EIA DETERMINATION SHEET

Application No. Date Received 06 January 2022
LA0S/2022/0033/F

Case Officer:

Gillian Milligan

Proposal: Erection of 17 dwellings in a mix of 15 detached and 2 semi-

detached dwellings with associated parking, landscaping, site
works and access arrangements from Quarterlands Road.

Location: Lands between 58 and 66 Quarterlands Road northeast of 54b-c
and 56 Quarterlands Road north of 7-12 Rural Cottages and
southeast of 4-7 Zenda Park, Drumbeg.

Deadline for Determination: N/A as this is a rescreening.

Extension of time requested: No as this rescreening is carried out in response
to representations from third parties taking account of the latest guidance
published by the Department for Infrastructure in December 2023.

Date Agreed: NIA

The Planning (Environmental Impact Assessment) Regulations (Northern
Ireland) 2017

Does the development fall within the scope of Schedule 1 of the above
Regulations: -

No, the development is not of a type or scale that falls within the scope of
Schedule 1 of the EIA Regulations.

Does the development fall within the scope of Schedule 2 of the above
Regulations: -

Yes, the development is considered to fall within the scope of Schedule 2 of the
above Regulations.
If 'Yes' which category: -

The application site lies within the Lagan Valley Area of Outstanding Natural
Beauty a sensitive area and the development is also considered to fall within
category 10(b) of Schedule 2 in that it is an urban development project.

The site area as indicated on the P1 Form is 1.1 hectares in size. The proposed
development exceeds the 0.5 hectare threshold set out within category 10(b) of
Schedule 2.

What are the likely environmental effects of the project-

Having regard to the nature and scale of the proposed development, the likely
environmental effects are identified as follows:



Potential Impacts to the Water Environment

Potential Impacts to features of Natural Heritage Importance

Potential Impact on Visual Amenity of Area of Outstanding Natural Beauty
Potential Impact on Access and Transport

Potential Impact on residential amenity with regard to noise, nuisance and
disturbance

Cumulative Impact

Were consultations necessary to complete the environmental assessment
determination? If YES please specify.

Part 2(a) of the OM Practice Note 9(b} - Screening P notes that there is no
statutory requirement under the EIA Regulations to undertake any consultation
during screening.

The application when submitted was supported by the following documents many
of which were updated as the application process evolved.

Design and Access Statement
Planning and Supporting Statement
Rebuttal Statement

NI Biodiversity Checklist
Preliminary Ecological Assessment
. Ecological Appraisal Report

. Drainage Assessment

. Transport Assessment Form

. Service Management Plan
. Landscape Management Pian
. Tree Survey and Report

Consultations were not necessary to enable this re-determination to be
completed as regard was had to the advice contained within the discrete reports
supplied with the application and any advice that has been provided to date
through the planning application consultation process.

Consuitation with NI Water and Shared Environmental Service was required
through the application consultation process to enable this re-determination to be
completed.

Are the environmental effects likely to be significant.-

For the reasons outlined in this re-determination report, it remains the view of
officers that the environmental effects of the proposed development are not likely
to be significant.

Recommended Determination

Having regard to the nature and scale of the proposed changes an Environmentali
Statement is not required for the following reasons:

The application is for the erection of 17 dwellings in a mix of 15 detached and 2
semi- detached dwellings with associated parking, landscaping, site works and
access arrangements from Quarterlands Road on land within the defined
settlement limit of Drumbeg.



There is a planning bhistory for residential development [S/2006/0690/F]
associated with the application site and whilst there is some evidence that this
earlier planning permission was commenced, no Certificate of Lawfulness is
approved by the Council. This history is not a fall-back position to be taken
account of in terms of environmental impacts.

This proposal is considered on its own merits having regard to the form of

development proposed now and the environmental impacts that might arise as a
consequence of the site being developed for housing.

Potential Impacts to Water Environment

A Drainage Assessment is submitted in support of the application. Paragraph 2.2
of this Assessment indicates that the site is not located within any of the Flood
Directive flood maps. It is not affected by fluvial or pluvial flooding nor is there any
evidence of historic records of flooding on the site.

Section 3 provides detail in relation to existing surface water run-off and post
development surface water runoff. It indicates that the existing site is greenfield
land and there is no evidence of storm drainage on the existing site. As such,
surface water run-off in the form of overland flow is conveyed towards the
northern and western boundaries of the site. The pre-development surface runoff
from the site is 11.21/s which is the equivalent to greenfield run off rates of
10lis/ha. The surface water will be discharged to the existing storm drainage
system and there is no risk of flooding as attenuation is provided in the form of
oversized pipes and deeper manholes

NI Water has consistently advised that the Drumbeg WWTW has capacity
available for the 17 dwellings proposed and that there is a public foul sewer within
20 metres of the site boundary which can adequately service the proposal. Whilst
advice from NI Water notes that there is no public surface water sewer within 20
metres of the site it does acknowledge that access is available via extension of
the existing public surface water network.

Information submitted by the Agent confirms that the applicant has secured Article
154/156 approval from NI Water for the requisition for a storm sewer to serve the
development. NI Water in granting this approval accept that the proposed
drainage solution is unlikely to unduly increase the level of run off from the site
and cause downstream flooding.

NI Water has advised that Drumbeg WWTW continues to operate in accordance
with its Water Order Consent issued by the Northern Ireland Environment Agency
(NIEA). NI Water confirmed that this WWTW was in compliance for 2024 and is
projected to be in compliance for 2025 and that the additional foul flow from this
proposal will not impact the performance of this WWTW.

NI Water also advises that the Drumbeg FFT CSO (Flow to Full Treatment
Combined Sewer Overflow) which is located within the Drumbeg WWTW is
included in the Water Order Consent for Drumbeg WWTW.

The proposed development is not likely to result in significant environmental
effects to the water environment.



Potential Impacts to features of Natural Heritage Importance

A Preliminary Ecological Appraisal [PEA] carried out in December 2021 is
submitted in support of the application. The purpose of the PEA is to:

. Identify and categorise all habitats present within the site and any area
immediately outside of the site where there may be potential or direct effects.

. Carry out an appraisal of the potential of the habitats recorded to support
protected, notable or invasive species of flora and fauna.

. Provide advice on ecological constraints and opportunities including the
identification of any requirements for additional habitat species surveys
and/or requirements for mitigation.

. Provide a map showing the habitats identified on site and location of
identified ecological constraints.

Section 4.1 explains that there are no sites with statutory designations for nature
conservation within 2 km of the site nor is there any hydrological connection from
the site to any site with a statutory designation.

Section 4.1.2 explains that there are six Site of Local Nature Conservation Interest
[SLNCIs] within 1 km of the site and that these sites are designated for their
diversity of habitats, species, landscapes and earth science features.

Extensive survey work has been undertaken by the applicant team to inform the
ecological impacts associated with the proposed development and updated
surveys in relation to protected species and habitats have been provided.

Landscape information acknowledges that internal hedgerows and grassland
within the field will be lost to facilitate the development but that hedgerows around
the perimeter of the site will be retained. The Landscape Management Plan
includes provision of habitats which may be beneficial to wildlife. Existing
boundary hedgerows will be enhanced with woodland planting of depth which will
enhance biodiversity and provide for a variety of species.

No viable environmental pathways to any European Site or mobile features are
identified from the site.

This was confirmed during the application process by Shared Environmental
Services (SES) who carried out a separate Habitat Regulation Assessment Stage
1 Screening on behalf of the Council during the planning application process. This
assessment also confirmed that the proposed development has no significant or
insignificant effects which could contribute to cumulative effects on sites of
ecological importance.

SES was further consulted during the application process regarding the operation
of the combined sewer overflow at Drumbeg WWTW and the potential impact on
designated sites of nature conservation interest in Belfast Lough.

Based on the response from NI Water that the CSO at Drumbeg WWTW
continues to operate within its Water Order Consent issued by NIEA and the
additional foul flow from this proposal will not impact the performance of this
WWTW, SES replied that it had no further comments to make.

This will also ensure that there are no cumulative impacts with any other pumping
stations that discharge into Belfast Lough and no likely significant impact on any



designated site of nature conservation interest.

Having regard to the nature and scale of the proposed development and the
evidence submitted in support and advice from statutory consultees to date, it is
considered that the proposed development will not result in significant
environmental effects to features of natural heritage importance.

Potential Impact on Access and Transport

Detail submitted with the application indicates that there is an existing vehicular
access into the site from Quarterlands Road which currently serves the dwelling at
66 Quarterland Road. It also explains that there are bus stops located within
walking distance of the site on the Ballyskeagh Road which provide transport links
to Lisburn and Belfast.

The site is also located approximately 800 metres from the Lagan Towpath which
provides dedicated cycle and footpath linkages to Lisburn and Belfast. There are
public footpath networks available on the opposite site of the Quarterlands Road,
directly opposite the site.

The Transport Assessment Form (TAF] provides detail on the Travel
Characteristics, Transport Impacts and measures to mitigate impacts/influence
travel to the site. Vehicle trip generation data for the proposed development
indicates that the proposed development of 17 residential units has the potential to
generate 153 totai person trips to the site per day.

This equates to approximately 13 person movements per hour.

Peak times are identified to be between 08:00- 09:00 and 17:00- 18:00

The TAF confirms that there will be a negligible increase in traffic movements
associated with the development. It also confirms that 58 parking spaces in total will
be provided within the site, 44 of which are in curtilage and 14 on street.

A Transport Assessment was not required to be submitted as part of this
application as the nature and scale of the proposed development is such that it is
not likely to have significant transport impacts.

Potential Impact on Visual Amenity of Area of Qutstanding Natural Beauty

The site is located within Lagan Valley Regional Park- an area of Qutstanding
Natural Beauty.

The site has a boundary with the open countryside and is surrounded by other
residential development and all other sides. There is no particular architectural
style which defines the established character of this part of Drumbeg village.
Dwellings in the local area range between one and two storeys in height, are of
terraced, semi-detached and detached form and exhibit a range of materials
and finishes.

Having regard to the nature and scale of the proposed development and its
relationship to the surrounding built development, it is not considered that it will
have a negative impact on the visual amenity of the Lagan Valley Regional Park.
The buildings do not protrude into the open countryside and none of the key
features of the AONB are adversely impacted.

Potential Impact on residential amenity with regard to noise, nuisance and




disturbance

The application is for residential development, and it is the experience of officers
that whilst noise, nuisance and disturbance may arise in the construction phases
of this type of development, these impacts are short in duration and not long term
enduring impacts that require assessment. When the units are occupied and
the outdoor amenity space used for enjoyment of property noise, nuisance and
disturbance are not likely to result in significant environmental effects.

Noise and Air Quality iImpacts

Having regard to the nature and scale of the proposed development and the detail
provided in support of the application, it is accepted that there will be no
significant impact on air quality or impact on residential amenity by virtue of noise
and vibration.

Cumulative Impact

This is the last remaining piece of undeveloped land within the settlement limits of
Drumbeg and it is zoned for housing in draft BMAP. The likelihood for significant
environmental effects arising as a result of a development of the nature and scale
proposed when added to the existing deveiopment in the settlement is considered
within the context of the water and nature conservation environments, the road
network, visual and residential amenity and described in the preceding sections of
this report.

As the CSO at Drumbeg WWTW operates within its Water Order Consent issued
by NIEA and the additional foul flow from this proposal will not impact the
performance of this WWTW, the proposal is not likely to have a significant impact
on designated sites within Belfast Lough and therefore there is no cumulative
impact with any other pumping stations that discharge into Belfast Lough.

No significant effects are identified. These broad areas, when considered
cumulatively are not considered to be of a nature or scale to have wide ranging
environmental effects that require to be addressed through an Environmental
Statement.
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REASONS WHY AN EA DETERMINATION IS NECESSARY

The application site lies within the Lagan Valley Area of Outstanding Natural Beauty.
The development is considered to fall within category 10(b) of Schedule 2 as it is an
urban development project. The site in a sensitive area (an AONB) and the size of
the site would have triggered the requirement anyway.

For the reasons outlined above the environmental impacts of the proposal are not
likely to be significant and as such, the application does not need to be accompanied
by an environmental statement.

This form must not be detached from EA Determination Sheet

Signatures Dated
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PROPOSAL: Erection of 17 dwellings in a mix of 15 detached and 2 semi-
detached dwellings with associated parking, landscaping, site works
and access arrangements from Quarterlands Road.

1. Characteristics of development.

The characteristics of development must be considered having regard, in
particular, to: -

a) the size of the development

The application is for the erection of 17 dwellings with associated parking,
landscaping site works and access arrangements from Quarterlands Road. The
application site lies within the settlement limit of Drumbeg. The site area is 1.1
hectares.

It is residential development of a similar density to the development on
neighbouring tands and is not considered to be of a scale that would result in
significant environmental impacts for the reasons outlined earlier in this
determination report.

b) the cumulation with other development

The cumulative impact of the proposed development has been considered having
regard to the location of the site within the settlement limit and adjacent to existing
residential development and it is not considered significant in terms of impacting
on the visual amenity of the AONB orin relation to the water and natural heritage
environments, road network, visual and residential amenity for the reasons
detailed above.

As the CSO at Drumbeg WWTW operates within its Water Order Consent issued by
NIEA and the additional foul flow from this proposal will not impact the performance of
this WWTW, the proposal is not likely to have a significant impact on designated sites
within Beffast Lough and therefore there are no cumulative impacts with any other
pumping stations that discharge into Belfast Lough.

For this reason, the development when added to the existing development in the
settlement cumulatively is not considered to be of a nature or scale to have
environmental effects that require to be addressed through an Environmental
Statement.

c) the use of natural resources in particular land, soil, water and biodiversity

The detail submitted with the application demonstrates that there is sufficient
capacity within existing water and road networks to facilitate the development and
the Landscape Management Plan demonstrate that existing hedgerows to
boundaries will be retained and any impacts on the natural environment

mitigated.

Having regard to the nature and scale of the proposed development it is

considered that the use of natural resources would not result in a significant effect
on the environment.

d) the production of waste



Construction works will typically produce waste in the form of overburden material
from excavation, emissions from plant and machinery, cuttings from metal or
woodwork and waste from concreting activities. This impact can be mitigated by
requiring a CEMP.

That said, the production of waste associated with the erection of 17 residential

units is not likely to result in a significant effect to the environment for the reasons
described above.

e) pollution and nuisances

Emissions to air and noise pollution associated with the construction phase of any
development is noted. Such impacts are not considered to be significant for the
reasons outlined above.

f) the risk of accidents and/or disasters which are relevant to the development
concerned, including those caused by climate change in accordance with
scientific knowledge.

No risk of environmental damage has been identified as it is not considered that
the proposed development will have significant effects on the environment.

g) risk to human health

No risks to human health are identified.

2. Location of development

The environmental sensitivity of geographical areas likely to be affected by
development have been considered, having regard, in particular, to: -

a) the existing and approved land use

The lands to the north, west and south of the site are developed as low to
medium density suburban residential housing and the lands to the east are
primarily agricultural in use. The area beyond the immediate context of the site
and settlement is primarily rural in character and the land is mainly in agricultural
use.

A development of this nature and scale will not have a significant impact on
existing land uses.

b) the relative abundance, quality and regenerative capacity of natural
resources in the area (including soil, land, water and biodiversity) In the
area and Its underground.

There are no watercourses which are designated under the terms of the
Drainage (Northern Ireland) Order 1973 within this site. The site may be affected
by undesignated watercourses of which we have no record.

No viable pathways to any European Site or mobile feature are identified from the
site.

There is available capacity at the Drumbeg Waste Water Treatment Facility to



service the development and the Combined Sewer Overflow operates within its
Water Order Consent issued by NIEA, therefore having regard to the nature and
scale of the proposed development it is accepted that it will not have a significant
impact on the relative abundance, quality and regenerative capacity of natural
resources in the area (including soil, land, water and biodiversity) in the area
and its underground.

¢) the absorption capacity of the natural environment, paying particular
attention to the following areas: -

i)  wetlands

The application site does not involve wetlands.

i) coastal zones
The application site does not involve coastal zones.
i) mountain and forest areas

The application site does not involve mountains or forest areas.
iynature reserves and parks

It is acknowledged that the site is inside the Lagan Valley Regional Park which is an
Area of Qutstanding Natural Beauty.

ii) areas classified or protected under national legislation and areas
designated pursuant to Council Directive 92/43/EEC on the conservation of
natural habitats and of wild fauna and flora (a) and Council Directive
2009/147/EC on the conservation of wild birds (b)

The site is not hydrologically connected to European sites and the Combined Sewer
Overflow at the Drumbeg WWTW operates within its Water Order Consent issued by
NIEA as such, there is not likely to be any significant impacts to areas or species
protected under the above legislation.

i) areas in which there has already been a failure to meet the
environmental quality standards laid down in Union legislation and relevant to
the development, or in which it is considered that there is such a failure.

The proposed site does not lie in an area in which there has already been a failure to
meet the environmenta! quality standards.

iv) densely populated areas

The site is located within the settlement limit of Drumbeg approximately four miles
from Lisburn City. The lands to the north, west and south of the site are developed as
low to medium density suburban residential housing. The development is designed to
integrate into the surrounding area and as such, there will be no significant
environmental effect on densely populated areas.

v) landscapes of historical, cultural or archaeological significance

The site is not located within or adjacent to a Conservation Area or an Area of



Townscape Character. There are no listed buildings in or within the setting of the
site. There are no scheduled monuments within the site context and there is no
evidence that the land is in an area of significant archaeological potential.

2. Characteristics of the potential impact

The potential significant effects of development have been considered in relation to
criteria set out under paragraphs 1 and 2 above, and having regard in particular to: -

a) the extent of the impact (geographical area and size of the affected
population)

The lands to the north, west and south of the site are developed as low to medium
density suburban residential housing.

Potential impacts on nearby residential properties from emissions and noise during
the construction phases of development are not likely to be significant for the
reasons outlined above.

Impacts to biodiversity and designated sites are not likely to have a significant
environmental effect for the reasons outlined earlier and the development of 17
houses will not have a signification impact on roads or water infrastructure.

b} the nature of the impact

For the reasons outlined, the nature of impacts identified earlier in the report are not
likely to be significant.

c) transboundary nature of the impact

The site is within Lisburn and Castlereagh City Council boundary area and no
transboundary impacts are identified.

d) the intensity and complexity of the Impact

This is residential development. No intense and complex significant environmental
effects are identified.

e) the probability of the impact

For the reasons outlined earlier in the report, it is considered that the probability of
any significant impact is low.

f) the expected onset, duration, frequency and reversibility of the impact
It is considered that this proposal will not have a significant environmental effect.

a) the cumulation of the impact with the Impact of other existing and/or
approved development

The cumulative impact with other developments has been considered earlier in the
report and for the reasons outlined, it is considered that the proposal will not have a
significant environmental effect.

h) the possibility of effectively reducing the impact



The impacts are not likely to be significant. That said, any potential impact can
effectively be addressed by way of mitigation measures outlined in respective
technical reports.

Signature of Officer: -

Date: /9 )ZS



