8 metres in height. Each apartment has its own entrance.

Two apartments are on the ground floor with two on the first. These have similar
layouts with open plan living/kitchen areas with a single bedroom and bathroom.
Both of the gable elevations are blank with no window or door openings.

There are no windows to the gable elevations and as such, the potential for
overlooking into the properties to the side of the proposal particularly those
properties in Roseville Park located to the south is limited.

The separation distance from the terraced element of the proposal to the rear
element is 14 metres. This is considered sufficient to ensure privacy to those
properties.

Additional planting has been annotated on the drawing to the rear of the
bungalow at 19 Wilson Street. The separation distance of the block to the rear of
the existing properties in Parkview is between 16-18 metres.

These are set approximately 7 metres from the rear boundary of the site. The

windows to the rear are bedroom and bathroom windows. This arrangement is
not uncommon in the urban context.

17
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86.

87.

88.

89.

90.

91.

92.

93.

94.

95.

96.

97.

The layout of the rooms in each of the units, the position of the windows along
with the separation distances described above also ensures that there is no
overlooking into the private amenity space of neighbouring properties. A new
two-metre-high close boarded fence is also to be constructed to all site
boundaries.

The development on the site does not conflict with surrounding land uses. It is
well separated from adjoining residential development on the east and is situated
at a lower ground level. The buildings are not dominant or overbearing and no
loss of light would be caused.

The proposed apartments face towards the internal parking area. Unassigned in
curtilage parking spaces are provided.

There is a small garden and bin storage area for the two terraced apartments
with communal open space provided to the rear of the site. The space measures
approximately 130-140 square metres. This is in line with the Creating Places
document and the overall context of the site and its location in this dense urban
setting.

The proposed design and finishes are considered to draw upon the materials and
detailing exhibited within the surrounding area and will ensure that the units are
as energy efficient as possible.

For the reasons outlined above, criteria (a), (b), (e), (f) and (i) are met.

There is no requirement for the provision of a local community or neighbourhood
facility for this scale of development. The site is accessible to the wider area and
the facilities and services provided. Criteria (c) is met.

With regard to criteria (d) the proposed density equates to 95 dwellings per
hectare.

In the wider local we have a tight urban grain of terraced properties with a density
well in excess of 130 dwellings per hectare this is reflective of the time when
these terraced properties where constructed.

The development of Roseville and Parkview are more modern in construction
and the density is around 50 to 60 dwellings per hectare. This proposal sits
somewhere in the middle.

City centre living indicates a proposed density of 120-160 while within the
settlement limits this is 25-35 dwellings per hectare. Given the existing context
the proposed density is not considered to be excessive and is reflective of the
wider area. It is also brings back into use a derelict site in close proximity to
Lisburn City Centre and promotes the re-use of brownfield land for regeneration.

Adequate and appropriate provision is also made for in curtilage parking which
meets the required parking standards. Criteria (g) and (h) are met.
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98. The delineation of plots and all overlooking the internal space and the existing
road frontage will serve to deter crime and promote personal safety. Criteria (l) is
met.

99. Provision can be made for householder waste storage this was confirmed by
LCCC Environmental Health Unit. Criteria (k) is met.

Policy HOU10 - Affordable Housing

102. Policy HOU10 requires a 20% affordable housing provision. In the context of the
proposed scheme, this equates to 2 dwellings. The agent and applicant has
confirmed that it is their intention to prepare and submit the details as required for
the Section 76 to issue if approval is granted.

103. Advice from the Housing Executive is supportive of the delivery of such
affordable accommodation in the area.

104. A total of two affordable housing units are required as part of the development.
As this is a small scheme and all the buildings are likely to be constructed at the
same time there is no requirement for a restriction on the number of units that
can be built before the affordable housing is delivered.

105. The affordable housing tests associated with Policy HOU10 of the Plan Strategy

are therefore capable of being met subject to this provision being secured and
agreed through a Section 76 Planning Agreement.

Natural Heritage

106. A Bio-diversity checklist was requested and submitted. It is dated December
2021 and carried out by Ayre Environmental Consulting limited.

107. The checklist does answer yes to several questions in part 1 and 2 of the form
and for that reason part 3 of the form and an ecological statement has been
provided. The following comments are made:

Priority Habitats

108. None of the extant habitats are classified as priority habitat.

109. After consideration of the vegetation and buildings on site it was concluded that
as such both dwellings are assessed as holding negligible suitability for roosting
bats. The corrugated outbuilding is also assessed as holding negligible suitability.
This is also the case with the existing vegetation.

Badgers
110. No field evidence was identified on the application site or boundaries and due to

the density of the surrounding residential properties it is unlikely to be any
presence in a 25 metre refuge buffer area of the site.
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111.

112.

113.

114.

115.

116.

117.

118.

119.

120.

121.

Invasive Species

There is evidence of a small stand of Japanese Knotweed adjacent to the
southern boundary with 19 and the southwest corner of 17. Thos is a schedule 9
invasive species remedial action will be required prior to site works commencing
if approval is granted.

NIEA Natural Environment Division has offered no objection.

For the reasons outlined, the proposed development will not give rise to
significant adverse effects on habitats or species of ecological or nature
conservation value, the proposed development is unlikely to result in any
cumulative impact upon these features when considered alone or with other
developments nearby and as such Policy NH5 of the Plan Strategy is capable of
being met.

Access Movement and Parking

The P1 Form indicates that the proposal involves the construction of a new
access to the public road for both vehicular and pedestrian use.

During the processing of the application, Dfl roads requested additional
information in relation to site splays and parking arrangements. This has been
provided by the applicant as well as a parking survey.

Based on a review of the detail submitted with the application and advice from Dfl
Roads it is considered that the proposed complies with Policy TRA1 of the Plan
Strategy as modified in that the detail demonstrates that an accessible
environment will be created through the provision of footways and pedestrian
access.

Drawings submitted demonstrate that the appropriate visibility splays can be
achieved these are noted as 2 metres by 30 metres in each direction. There is
also the installation of drop kerbs to match existing.

DFI Roads has reviewed the detail and has offered no objection. It is considered
that the development complies with policy TRA2 of the Plan Strategy as modified
in that the detail submitted demonstrates that the creation of new access will not
prejudice road safety or significantly inconvenience the flow of traffic.

Six parking spaces are provided within the application site. These spaces are
however unassigned. The parking standard for a one bedroom apartment is 1.25
spaces. The standard for a two bedroom apartment is 1.5 spaces.

For the proposed development this would equate to 4 x 1.25 spaces and 2 x1.5.
A total of 8 spaces. As stated, 6 additional spaces are provided and the parking
survey submitted in support of the application demonstrates that there is ample
on street parking for the development. street parking for the development.

Mindful that the existing terraced dwellings had no in parking and having regard
to the parking survey which demonstrates that there is adequate on street

20

187



BN IR cccio Agenda

parking the proposal is also considered to comply with policy TRA7 of the Plan
Strategy in that the detail demonstrates that adequate provision for car parking
and appropriate servicing arrangements has been provided so as not to prejudice
road safety or inconvenience the flow of traffic.

Planning and Flood Risk

122. The P1 Forms indicates that both surface water and foul sewage will be disposed
of via mains connection and the site is not with in an area of known risk of
flooding.

123. Advice received from NI Water confirms that there is a public water supply within
20 metres of the proposed site. In relation to public foul sewer, the response
advised that there is a public foul sewer within 20m of the proposed development
boundary that can adequately service these proposals. There is available
capacity at the WWTW. As such they have no objection to the proposal.

124. NIEA WMU also have no comment on the proposal subject to standard
informative.

125. Officers have no reason to disagree with the advice of the consultees. Based on
a review of the information and advice received from Water Management Unit
and NI Water, it is accepted that the proposal complies with policy FLD3 of the
Plan Strategy.

Historic Environment and Archaeology

126. Advice was sought from Historic Environment Division given proximity of site to
listed buildings in Victoria Cresent and the possible archaeological sites.

127. Advice received confirms that Historic Buildings has considered the effects of the
proposal on the listed buildings HB19/16/017/A-S (Victoria Crescent) and on the
basis of the information provided, has no comment to make as the proposal is far
enough away from the listed building that it's setting will remain unaffected.

128. They also comment on the possible archaeological sites. HED (Historic
Monuments) has assessed the application and on the basis of the information
provided is content that the proposal is satisfactory to SPPS and HE1 and HE4
archaeological policy requirements.

129. It is therefore contended that the proposed development complies with policies
HE1, HE4 and HE9 of the Plan Strategy.

Recommendation

130. The application is presented with a recommendation to approve as it is
considered to comply with relevant operational policies in the Plan Strategy. This
recommendation is however subject to conditions and a Section 76 planning
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agreement to ensure that the developer fulfils his obligations with regards to the
delivery of affordable housing in accordance with the requirements of policy
HOU10 of the Plan Strategy.

Conditions

131. 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.  The vehicular access, including any visibility splays and any forward sight
distance, shall be provided in accordance with the Site Layout, bearing the date
stamp 26 March 2024, prior to the commencement of any other works or other
development hereby permitted. The area within the visibility splays and any
forward sight line shall be cleared to provide a level surface no higher than 250
mm above the level of the adjoining carriageway and such splays shall be
retained and kept clear thereafter.

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

3. The access gradient to the development hereby permitted shall not exceed 8% (1
in 12.5) over the first 5 m outside the road boundary. Where the vehicular access
crosses footway or verge, the access gradient shall be between 4% (1 in 25)
maximum and 2.5% (1 in 40) minimum and shall be formed so that there is no
abrupt change of slope along the footway.

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

4. No dwelling shall be occupied until hard surfaced areas have been constructed in
accordance with approved Site Layout, bearing date stamp 26 March 2024 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.

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

Reason: In the interest of road safety and the convenience of road users.
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No dwelling shall be occupied until hard surfaced areas have been constructed in
accordance with approved drawing no.21049-03G uploaded to the planning
portal on 6/3/24 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.

No development shall be commenced until the developer has entered into an
agreement with NI Water under Article 161 of the Water and Sewerage Services
(Northern Ireland) Order 2006.

Reason: To ensure a practical solution to sewage disposal from this site is
possible

All hard and soft landscape works shall be carried out in accordance with
Drawing No. 21049-03G uploaded to the planning portal on 6/3/2417/2. The
works shall be carried out no later than the first available planting season after
occupation of the first dwelling.

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.
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Lisburn & Castlereagh City Council
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Planning Committee

Date of Committee 03 June 2024
Meeting
Committee Interest Local Application [Called In]

Application Reference LA05/2023/0174/0

Date of Application 23 February 23

Proposal Description Proposed new dwelling with garage/storage on a
farm.

Location Approximately 255 metres Northwest of 57

Magheradartin Road & 270 metres East Southeast
of 39 Magheradartin Road

Representations None
Case Officer Brenda Ferguson
Recommendation REFUSAL

Summary of Recommendation

1. This application is categorised as a local application. The application is

presented to the Committee in accordance with the Protocol for the Operation

of the Committee in that it has been Called In.

2. The application is presented with a recommendation to refuse as it is contrary
to Policy COU1 of the Lisburn and Castlereagh Plan Strategy 2032, in that the

proposed development is not a type of development which in principle is
acceptable in the countryside.

3. The proposal is also contrary to Policy COU10 (c) of the Lisburn and

Castlereagh Plan Strategy 2032, in that the new building is not visually linked or

sited to cluster with an established group of buildings on the farm.

4. The proposal is contrary to criteria (b), (d) and (e) of Policy COU15 of the

Lisburn and Castlereagh Plan Strategy 2032 in that it is not sited to cluster with

an established group of buildings, the site lacks long established natural

boundaries and is therefore unable to provide a suitable degree of enclosure for
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the building to integrate sympathetically with its surroundings and it relies
primarily on new landscaping for integration.

5. The proposal is contrary to criteria (b), (c) and (e) of Policy COU16 of the
Lisburn and Castlereagh Plan Strategy 2032 in that it is not sited to cluster with
an established group of buildings, which in not in keeping with the traditional
pattern of development and it will result in an adverse impact on the rural
character of the area.

6. The proposal is contrary to Policy HE3 of the Lisburn and Castlereagh City
Council Plan Strategy 2032 in that it has not been demonstrated that there will
be no unacceptable adverse impact on an Area of Archaeological Importance.

Description of Site and Surroundings

7.  The application site is comprised of a portion of a larger agricultural field that is
accessed off the Magheradartin Road via an existing field gate. The field slopes
up towards the crest of a hill and then slopes away again towards the
northwestern section of the field.

8. Boundaries are undefined and minimal vegetation surrounds the site. There is

existing hedging along the agricultural laneway and hedging either side of the
access field gate.

Surroundings

9. The character of the surrounding area is rural in nature comprising of farm
holdings, single dwellings and agricultural lands.

Proposed Development

10. Outline planning permission is sought for the erection of a proposed new
dwelling with garage/storage on a farm.

Relevant Planning History

11. The planning history associated for an adjacent site is set out in the table
below:
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approved under
planning application
reference
LA05/2017/0869/RM

Road,
Hillsborough,
B

Reference Number | Description Location Decision

LA05/2016/0011/0 Erection of storey and | Site approximately | Permission
a half farm dwelling 140 metres south | granted
and garage including | of 23 Corcreeny 25/01/17
paired access and Road, Hillsborough
laneway

LA05/2017/0869/RM | Erection of farm Site approx. 140 Permission
dwelling and garage | metres south of 23 | granted
including new paired | Corcreeny Road 10/10/17
access from main Hillsborough
road, laneway and
associated siteworks

LA05/2018/0678/F Change of access Site approximately | Permission
arrangement from 140 metres south | granted
that previously of 23 Corcreeny 11/01/19

Consultations

12. The following consultations were carried out:

Consultee

Response

DAERA

No Objection

LCCC Environmental Health

No Objection

DFI Roads No Objection
NI Water No Objection
NIEA No Objection

HED Historic Monuments

Objection
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Representations

13. No representations in opposition to the proposal have been received.

Local Development Plan

14. 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.

Plan Strategy 2032

15. ltis stated at Part 1 of the Plan Strategy that:

Transitional arrangements will apply in relation to the existing Plan designations.
The existing Development Plans which remain in effect for different parts of the
Council area are set out in Chapter 2 (Existing Development Plans). Following
adoption the Development Plan will be the Plan Strategy and any

old Development Plan, with the Plan Strategy having priority in the event of a
conflict. Regulation 1 state that the old Development Plans will cease to have
effect on adoption of the new LDP at Local Policies Plan (LPP) stage.

The Belfast Metropolitan Area Plan (BMAP) was intended to be

the Development Plan on its adoption in September 2014. This Plan was
subsequently declared unlawful following a successful legal challenge and
therefore remains in its entirety un-adopted.

BMAP in its post-inquiry form was at an advanced stage and therefore remains a
material consideration. Draft BMAP (November 2004) in its pre-inquiry form also
remains a material consideration in conjunction with recommendations of the
Planning Appeals Commission Public Local Inquiry Reports.

16. In accordance with the transitional arrangements the existing Local
Development Plan and draft BMAP remain material considerations.

17. In both the Lisburn Area Plan and the draft BMAP, the application site is
identified in the open countryside beyond any defined settlement limit.

18. This application is for a new house in the open countryside. The strategic
policy for new housing in the countryside [Strategic Policy 09] states:

The Plan will support development proposals that:

(a) provide appropriate, sustainable, high quality rural dwellings, whilst



BN R czcico Agenda

19.

20.

21.

22.

protecting rural character and the environment
(b) resist urban sprawl in the open countryside which mars the distinction
between the rural area and urban settlements

(c) protect the established rural settlement pattern and allow for vibrant
sustainable communities.

The following operational policies in Part 2 of the Plan Strategy also apply.

The proposal is for a farm dwelling. Policy COU 1 — Development in the
Countryside states:

There are a range of types of development which in principle are considered to
be acceptable in the countryside and that will contribute to the aims of
sustainable development.

Details of operational policies relating to acceptable residential development
proposals are set out in policies COUZ2 to COU10.

Details of operational policies relating to acceptable non-residential
development proposals are set out in policies COU11 - COU14.

There are a range of other non-residential development proposals that may in
principle be acceptable in the countryside. Such proposals must comply with all
policy requirements contained in the operational policies, where relevant to the
development.

Any proposal for development in the countryside will also be required to meet all
of the general criteria set out in Policies COU15 - COU16.

As explained, this is an application for a farm dwelling and in accordance with
the requirements of Policy COU1, the application falls to be assessed against
policies COU10, COU15, COU16 and WM2 of the Plan Strategy.

Dwellings on Farms

Policy COU10 — Dwellings on Farms states:

Planning permission will be granted for a dwelling house on a farm where all
of the following criteria are met:

a) the farm business must be currently active and it must be demonstrated,
with sufficient evidence, such as independent, professionally verifiable
business accounts, that it has been established for at least 6 years

b) no dwellings or development opportunities out with settlement limits have
been sold off from the farm holding within 10 years of the date of the
application
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23.

24.

c¢) the new building is visually linked or sited to cluster with an established
group of buildings on the farm and where practicable, access to the dwelling
should be obtained from an existing lane.

Exceptionally, consideration may be given to an alternative site elsewhere on
the farm, provided it is demonstrated there are no other sites available at
another group of buildings on the farm or out-farm, and where there are
either: demonstrable health and safety reasons; or verifiable plans to expand
the farm business at the existing building group(s). The grant of planning
approval for a dwelling on an active and established farm will only be
permitted once every 10 years.

Integration and Design of Buildings in the Countryside

Policy COU15 - Integration and Design of Buildings in the Countryside states:

In all circumstances proposals for development in the countryside must be in
accordance with and sited and designed to integrate sympathetically with their
surroundings and of an appropriate design.

A new building will not be permitted if any of the following apply:

a) itis a prominent feature in the landscape

b) itis not sited to cluster with an established group of buildings

c) itfails to blend with the landform, existing trees, buildings, slopes and other
natural features which provide a backdrop

d) the site lacks long established natural boundaries or is unable to provide a
suitable degree of enclosure for the building to integrate into the landscape

e) itrelies primarily on the use of new landscaping for integration

f)  the design of the building is inappropriate for the site and its locality

g) ancillary works do not integrate with their surroundings.

Rural Character and other Criteria

Policy COU16 — Rural Character and other Criteria states:

In all circumstances proposals for development in the countryside must be in
accordance with and must not cause a detrimental change to, or further erode the
rural character of an area.

A new development proposal will be unacceptable where:

a) itis unduly prominent in the landscape

b) itis not sited to cluster with an established group of buildings

c) it does not respect the traditional pattern of settlement exhibited in that
area

d) it mars the distinction between a settlement and the surrounding
countryside, or otherwise results in urban sprawl!

e) it has an adverse impact on the rural character of the area

f) it would adversely impact on residential amenity
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25.

26.

27.

g) all necessary services, including the provision of non mains sewerage, are
not available or cannot be provided without significant adverse impact on the
environment or character of the locality

h)  the impact of ancillary works (with the exception of necessary visibility
splays) would have an adverse impact on rural character

i) access to the public road cannot be achieved without prejudice to road
safety or significantly inconveniencing the flow of traffic.

Habitats, Species or Features of Natural Heritage Importance

The potential impact of the proposal on natural heritage interests is considered.
It is stated at policy NH5 - Habitats, Species or Features of Natural Heritage
Importance 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:
a) priority habitats b) priority species c) active peatland d) ancient and long-
established woodland e) features of earth science conservation importance f)
features of the landscape which are of major importance for wild flora and
fauna g) rare or threatened native species h) wetlands (includes river corridors)
i) other natural heritage features worthy of protection.

A development proposal which is likely to result in an unacceptable adverse
impact on, or damage to, habitats, species or features listed above 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.

Waste Management
A septic tank is proposed and Policy WM 2 - Treatment of Waste Water states:

Development proposals to provide mains sewage Wastewater Treatment Works
(WwTWs) will be permitted where it is demonstrated to the Council there is a need
for new or extended capacity requirements and the new facilities comply with the
requirements of Policy WM1.

Development relying on non mains sewage treatment will only be permitted
where it is demonstrated to the Council and its statutory consultees that there is
sufficient capacity to discharge treated effluent to a watercourse and that this will
not create or add to a pollution problem or create or add to flood risk.

Access and Transport

The proposal involves the construction of a new access to a public road. This
will provide access for pedestrians and vehicles. Policy TRA2 — Access to
Public Roads states:
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28.

29.

30.

31.

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) it will not prejudice road safety or significantly inconvenience the flow of
vehicles; and,
b) it does not conflict with Policy TRA3 Access to Protected Routes.

Consideration will also be given to the nature and scale of the development,
character of existing development, the contribution of the proposal to the
creation of a quality environment, the location and number of existing accesses
and the standard of the existing road network together with the speed and
volume of traffic using the adjacent public road and any expected increase.

The justification and amplification states:

For development proposals involving a replacement dwelling in the countryside,
where an existing access is available but does not meet the current standards,
the Council would encourage the incorporation of improvements to the access
in the interests of road safety.

Historic Environment and Archaeology

The application site is located in close proximity to a possible archaeological
enclosure identified through review of aerial photographs. Policy HE2 states
that:

The Preservation of Archaeological Remains of Local Importance and their
Settings Proposals which would adversely affect archaeological sites or
monuments which are of local importance or their settings shall only be
permitted where the Council considers that the need for the proposed
development or other material considerations outweigh the value of the remains
and/or their settings.

Policy HE3 — 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, the
Council will 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 Council will refuse planning
permission.

The justification and amplification states:

The needs of archaeology and development can often be reconciled, and
potential conflict avoided or much reduced, if developers discuss their proposals
with the Council at an early stage. An archaeological assessment normally
entails a desk based study, by a qualified/ suitably accredited archaeologist, of
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existing information including records of previous discoveries, historic maps or
geophysical surveys.

An archaeological field evaluation involves ground surveys and limited and
targeted licensed excavation which is quite distinct from full archaeological
excavation. Evaluations of this kind help to define the importance, character and
extent of the archaeological remains that may exist in the area of a proposed
development, and thus indicate the weight which should be attached to their
preservation. They may also provide information useful for identifying potential
options for minimising or avoiding damage. Such information will permit
informed and reasonable planning decisions to be taken by the Council through
consultation with DfC.

Regional Policy and Guidance

Regional Policy

32. The SPPS was published in September 2015. It is the most recent planning
policy and it is stated at paragraph 1.5 that:

The provisions of the SPPS apply to the whole of Northern Ireland. They must
be taken into account in the preparation of Local Development Plans (LDP) and
are material to all decisions on individual planning applications and appeals.
The Department intends to undertake a review of the SPPS within 5 years.

33. 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.

34. This proposal is for a farm dwelling. Bullet point three of paragraph 6.73 of the
SPPS states that:

provision should be made for a dwelling house on an active and established
farm business to accommodate those engaged in the farm business or other
rural dwellers. The farm business must be currently active and have been
established for a minimum of 6 years; no dwellings or development
opportunities shall have been sold off or transferred from the farm holding
within 10 years of the date of the application; and, the proposed dwelling must
be visually linked or sited to cluster with an established group of buildings on
the farm holding. Dwellings on farms must also comply with LDP policies
regarding integration and rural character. A dwelling on a farm under this policy
will only be acceptable once every 10 years.



35.

36.

37.

38.

39.

40.

It is further stated at paragraph 6.78 of the SPPS that:
supplementary planning guidance contained within Building on Tradition: A

Sustainable Design Guide for the Northern Ireland Countryside must be taken
into account in assessing all development proposals in the countryside.

Retained Regional Guidance

Whilst not policy, the following guidance document remain a material
consideration:

Building on Tradition

Paragraph 2.7.0 of Building on Tradition states that:

In addition to villages and towns, evidence of less formalised settlement
patterns are spread across our countryside. These patterns including farm type
and size are reflective of different agricultural activities as well as the influence
of the linen industry which supported the development of small holdings.

Paragraph 2.7.1 of Building on Tradition states that:

The form of the farmstead is dictated by the scale and the type of farming
practiced, local climate and topography, as well as building materials available
locally. The most common form in the last century reflected improvements in
farming with buildings serving different functions becoming more segregated
and arranged around a farmyard.

It also notes with regards to visual integration that the following points be
considered:

Work with the contours (not against them)

Look for sheltered locations beside woodland

Make use of natural hollows

void full frontal locations where bad weather can damage buildings
Avoid north facing sloping sites (difficult to achieve good passive solar
gains)

. Look for sites with at least two boundaries in situ and preferably three

. Look for sites that face south (easy to achieve good passive solar gains).

It also includes design principles that have been considered as part of the
assessment:

. Get the size and scale right relative to what is existing.

" Understand and reflect the character and layout of the group in terms of
the relationship between buildings and landscape.

. Avoid the use of typical suburban features such as dormer and bay
windows, porticos and pediments on the building and concrete kerbs,

10
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tarmac, blockwork walls, pre-cast concrete fencing and ornate gates and
lampposts around the site.

" Retain existing hedgerows, boundaries and mature vegetation.

. Acknowledge building lines and informal setbacks.

" Maximise rural landscape treatments such as gravelled lanes and
driveways, grass verges and local native species for new planting.

41. With regards to waste-water treatment, Building on Tradition [page 131] states
that:

If Consent for Discharge has been granted under the Water (Northern Ireland)
Order 1999 for the proposed development site, a copy of this should be
submitted to accompany the planning application. This is required to discharge
any trade or sewage effluent or any other potentially polluting matter from
commercial, industrial or domestic premises to waterways or underground
strata. In other cases, applications involving the use of non-mains sewerage,
including outline applications, will be required to provide sufficient information
about how it is intended to treat effluent from the development so that this
matter can be properly assessed. This will normally include information about
ground conditions, including the soil and groundwater characteristics, together
with details of adjoining developments existing or approved. Where the
proposal involves an on-site sewage treatment plant, such as a septic tank or a
package treatment plant, the application will also need to be accompanied by
drawings that accurately show the proposed location of the installation and
soakaway, and of drainage ditches and watercourses in the immediate vicinity.
The site for the proposed apparatus should be located on land within the
application site or otherwise within the applicant’s control and therefore subject
to any planning conditions relating to the development of the site.

Assessment

The principle of development for a farm dwelling

42. This application is an outline planning application for a site for a dwelling on a
farm.

43. The name and address of both the applicant and owner of the farm business
has been provided. The applicant does not own the farm business however
DAERA has confirmed that the business has been in existence for more than 6
years and the applicant has claimed payments through the Basic Payment
Scheme or Agri Environment scheme in each of the last 6 years. The farm
business has been established since 09 January 1992.

44. The evidence submitted in support of the application demonstrates that the

farm business is both active and established and DAERA has confirmed this in
their response. Criteria (a) of Policy COU10 is met.

11
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46.

47.

48.

49.

50.

51.

52.

53.

A search of the planning portal against the applicants submitted Farm Map

confirms that there are no records of any development opportunities having
been sold off from the holding in the intervening period. Criteria (b) of Policy
COU10 is met.

The main dwelling associated with the farm business is located at 57
Magheradartin Road. This is approximately 227 metres away from where the
proposed dwelling is shown to be sited. There are a large number of farm
buildings and dwellings immediately to the east and west of the main farm
dwelling. These include property at 53, 55, 57A and 59. The buildings at 57
and 57A are associated with the farm.

The proposed siting for the new dwelling is substantially removed from all of
these buildings. There are no farm buildings sited next to where the proposed
dwelling is proposed and therefore not sited to cluster with an established
group of buildings on the farm.

It is also considered that there is no visual linkage between the site and the
established farm buildings. When observing both the site and group of buildings
from the roadside there is a lack of intervisibility between the two. Furthermore,
the significant separation distance between the group of farm buildings and the
site and this re-enforces the visual separation.

Access to the site is via a new access to the public road at an existing field
gate. Dfl Roads are content with the details provided and are content with the
access in principle.

Whilst Policy COU10 provides for an alternative site elsewhere on the farm to
be considered by exception no detail has been submitted to demonstrate there
are demonstrable health and safety reasons which merits the discounting of
sites closer to the farm buildings nor are verifiable plans to expand the farm
business presented. Criteria (c) of Policy COU10 is not met.

Integration and Design of Buildings in the Countryside

Having regard to the site context, it is considered that a single storey dwelling
on the proposed site would not give rise to issues of prominence. Criteria (a) is
met.

In respect of criteria (b) and for the reasons outlined above within the context of
Policy COU10(c), the proposed dwelling is not sited to cluster with an
established group of buildings and is therefore unable to integrate with its
surroundings.

In terms of criteria (c) it is noted that the landform is such that the site begins to
slope down towards the northwest therefore a dwelling on this part of the field
will respect the existing topography and will be sited below the crest of the
drumlin, with the slopes to the south and east which provide a backdrop.

12
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54.

55.

56.

57.

58.

59.

60.

61.

62.

63.

64.

There is an existing hedgerow that bounds the site to the west along the length
of the agricultural laneway. The remainder of the site is however open with no
defined boundaries. The site lacks long established natural boundaries and is
unable to provide a suitable degree of enclosure for the building to integrate
into the landscape. For this reason, it will also rely primarily on the use of new
landscaping for integration. Criteria (d) and (e) are not met.

This is an outline application and as such no design details have been
provided. That said, a building could be sited and designe