
 ARDS AND NORTH DOWN BOROUGH COUNCIL 
 
 

 24 November 2020 
 
Dear Sir/Madam 
 
You are hereby invited to attend a virtual meeting of the Planning Committee of the 
Ards and North Down Borough Council on Tuesday 1 December 2020 commencing 
at 7.00pm. 
 
 
Yours faithfully 
 
 
Stephen Reid 
Chief Executive 
Ards and North Down Borough Council 

 
 

A G E N D A 
 

1. Apologies 
 
2. Declarations of Interest  

 
3. Matters arising from minutes Planning Committee Meeting of 3 November 2020 

(Copy attached)  
 

4. Planning Applications (Reports attached)  
 

4.1 LA06/2019/1215/F 

2 No. two-storey dwellings and garages (Change of 
house type to extant permission W/1997/0548, enlarged 
curtilage and revised access arrangements)  
5a Brompton Road, Bangor 

4.2 LA06/2019/1291/F 

 
Extension and enhancement of existing trails comprising 
new walking trails, multi-use family cycle trail, upgrades 
to existing trails and associated information panels, 
waymarkers and seating    
Cairn Wood, 21 Craigantlet Road, Newtownards 
 

 
5. Update on Planning Appeals (Report attached)  

 
6. SONI Draft Transmission Development Plan Consultation (Report attached)  

 



7. Draft Information Guide for Local Councils – Listed Building (Report attached)  
 

8. Living with Water in Belfast – An Infrastructure Plan for Drainage and 
Wastewater Management in Greater Belfast (Copy consultation document 
attached)  
 

MEMBERSHIP OF PLANNING COMMITTEE (16 MEMBERS) 

 

Alderman Gibson Councillor Kennedy 

Alderman Keery Councillor McAlpine 

Alderman McDowell Councillor McClean (Chair) 

Alderman McIlveen Councillor McKee 

Councillor Adair Councillor McRandal 

Councillor Brooks Councillor P Smith 

Councillor Cathcart Councillor Thompson 

Councillor Cooper (Vice Chair) Councillor Walker 
 



 
ARDS AND NORTH DOWN BOROUGH COUNCIL 

 
A virtual meeting of the Planning Committee was held on Tuesday, 3 November 
2020 at 7.00pm via Zoom.   
 
PRESENT: 
  
In the Chair:  Councillor McClean   
  
Aldermen:  Gibson  Keery  
   McDowell  McIlveen 
             
Councillors:  Adair    McAlpine (7.02 pm) 

Brooks  McKee  
    Cathcart  McRandal 

Cooper   Smith, P 
   Kennedy (7.14 pm) Thompson  
      
Officers: Director of Regeneration, Development and Planning (S McCullough), 

Head of Planning (A McCullough), Principal Professional and Technical 
Officers (G Kerr and L Maginn), (Senior Professional and Technical 
Officer (C Rodgers) and Democratic Services Officers (M McElveen 
and J Glasgow)  

 

1. APOLOGIES 
 
An apology for inability to attend was received from Councillor Walker  
 
NOTED. 
 

2. DECLARATIONS OF INTEREST  
 
Councillor McRandal declared an interest in Item 4.2 – LA06/2019/1051/F. 
 
Councillor Adair declared an interest in Item 4.3 – LA06/2020/0703/A, Item 4.4 – 
LA06/2020/A, Item 4.5 – LA06/2020/0711/A and Item 4.6 – LA06/2020/0712/A. 
 
NOTED. 

 

3. MATTERS ARISING FROM MINUTES PLANNING COMMITTEE 
MEETING OF 6 OCTOBER 2020 

 
PREVIOUSLY CIRCULATED:- Copy of the above.  
 
AGREED TO RECOMMEND, on the proposal of Councillor P Smith, seconded 
by Councillor Thompson, that the minutes be noted.  
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4. PLANNING APPLICATIONS 
 
4.1 LA06/2019/1020/O – Lands adjoining and NE of 1-16 Castlelodge Park, 

Comber  
 (Appendix I) 
 
PREVIOUSLY CIRCULATED:- Case Officer’s Report.  
 
DEA: Comber 
Committee Interest: A local development application attracting six or more separate 
individual objections which are contrary to the officer’s recommendation 
Proposal: Residential development of 26 No. dwellings comprising mix of detached 
and semi-detached dwellings, open space, access, landscaping and associated site 
works 
Site Location: Lands adjoining and NE of 1-16 Castlelodge Park, Comber 
Recommendation: Approval 
 
The Planning Officer (G Kerr) explained the detail of the application which was for 
outline planning permission therefore, it was the principle of development that was to 
be considered with details of the proposal being submitted with any Reserved 
Matters application that was subsequently submitted should approval be granted. 
The agent for the proposal was in attendance to clarify any issues Members may 
have.  
 
In terms of representations, the Planning Officer advised that the proposal had 
attracted a high level of public interest and the number of objections reflected that 
with 57 objections being received from 46 addresses. To provide a summary, the  
issues raised included road infrastructure; flooding, impact on wildlife, water and 
sewage capacity, pressure on local facilities, conflict with Comber Town Masterplan 
in relation to the greenway, loss of existing views, devaluing of properties, noise 
disturbance, overlooking and loss of privacy, access to the river for fishing and 
zoning in the area plan.  All material concerns raised had been detailed and 
considered in the Case Officer’s report 
 
Referring to the slides, the Planning Officer explained that the Google earth image 
showed the site located on the north-eastern side of Castlelodge Park.  The site was 
a field sloping in an easterly direction towards the Enler River which marked the 
eastern boundary.  North-western boundaries were defined by a hedgerow and 
trees.  The western boundary was a partial grass embankment. Agricultural fields lay 
to the north and east with residential development to the west and south which was 
medium density of detached and semi-detached dwellings. There was no record of 
any planning history on the site to be considered 
 
Regarding the local area plan, the Planning Officer explained that the site was 
located within the settlement limit of Comber as identified in the Ards and Down 
Plan 2015.  It was also within Comber’s Area of Archaeological Potential.  The site 
was not zoned for any particular use.  The Enler River corridor and lands to the 
west were designated as a Local Landscape Policy Area. 
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The area consisted of those features and areas within and adjoining settlements 
considered to be of greatest amenity value, landscape quality or local significance 
and therefore worthy of protection from undesirable or damaging development.  
 
The Enler river was hydrologically connected to Strangford Lough which was of 
national and international importance and was protected by the Habitats Regulations 
and the Environment Order. The Enler River also provided an important wildlife 
corridor and landscape feature. In recognition of this, the vegetation along the north-
western boundary was to be retained and as it had the potential to support roosting 
bats and/or nesting birds and at Reserved Matters stage NED had requested a 
Landscaping and Planting Plan which clearly showed retention and protection of the 
hedgerow and the trees. 
  
The Planning Officer advised that a condition was also to be added to any decision 
notice to ensure that no development took place within 10m of the river to protect the 
biodiversity value of the important wildlife corridor and to minimise the risk of 
pollution to the river. The planning application had been considered considering the 
assessment requirements of Conservation Regulations by consultee Shared 
Environmental Service on behalf of the Council.  A biodiversity checklist was also 
completed and both NED and SES were content with the proposal 
 
In terms of the site layout, the Planning Officer detailed that the proposal was for the 
erection of 26 No. units comprising 8 No. detached and 18 No. semi-detached units.  
As the application was at outline stage, no detailed drawings had been submitted 
beyond a site layout plan.  It was considered that the proposed dwellings could be 
sensitively designed with regards to, the scale, massing, and finishes, to compliment 
the area. Two storey dwellings would be in-keeping with the immediate area as well 
as the ridge heights were similar to the existing dwellings.  
 
The Planning Officer stated that it was considered that the proposed area of open 
space was immediately adjacent to the river, it would not have an adverse impact on 
the amenity value or landscape quality of the designated site. The internal roads 
within the development would be utilised for both pedestrian and vehicular access 
with footways which could be connected to existing provisions.  
 
Although the application was at outline stage, the site layout plan indicated that the 
pattern of development and density was sympathetic to the wider area.  
 
Dwellings could be provided with 10 metre gardens (except for 2 sites at 9m) which 
would ensure that separation distances were ample to reduce any potential adverse 
impacts on residential amenity.  The existing properties were located on the opposite 
side of the road a minimum of 19m away.  
 
The windows, scale, massing, and design could all be sensitively considered to 
ensure there would be no conflict between proposed dwellings or on existing 
properties.  
 
The location of the site was sustainable as it was within walking distance of the town 
centre and its amenities thereby reducing the need for traveling by car.  
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Referring to the visual of the site layout, the Planning Officer advised that the site 
accessed onto Castlelodge Park along the extent of the application site.  There 
would be a ‘U’ shaped road serving several dwellings and there would also be 7 No. 
private accessed directly onto Castlelodge Park.  DFI Roads was consulted on the 
proposal and no objections were raised in relation to road safety. 
 
In summary, the Planning Officer detailed that all the material considerations such 
as the development plan, policies and comments from consultees and third parties 
had been assessed regarding the proposal. There was a presumption in favour of 
development within development limits on sites such as that where requirements 
set out in relevant planning policy were complied with. The Case officer had set out 
a detailed assessment of the proposal in the report and the recommendation was to 
grant planning permission. 
 
Alderman Gibson alluded to the Planning Officer’s final point whereby she had 
mentioned that the application sat within the development limit of Comber.  He 
believed it was outside that limit as stated in the Ards and North Down Area Plan 
which he understood to be the existing plan for that area. 
 
The Planning Officer again showed the slide which demonstrated the black line of 
the development limit of Comber and how the site clearly fell within that. 
 
In making reference to slide 3 which displayed the existing road, Alderman Gibson 
queried the absence of a footpath.  He commented that residents had voiced major 
concern as a nursing home, Mount Alexander House sat at the top of that road.  
Regularly ambulances, lorries delivering oil etc visited that home and had difficulty 
manoeuvring, often having to reverse out.  Therefore, he was surprised that DfI 
Roads had raised no issues with that situation. 
 
The Planning Officer confirmed that DfI Roads had raised no objections in relation to 
road safety.  At the end of August 2020, Officers had reconsulted with them on that 
aspect and they remained satisfied with the proposals. 
 
Alderman Gibson disagreed with the decision and he hoped there would be some 
improvements to that road to ease that bottleneck and make life easier for residents. 
 
On a different matter, Councillor McAlpine expressed a degree of confusion by some 
of the comments on flooding within the presentation in that there was originally a 
flooding issue in the old plan.  She asked the Officer to elaborate on the sequence of 
events that led to that no longer being viewed as a problem.   
 
The Planning Officer clarified that there had been a previous flooding issue and it 
had been considered but was not included in the current plan.  The housing 
development would be entirely outside the flood plain and advice provided was that 
any proposal would have to comply with the relevant planning policy which was in 
this case PPS15.  Consultation had taken place with both the Rivers Agency and NI 
Water and they had maintained that as no houses would be constructed on that 
specific area of the site, they had no objections to it. 
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At this stage, Councillor P Smith highlighted the significant number of 57 objections 
received from the local community which he said was a good measure of the 
concern felt by residents.  He shared the unease of Alderman Gibson about the 
existing road and traffic volumes for such a poor road network.  It was a twisting 
residential road leading to the site under discussion as well as a major nursing 
home.  Furthermore, the road leading into Comber comprised a tricky and busy 
junction at Mill Street and was in bad state of repair.  Having looked at the traffic 
study on the planning portal, he noted the estimated 3000 vehicle movements every 
day and the new development would increase that by 10%.  He was aware that 
those traffic assessments were undertaken using a benchmark process with other 
similar developments across the country.  However, he voiced disquiet as the Mount 
Alexander House nursing home also contained a training centre for nursing and 
other auxiliary staff.  He wondered if those additional vehicle movements had been 
included together with the element of heavy traffic which posed a different 
proposition than a standard residential area.  
 
In response, the Planning Officer observed that the agent was at the meeting and 
could explain those traffic assessments in detail.  From a planning perspective, 
Officers were mindful of the level of objection regarding increased traffic but insisted 
that it was a very sustainable location for housing and in close proximity to the town 
centre, Supervalu, Comber Primary School, Nendrum College, Comber Leisure 
Centre and Comber square, all of which had the distinct advantage of being closer 
by foot than travelling by car.  Obviously, a planning application could not be held 
accountable for how people chose to drive or park within a certain area.  DfI Roads 
were very thorough in their determination of this proposal and had no objections, 
particularly as Officers had contacted them several times to ensure they were 
satisfied that all accesses were safe and there was appropriate turning space for 
vehicles.  There was also presumption in favour of development within settlement 
limits so that was where the starting point was and then Officers worked backwards.  
There was nothing to refuse in the Outline planning permission and Officers were 
satisfied with their conclusion in recommending approval. 
 
Councillor P Smith noticed that within the presentation submitted by Mr McAuley 
prior to the meeting, he had detailed the closeness of the proposed development to 
the town centre.  In his opinion it would reduce traffic and encourage residents to 
walk or cycle and use sustainable travel which the Member himself welcomed.  
However, the traffic study cited 3000 vehicle movements currently per day and he 
believed that in reality residents would wish to use their cars.  He believed that 
should be built into our assessments together with the need of a turning circle for 
heavy vehicles which at present had to back up along the road.  He reiterated the 
cumulative effect of traffic in Comber and although cognisant of the fact that each 
application had to be considered on its own merits, ultimately there had to be a 
determination on the impact of every development and the continuous flow of 
development throughout this town.  Members were informed that each application 
did not have a massive bearing on traffic levels but he emphasised that collectively 
they all did.  They were discussing another additional housing development which 
would lead to more traffic coming into the town centre making it less sustainable and 
more congested.   
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The Chairman enquired to what extent concerns relating to traffic and road safety 
could be dealt with if at all at Reserved Matters stage.  In addition, he also concurred 
with Councillor Smith about the cumulative effect of traffic in the town.  He realised 
that each development was considered individually but in doing so, it was difficult to 
reach the heart of the cumulative problem created by a series of applications over 
several years. 
 
The Planning Officer advised that there would be no surprises for the applicant and 
agent at Reserved Matters stage as the parameters were set out at Outline approval.  
Reserved Matters provided clarification on the detail of the proposals but would not 
contain additional information.  She acknowledged that the issue of traffic now 
affected every location but stressed how sustainable this site was as rather than 
driving children to school, they could walk more quickly along the path beside the 
Enler River and that would be a selling point for those new homes. 
 
Taking on board the comments made on the traffic issues in that area, Alderman 
McIlveen brought attention to this significant development which would access at the 
busy Mill Street/Castle Street junction.  He was interested to know why this 
application had been screened out with regard to an Environmental Impact 
Assessment.  On reading the report, he noted that there were quite a number of 
environmental issues and the planning portal did not show an actual form or reasons 
presented for that.  Bearing in mind the thresholds, he recognised that it was a 
smaller sized development but there were issues relating to habitat and the 
protected status of the river.  He asked on what basis had it been screened out and if 
that mitigation was suggested by the SES or had Officers not considered the impact 
to be significant enough to require an EIA. 
 
The Planning Officer agreed that it was not a large site but although it was a 
landscape policy area and a hydrological link, it would not warrant an EIA and was 
screened out.  She was mindful that Officers were guided by their statutory 
consultees who offered no objections and were content with the information 
received.  All relevant studies had been carried out and Officers proceeded with the 
application relying on that expertise that those studies were adequate to be able to 
mitigate any environmental issues.  They would be adequately conditioned and 
added that it would be unusual to undertake an EIA for a smaller site like this one. 
 
Alderman McIlveen stated that he had carried out some research on the numbers of 
that type of assessment undertaken and Northern Ireland was a very low figure with 
applications screened in compared to other jurisdictions.  NI was in single 
percentage figures and indeed, Ards and North Down was the lowest of all in NI.  He 
questioned if perhaps there was an over reliance on the statutory consultees as 
opposed to considering whether or not those should be looked at in more in depth.  
Were we looking for excuses to circumnavigate having EIAs rather than using them 
for the purpose they were created? 
 
The Planning Officer stressed that this was going beyond the realms of the actual 
planning application.  We had a relatively low number of environmental statements 
because of the limited size of our Borough.  She was mindful that other Councils 
received applications for massive windfarms or mineral applications on a large scale, 
or designations in a planned area etc.  Moreover, Planning Officers did not over rely 



  PC.3.11.20 

7 
 

on the statutory consultees; rather they consulted with them and respected their 
expert advice.  They certainly did not circumnavigate away from requesting the 
submission of an EIA and were appropriate our applications were screened but this 
application did not warrant an EIA. 
 
Following on, the Chairman remarked that there was a general concern to ensure 
that we were not damaging our natural environment ie developing parts of a 
Greenfield site even though we were abiding by our statutory requirements.  He 
enquired if the system in place and particular provisions to potentially approve a 
development were sufficient to protect the environment.  It appeared that any such 
development would restrict habitat to wildlife. 
 
The Head of Planning emphasised that the application would not have been 
presented to the Committee with a recommendation of approval if it had not been 
appropriately assessed against relevant legislation. 
 
In agreement with those comments, the Chairman again asked the Officer if the 
structure in place was deemed as sufficient as we would want to safeguard the 
environment. 
 
The Head of Planning indicated that this application had been assessed, screened 
out, Officers had carried out the statutory consultations against the development plan      
and taken account of all material considerations.  She felt that Officers could not 
comment on that aspect but they had adhered to their statutory duty. 
 
At this stage, the Chairman welcomed Mr McAuley (Agent) to the meeting and 
invited him to make his five minute presentation. 
 
Mr McAuley thanked Members for affording him the opportunity to speak to the 
Committee.  He said that from a planning policy perspective, the proposed site fell 
within the planned settlement limits for Comber as defined in the current 
development plan. Inside settlement limits, planning policy operated a clear 
presumption in favour of development.  The SPPS directed that the guiding principle 
for Council planning authorities in determining all planning applications was that 
sustainable development should be permitted, having regard to the development 
plan and all other material considerations, unless the development will cause 
demonstrable harm to interests of acknowledged importance.  He informed Members 
that the central location of this unique development site could not be more 
sustainable.  Prior to the submission of the planning application, extensive site 
investigations and environmental reporting were completed including Flood Risk & 
Drainage Assessment, Ecological Appraisal, Contaminated Land Preliminary Risk 
Assessment and Transportation Assessment.  
 

In relation to flood risk, Mr McAuley commented that the development proposals 
including all roads, footways, houses and private gardens sat entirely outside of the 
designated 1 in 100 year flood plain in compliance with the requirements of PPS 15 
Planning & Flood Risk. The development proposals and flood risk assessment had 
been reviewed through statutory consultation with Rivers Agency who had confirmed 
that the proposals did not adversely impact the Enler River flood plain, returning an 
opinion of no objections to the development. The development proposals included 
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provision of a large portion of public open space which exceeded current policy 
requirements of 10% of the site area as set out in PPS 8 Policy OS 2. That generous 
public open provision would deliver an accessible landscaped space adjacent to the 
Enler River, promoting biodiversity and catering for both existing and proposed 
residents of Castlelodge Park.  
 

Continuing, Mr McAuley confirmed that a detailed Transportation Assessment Form 
was prepared by qualified transport engineers the MRA Partnership. The traffic and 
transportation assessment concluded that the location of the development at the 
heart of the town centre made it uniquely placed to reduce traffic generation and 
minimise traffic impacts due to its sustainable and central location.  Significantly, an 
integral part of the development proposals included a proposed footway connection 
directly linking the new development to the established Enler River path from 
Castlelodge Park, providing immediate pedestrian and cycle links for existing and 
proposed residents to a plethora of town centre amenities.  
 

The list of amenities immediately accessible by foot from the proposed development 
included Comber Primary School, Nendrum College, shopping facilities, retail and 
employment uses, Comber Leisure Centre and public transport links to Belfast and 
Newtownards. 
  
He stated that it was important to note that this safe walking route was shorter than 
the route to the same amenities by car – as set out in the table below.  
 

 Distance on foot    Distance by car  
Comber Leisure Centre  420m  940m  
Comber Primary School  520m  1.2km  
Nendrum College  630m  1.3km  
Supervalu  470m  850m  
Comber Town Square  620m  900m  

 
Mr McAuley noted that that was in sharp contrast to the larger scale zoned housing 
land in Comber which was peripheral to the town and most readily accessed by car, 
inevitably increasing traffic at peak times. The uniquely central location of this 
development combined with the proposed pedestrian links would actively reduce 
reliance on the car, driving down traffic movements by promoting and facilitating 
more sustainable pedestrian connections to local schools and town centre amenities.  
Following analysis of the transportation assessment information, DfI Roads returned 
an opinion of no objections to the proposed development concluding that it would not 
have any significant effect on road safety or traffic progression within the town.  
 
In summary, the development represented a sustainable use of land within the 
development limits at the heart of the town centre. The applicants’ vision was to 
deliver low cost and affordable small detached and semi-detached housing for local 
people, with immediate pedestrian access to primary and secondary schools, shops, 
leisure facilities and other town centre amenities.  As endorsed in the development 
management officer’s report, the development proposals were compliant with the 
general planning policy requirements set out in the local development plan and the 
SPPS, nature conservation policies set out in PPS 2, traffic & transportation issues 
covered by PPS 3 and residential development and public open space policies 
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established in PPS 7 and PPS 8.  We were pleased to endorse the planning 
authority’s recommendation to approve this application and commend the 
development proposals for positive consideration by the Planning Committee. 
 
The Chairman thanked Mr McAuley for his presentation and asked Members if they 
had relevant questions. 
 
Councillor P Smith had examined the traffic study on the planning portal and sought 
further information on the benchmarks utilised to reach the number of vehicles 
suggested within the immediate area and the resultant increase from the proposed 
development.  To that end, he wondered if vehicles visiting the nursing home and 
training centre had been included in those calculations. 
 
Mr McAuley confirmed that a count of the number of individual private houses 
accessible from Castle Street to the development site, together with the cricket club, 
nursing home, day nursery and training centre were all included.  He noted the 
Member’s earlier reference to the 10% increase in traffic and clarified that he may 
have misread that paragraph.  The baseline was 3000 movements per day through 
the Castle Street junction and the proposed development raised that by 134 per day.  
Therefore, it was concluded it would not constitute a significant traffic increase and 
the figure of 10% was given in brackets as that was considered a significant 
percentage.  As 134 of 3000 was not 10%, the overall increase was not a major one. 
 
Councillor P Smith recalled that in Mr McAuley’s presentation, he had quoted that 
the development would reduce traffic generation.  The Member endorsed 
sustainable travel wherever possible and noted the closeness of the town centre but 
in his opinion, there would still be a net increase in traffic and asked if that was a 
more reasonable conclusion. 
 
Mr McAuley highlighted that the conclusion was not a reduction as clearly traffic 
movements would increase.  Nonetheless, due to its location, the established 
pedestrian link and short distance to local schools, shops and town square, the 
development offered a unique proposition as it would be quicker and easier to walk 
than take the car which lessened the demand to drive out of Castlelodge Park 
through the junction. 
 
Councillor P Smith hoped that was a correct assumption but experience would 
suggest that people were fond of using their cars which would increase traffic         
density in that locale. 
 
Alderman Gibson spoke about the open space included in this outline application 
and the flood plain lower down the site.  He noted the flooding history of that field 
and sought an assurance that all development would take place at the higher end. 
 
Mr McAuley clarified that the open space element was located as a buffer between 
the development itself and the Enler River.  It was within the designated flood plain 
with no proposals to change existing levels but there would be a degree of 
landscaping and a path to create an active open space.  He stressed that all 
development was on the high side of the site and excluded from the flood plain and 
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on the displayed slide, he confirmed all development was south of the blue hatched 
area. 
 
Alderman Gibson drew attention to the planned new road on the site and current 
concerns about that already busy stretch of road as there was no footpath on either 
side.  He wondered if the applicant could possibly provide that improvement. 
 
Mr McAuley agreed that the Member had raised a valid point which the applicant had 
picked up in the Officer’s reports.  From the concept layout slide, it was proposed to 
include a 2M wide footway across the full frontage of the site on both sides of 
Castlelodge Park.  On the east side that pedestrian path continued across the site 
frontage to connect with the footbridge leading to the Enler River and towards the 
leisure centre.  With regard to traffic movements associated with the nursing home, 
the design of the development road was a loop to allow residents of the development 
to look over the public space and provide a more permeable layout, whilst giving  
drivers and visitors the option to drive round that loop instead of having to reverse 
and undertake a number of manoeuvres.  That would definitely assist with easing 
that problem and the width of that road would also be retained. 
 
On a point of clarity, Councillor McRandal referred to previous comments raised 
about flooding and page 12 of the Case Officer’s report citing ‘the DfI Rivers Flood 
Maps (NI) indicates that part of the development does lie within the 1 in 100 year 
fluvial flood extent.  The built development is taking place on elevated ground and 
out of the 1 in 100 year floodplain as indicated on Drawing No. 04’.  He sought a 
further explanation. 
 
Mr McAuley said they were describing the area of open space proposed to the 
northern side of the site and the blue hatched line on the slide depicted the flood 
plain.  It would remain part of the development site but he stressed that no 
development would take place on it.  Instead it would become a public open space 
and an acceptable use of that land as directed by FLD1 of PPS15.   
 
Councillor Cathcart commented on PPS15 and the Rivers Agency robust 
interpretation of flood plains and concerns raised about other locations.  Although 
appreciating houses would not be built on the flood plain, he questioned the drainage 
impact on the remainder of the site.  Should there be flooding, he challenged the 
effect on the built side of the site and open space. 
 
In terms of the flood risk, Mr McAuley verified that a full detailed flood risk 
assessment was carried out along with a drainage assessment and forwarded to DfI 
Rivers Agency.  Those findings established that this development would have no 
adverse impact on the flood plain as all development was completely clear of the 
designated flood plain line and did not reduce the flood capacity of the flood plain.  
The open space would be landscaped encompassing a grassed area with a 
pedestrian path.  Final details would be provided at RM stage but the gravel path 
would comprise a porous material and landscaping would be of low impact with 
natural grasses and wildflowers which would not disrupt levels. 
 
On the subject of flooding, Councillor McAlpine had read in the report that vulnerable 
constructions should be placed at 600mm which was above the 100 year level.  She 
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also raised the issue of builder’s rubble evident on all construction sites and sought 
reassurance that that would not be buried in the flood plain. 
 
Mr McAuley fully expected 600mm freeboard levels to be set as a planning condition 
at the outline approval for all finished floor levels.  That would mean construction was 
over half a metre higher than the anticipated worst case scenario of flood levels ie a    
1 in 100 year event.  As regards the storage of construction materials within the flood 
plain such as rubble, he indicated that that was not permitted.  That would have to 
take place within the development site and outside of the flood plain and would be 
SES controlled 
 
Alderman McIlveen remarked on the rough land in existence on the site and asked 
about its current use. 
 
Mr McAuley verified that it was agricultural land for arable crops such as wheat and 
currently farmed by the applicant. 
 
In response, Alderman McIlveen described how that land appeared to be very rough 
and overgrown. 
 
Mr McAuley said that the photograph was deceptive and looking at the aerial image 
a 2-3m buffer of overgrown land parallel to the field was clearly visible.  The farming 
land was not ploughed but had been regularly utilised. There was no boundary 
fencing whatsoever and was completely open to Castlelodge Park with no hedge, 
fencing or gate.  Although it was private land, the public did enjoy free access and 
that would continue to be the case. 
 
Alderman McIlveen recalled that previously it had been zoned as open amenity 
space but in more recent plans it was not zoned as such.  There was the argument 
that removal of that large area would lead to a loss of amenity for residents living in 
that location. 
 
Mr McAuley recognised that there was a change of context for those residents who 
directly faced the site.  Two thirds of the field fronted the existing dwellings opposite 
and the remaining one third was open because the flood plain reached Castlelodge 
Park at that point.  It was land within the settlement limit but they had been careful 
with the design to allow perforated views through to the countryside.  Moreover, as 
far as possible, attempts had been made to arrange the development in a linear 
fashion to provide views up the two internal roads and between houses to maintain 
that open aspect. 
 
Alderman McIlveen said it was not just about having a view and was mindful that 
people enjoyed their property and space around it.  It was in relation to what they 
had been used to and it being take away from them.  A patch of land in a 
development limit would have a presumption in favour of development but it had to 
be taken in context with other material considerations that could override that.  The 
land under discussion was not fenced off and was open for the use of residents and 
hence, any development would have a negative impact on that amenity.  Obviously, 
we had to decide on balance whether or not that was sufficient to override the 
presumption of development on that site.  
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Mr McAuley disagreed that it removed the enjoyment of that land as there would 
continue to be access through the development for residents and the public alike to 
avail of that open space adjacent to the river.  Indeed, the vast majority of the host 
field was in the flood plain with only a small portion being developed, so the 
developer was actually giving it back to the public.  He was not withdrawing that 
amenity as although it was private land, the owner was permitting the public 
continued use of it and formalising that authorisation. 
 
At this point, the Chairman said that the pedestrian access had been fully addressed 
but in terms of access for wildlife, he voiced concern that the development would 
take some of that vital space away.  The Reserved Matters stage would set out 
landscaping and planting plans with specific instructions but he noted hedgehogs 
were not mentioned in that.  There was serious concern regarding hedgehogs given 
that there had been a 50% decline in their numbers in the UK.  One means to 
effectively deal with that was by the use of hedgehog highways with a 17cm sq holes 
in fences to help mitigate against the loss of habitat and access.  He wondered if Mr 
McAuley would be amenable in principle to that concept within this development and 
others. 
 
Mr McAuley reported that he had no objections whatsoever and highlighted that this 
site was generally more open, accessible and permeable than other developments.  
The only real barrier was the fencing in the back gardens but he had no problem in 
making those fences hedgehog friendly. 
 
The Chairman was extremely appreciative of Mr McAuley’s support. 
 
Mr McAuley left the meeting at this stage and returned to the public gallery. 
 
The Chairman invited further questions from Members in respect of the application. 
 
Alderman Gibson underlined the 57 objectors who had no voice at the meeting but 
he supposed that was their fault.  Having said that, he felt their side of the story was 
not being heard but he was of the belief that Members had tried their best to raise 
their concerns. 
 
The Chairman indicated that every opportunity was afforded to allow those persons 
to speak if they so wished. 
 
Councillor Adair echoed the sentiments of Alderman Gibson advising that 57 was a 
substantial number of objections.  He understood the challenges of Covid 19 and the 
changes in holding meetings but he too was concerned that no objectors were      
present to articulate their viewpoints. 
 
Having listened to the Planning Officers and Mr McAuley, Councillor P Smith 
believed that the proposals would undoubtedly create a quality development.  He 
trusted that residents living in close proximity to the town centre and local amenities 
would be encouraged not to use their cars.  However, his standpoint was that that 
would not occur and the volume of cars on that narrow domestic road would increase 
adding to the cumulative impact.  Therefore, his concerns still stood on the matter 
and those needed to be borne in mind. 
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Councillor Cooper concurred that traffic was a huge issue in Comber as highlighted 
by his other DEA colleagues.  Referring to the accusations that we were not hearing 
from objectors, he insisted that the 9 or 10 consultees had gone to comprehensive 
lengths to evaluate all of their concerns.  He had read through the report and 
accompanying notes and saw nothing contrary to planning parameters apart from 
traffic volume.  He thought that the proposed development would accentuate the 
area and give use and structure to what was a farmer’s field.  It would also provide      
pedestrian access to the aforementioned site, the town square and shops.  He 
disputed the accusation that objections had not been heard and had no objections to 
the application. 
 
Councillor McAlpine raised her earlier questions about the 600mm above the 1 in 
100 flood level and rubble not being dumped as hardcore on the flood plain could be 
included as conditions if approved this evening.   
 
The Planning Officer stated that due to potential compensation claims it would be in 
the builder’s interest to build the development at a level where it would not flood and 
as such, the inclusion of the 600mm free board would not normally be a condition.  
However, the agent had stated in his remarks that he would be content to have such 
conditioning attached and delegated powers could be sought in that regard.   
 
The Head of Planning stated that the flood plain was outside the line of the site and 
therefore could not be conditioned.  She further advised that dumping of the rubble 
could not be conditioned but she was certain that during development if approved, 
there should be enough local concern about the rubble if that arose for a complaint 
to be made to Planning Service in terms of enforcement as well as an environmental 
crime investigated by the NIEA.  
 
She also took the opportunity to respond to the suggestion of hedgehog friendly 
fencing.  In her opinion that was not enforceable as it would remove permitted 
development rights for those private residents to ensure their gardens were 
completely secure for children or pets.  Hedgehogs were not a protected species and 
although they garnered some support under the Wildlife Order in that you should not 
intentionally kill a hedgehog or sell one, she maintained it would be difficult to 
enforce such a condition. 
 
The Chairman agreed that that was a fair point and even though it was desirable to 
have those as standard in new builds, he acknowledged that we had not yet reached 
that point.   
 
Alderman Keery was unfamiliar with the area in question but listening to the debate 
was aware that the field had been farmed and crops grown.  He stated that it was 
normal to have a strip along a field to allow wildflowers to grow and the Government 
sponsored that.  His question however related to the flood plain and whether the 
farmer used all of that field and the flood plain to grow crops and if so, was it his 
intention to continue to grow crops on the flood plain.          
 
The Planning Officer maintained that the field was farmed right across to the river as 
the photograph displayed.  The drawing depicting the site layout also showed a 
section of retained agricultural land that also stretched to the river. 
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The Chairman reiterated that that the issues had been well aired and explained 
accordingly. 
 
Proposed by Councillor Cooper, seconded by Councillor Thompson that the 
recommendation be adopted and that planning permission be granted.  
As proposer, Councillor Cooper noted that the Planning Officers and Mr McAuley 
had provided responses to all objections and having read the reports and listened to 
the evidence presented, he concluded that the application was watertight. 
 
Seconding the proposal, Councillor Thompson believed it had been a good debate 
and all questions raised had been well answered by the Planning Officers and Mr 
McAuley.  He did not see how we could hold back from undertaking a fantastic 
development for that area and he wished the developer well for the future. 
 
On being put to the meeting with 7 voting FOR, 6 voting AGAINST, 1 ABSTAINING 
and 1 ABSENT, the recommendation was declared CARRIED. The vote resulted as 
follows: 
 
FOR (7) AGAINST (6) ABSTAINED (1) ABSENT (1) 
Alderman  Aldermen  Councillor  Councillor  
McDowell  Gibson  McClean  Walker  
Councillors  Keery    
Brooks  McIlveen    
Cathcart  Councillors    
Cooper  Adair    
McRandal  McAlpine    
McKee  Smith, P    
Thompson     

 
*Councillor Kennedy was unable to vote as he had not been present for the full 
consideration of the application. 
 
RESOLVED, on the proposal of Councillor Cooper, seconded by Councillor 
Thompson, that the recommendation be adopted and that the application is 
approved.  
 
4.2 LA06/2019/1061/F – 5 Glen Cottage, Bangor Road, Holywood  
 (Appendix II, III) 
 
(Having previously declared an interest, Councillor McRandal was removed from the 
meeting during the consideration of the item).  
 
PREVIOUSLY CIRCULATED:- Case Officer’s Report and Addendum. 
 
DEA: Holywood and Clandeboye 
Committee Interest: A Local development application attracting six or more separate 
individual objections which are contrary to the officer’s recommendation 
Proposal: Two-storey extension to rear, and other works to include changes to 
windows, landscaping and retaining wall. 
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Site Location: 5 Glen Cottage, Bangor Road, Holywood 
Recommendation: Approval 
 
The Planning Officer (C Rodgers) outlined the detail of the application highlighting 
that with regards to the objections 12 letters had been received from 9 addresses. 
However, she noted that only one neighbour (the occupant of the adjacent semi - 
No.6) had objected and that application was only before committee due to the 
number of elected representatives objecting on their behalf. 
 
The site consisted of a two-storey semi-detached dwelling with a rear return. The 
rear return on the objector’s adjoining property was considerably larger. A two-storey 
rear extension (larger than the current proposal) had recently been granted planning 
permission at No.3 Glen Cottages (LA06/2019/1050/F).  And an identical 
development to the approved extension at No.3 was under consideration for No.4 
Glen Cottages LA06/2020/0352/F.   
  
The Planning Officer explained that issues raised in objection letters included the 
scale of the proposal and potential to cause harm to the residential amenity of No.6, 
impact on a TPO and impact on bats.  To address concerns relating to the impact of 
the extension on the residential amenity the adjoining property, the proposal had 
been amended three times. The Planning Officer referred to a number of visuals 
displaying the amended site layout plan, the proposed elevations, the proposed 
elevation facing towards the objector’s property and the original proposal vs final 
amendment. 
 
The original proposal extended 5.8m from the rear wall (with a covered decking area 
projecting beyond this).   As a result of the alterations, the length of the extension 
had been significantly reduced to 4m from the existing rear return and was now 
equal to the length of the objector’s rear return. The covered decking area had been 
removed. The separation to the party boundary had been increased from 1.8m to 
2.1m.  
  
The Planning Officer highlighted that the original drawings showed a large first floor 
window facing the objector’s property. That had been replaced by velux windows and 
the proposed bathroom window on the existing rear wall would be obscured.  That 
would now serve to remove the potential for overlooking from the first floor towards 
No.6. A ground floor kitchen window facing No.6 had also been removed. 
  
The amended proposal met the 45 degree light test for two-storey extensions in 
relation to the objector’s conservatory. The objector had expressed concern that the 
extension did not meet the light test in relation to the inner doors of the conservatory 
leading to the living room - the angle measured 58 degrees.  
  
The Planning Officer advised that that the addendum to PPS7 stated that the light 
test was not a rigid standard to be met in every case rather it was a tool to be 
considered along with other relevant factors. That included the design of the 
extension or alteration; if the affected room benefits from alternative source of 
natural light and the existing form and type of extension prevalent in the area. 
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In terms of design, the Planning Officer stated the side gable and side chimney had 
been removed from the proposal and the roof profile had been amended from a 
pitched roof to a hipped roof to reduce the overall scale and massing and to increase 
the level of light reaching the adjoining property. The amended roof profile results in 
a reduction in height of the rear portion of the extension. Brickwork on the elevation 
facing the objector had been changed to a light coloured render to reflect as much 
light as possible and that could be conditioned as a further safeguard. There was an 
additional window serving the objectors living room on the front elevation.  Whilst the 
ground levels of the property relative to the public road may restrict some light to this 
window, the Officer stated that it still provided an additional source of natural light to 
the objectors living room. 
 
The context of site was also a material consideration that should be attributed 
weight. As previously stated, there was extant permission for a larger extension at 
No.3 Glen Cottages.  
  
The length of the extension was now equal to the objector’s rear return. It was 
considered that the scale of the extension was not excessive and it had been 
carefully designed to ensure that there would be no unacceptable harm to existing 
residential amenity. The ridge height of the works corresponded to that of the host 
dwelling. The design was of a high quality and views would be limited to traffic 
travelling east; therefore, it was considered that it would cause no harm the 
character of the area or the appearance of the proposed ATC. 
  
The Council’s TPO Officer had confirmed that the development would have no 
impact on any protected tree. It was considered that there would be low impact on 
protected and priority species. 
  
In finishing, the Planning Officer stated that Planning Officers had worked hard to get 
this application to a point where they were satisfied that the objector’s amenity would 
be protected. The proposed extension had been amended 3 times and the scale of 
the proposal had been significantly reduced. The proposed extension complied with 
planning policy and it was therefore recommended that the application is approved. 
  
The Chairman referred to the visual showing the original proposal vs the final 
proposal and he felt that the original proposal did show a high-quality design 
whereas the final proposal did not look to be the same quality of design and of a 
lesser architecturally quality.  The Chairman asked for the Planning Officer’s views in 
regard. In response the Planning Officer stated that it was important to note that 
there were no public views of the extension. The overall scale and massing had 
been reduced in order to protect the residential amenity of the adjoining property. 
 
The Chairman appreciated the response however felt that was separate to his initial 
question. 
 
The Chairman invited John McEneaney (Objector) to speak.      
 
Mr McEneaney felt it was too premature bringing the application before the 
Committee as the statutory advertising period did not expire until 21st November 
2020 and therefore was still open for representations.   He believed that the 
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application was not ready to be determined, if a new planning consideration came to 
light after the Committee had made a decision that could be subject to a challenge. 
Mr McEneaney advised that he had submitted some photos which he would wish to 
make available to the Committee. He asked the Chairman to use his discretion and 
make those available as that would assist him in illustrating the points he wished to 
raise.   
 
In respect of the Case Officer’s report, which stated that both of the houses were 
south facing and sunlight for most of the day was at the front of the houses.  Mr 
McEneaney did not believe that to be accurate and stated that the houses ran 
diagonal to the sun’s axis.  He outlined his main concerns were with regards to the 
effect the proposal would have on the direct sunlight into his living room. It was 
accepted by planning authorities that all living rooms and sunrooms should have 
access to direct sunlight.  The front of his property faced onto a 2m retaining wall 
and received no direct sunlight which was further hindered by hedges and trees.  
He outlined that the positioning of the front of the house was below ground level and 
it was the rear of the property that received the sunlight.  The main concern for Mr 
McEneaney was the loss of sunlight on his living room and conservatory. That part of 
the house benefited from sunlight during the evening which they enjoyed and 
treasured.  Mr McEneaney outlined the right to light which was protected by law.  
He recognised prevailing environments were taken into consideration and the matter 
of his own extension would be brought up however that extension did not impede on 
anyone.   
 
(Councillor Cooper withdrew from the meeting)  
 
The Chairman invited questions from Members.   
 
Alderman Gibson asked for clarity if the date for representations to be made was 21 
November 2020. The Chairman stated that once Mr McEneaney had returned to the 
public gallery that question could be directed to the Officers.   
 
Councillor P Smith noted that the plans had been amended a number of times, with 
the number of windows and scale of the proposal reduced. He asked for Mr 
McEneaney views in that regard. Mr McEneaney appreciated the plans had been 
amended a number of times and did not wish to impede development. The main 
issue was the light and he did have photographs to illustrate the effects.  The 
applicants were also proposing to build a boundary wall which would further affect 
the sunlight.  Mr McEneaney believed the applicants had considerable options open 
to them one of which was to extend the property to the side.  
 
Mr McEneaney asked if consideration could be given to showing the photos he had 
previously provided to Planning.  The Chairman stated that he did not have that 
discretion.   
 
As there were no further questions from Members, Mr McEneaney was returned to 
the public gallery.   
 
The Chairman invited questions from the Members to the Planning Officer.  
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The Chairman referred to the light issue which was a significant concern for Mr 
McEneaney and he asked the Officer to detail how a recommendation of approval 
was reached and if anything else could have been done to mitigate.  The Planning 
Officer stated that that there had been various material considerations that had been 
taken into account in relation to the application. Both houses were south east facing 
and sunlight for most of the day would be received at the front of the houses and the 
rear of the properties would only receive direct sunlight later in the day. The light test 
had been met in relation to the conservatory and the extension had been designed to 
increase day light levels to the objector’s property.  The amended roof profile to the 
rear were reduced the extension from a 7m ridge height to a 4m high rear wall.  The 
height of the dormer was 5.4m and was set back 1.4m from the side elevation. The 
external chimney breast and the side gable had been removed.  The separation 
distance from the party boundary had been amended and the hip roof would allow 
additional light to pass through the objector’s property. In relation to the concerns 
expressed, the Planning Officer noted that the objector’s conservatory currently had 
uninterrupted views into the application site.  The application had been considered 
carefully and amendments had been sought to reach a point that Planning Officers 
were satisfied that the objector’s amenity would be protected.   
 
Following a further question from the Chairman, the Planning Officer confirmed that 
the current proposal was a great improvement on what previously been approved. 
The light test was met within the objector’s conservatory and the extension had been 
designed with the hipped roof and the removal of the side gable.    
 
Alderman Gibson asked for clarity on the point raised that the date for 
representations did not close until 21st November 2020. The Head of Planning 
explained that as the Officer had outlined there had been a series of amended plans 
in respect of the application and therefore a series of neighbourhood notifications 
had taken place.  The last neighbourhood notification was carried out on 6th October 
with a stipulated a date of 20 October 2020 for comments to be received.  In line with 
the planning general development order, the Council could not determine an 
application until the expiration of 14 days from that date. Therefore, the Head of 
Planning stated that no decision notice could lawfully be issued until the date of 4 
November 2020.  The Head of Planning advised that legal advice had previously 
been sought in relation to such matter. Case Law would indicate that if a new 
planning consideration was brought forward then that would be given due regard and 
therefore the delegated Officer would refer the matter back to Committee.  Failing to 
do so would mean the planning authority would be in breach of its statutory duty.  
The Head of Planning stated that she was content.   
 
The Chairman welcomed Gavyn Smyth from Clyde Shanks to speak.  
 
Mr Smyth articulated that the proposal had gone through several amendments to 
ensure that there would not be any unacceptable adverse impact caused to the 
residential amenity of neighbouring properties, and in particular the amenity of the 
adjoining dwelling, number 6.   In terms of residential amenity, Mr Smyth advised 
that every effort had been made to deliver a scheme that did not cause a significant 
impact by way of loss of light, creation of an overbearing extension or adversely 
impacted by way of overlooking and loss of privacy. That had been achieved by 
ensuring that the extension sat well off the separating boundary wall between the 
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application site and no.6 by over 2m, which was reflective of the existing separation 
distance between the boundary and the two storey rear extension serving no.6. 
He detailed that the overall depth of the extension had been significantly reduced 
when compared with that of the original scheme and was again similar to the 
projection of the two storey rear extension serving no.6 that was currently in-situ. 
The reduction in height from a full two storey rear extension to a 1&1/2 storey 
extension to the rear, through the introduction of a hipped roof, lessens the 
massing of the development in the form of the projection at first floor level.  That 
again ensured that the residential amenity of no.6 was protected from a light a 
dominance perspective.      

 
With regards to overlooking and loss of privacy, Mr Smyth outlined that it was 
now proposed to remove the outdoor terraced area at ground floor level that was 
to be positioned at the end of the extension.  All windows directly facing no.6 at 
first floor level had now been removed from the proposal.  Those had been 
replaced by two roof lights that were positioned to be above eye level for 
bedroom, while the other roof light would only serve to provide light into a 
hallway, which was defined as a non-habitable room.  All other windows would 
solely face directly into the plot of no.5.  It was proposed that the bathroom 
window be obscured glass and that was considered to be acceptable and normal 
practice.       

 
In terms of the design, Mr Smyth outlined that development had been designed 
sympathetically to ensure that it did not extend beyond that of the rear building 
line as established by the two storey rear extension serving no.6.  The eaves and 
ridge line of the host dwelling would be respected by being mirrored.  The 
openings proposed were traditional in form and reflect the cottage appearance of 
the dwelling by being focused on having a vertical emphasis as opposed to 
horizontal.  Overall the scale and design of the extension was sympathetic to the 
existing dwelling. Consequently, it was deemed that the proposal respects the 
planning policy as articulated within the case officer report, while also ensuring 
that residential amenity was protected.  Mr Smyth respectfully requested that the 
planning application was approved by the Committee.   
 
As there were no questions for Mr Smyth, he was returned to the public gallery.  
 
Proposed by Alderman McIlveen, seconded by Councillor P Smith, that the 
recommendation be adopted and that planning permission be granted.    
 
On proposing the recommendation, Alderman McIlveen was satisfied with the report 
and the mitigations.  It met the policy guidance and a lot of work had gone in to 
satisfy the concerns.   
 
Councillor P Smith expressed sympathy with the objector however in respect of the 
concerns regard light the Planning Officer had articulated that those had been 
addressed.   
 
The proposal was put to the meeting and declared CARRIED with 12 voting FOR, 0 
AGAINST, 1 Abstention and 3 ABSENT, the voting resulted as follows:-  
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FOR (12) AGAINST (0) ABSTAINED (1) ABSENT (3) 
Aldermen   Councillor  Councillors  
Gibson   McClean  Cooper 
Keery    McRandal  
McIlveen    Walker  
McDowell     
    
Councillors     
Adair     
Brooks     
Cathcart     
Kennedy     
Thompson     
McAlpine     
McKee     
Smith, P    

 
RESOLVED, on the proposal of Alderman McIlveen, seconded by Councillor P 
Smith, that the recommendation be adopted and that the planning application 
be approved.  
 
(Councillor McRandal was re-admitted to the meeting) 
 

RECESS  
 
The meeting went into recess at 9.02 pm and reconvened at 9.12 pm.  
 
(Councillor Adair did not re-join the meeting) 
 
4.3 LA06/2020/0703/A – 82M East of 19 Old Bangor Road, Conlig  
 (Appendix IV)  
 
PREVIOUSLY CIRCULATED:- Case Officer’s Report.  
 
DEA: Newtownards 
Committee Interest: Application made by the Council  
Proposal: Static Village Entrance Sign  
Site Location: 82M East of 19 Old Bangor Road, Conlig  
Recommendation: Grant Consent  
 
The Planning Officer (G Kerr) highlighted the location of the site was shown on the 
google earth image and site location plan. The application site was located at the 
junction where the Bangor Road and Main Street meet, on the northern side of Main 
Street.  
 
The Officer referred to the slide which showed the proposed signage. The proposed 
aluminum sign was 2.5m high and 1m wide.  The welcome sign would be finished in 



  PC.3.11.20 

21 
 

the branding and marketing colours of the Council and included a white image of 
Helen’s Tower.  
 
The relevant policy context was provided by Planning Policy Statement 17 Control of 
Outdoor Advertisements. As detailed in the case officer’s report, it was considered 
that the signage respected the character and appearance of the site and surrounding 
area. The proposed sign replaced an existing sign and would not result in cluttering 
of signage and would not be overly dominant in the street scene.   DFI Roads had 
been consulted and returned no objection on the grounds of road safety. It was 
therefore recommended that consent was granted. 
 
In response to a question from Councillor Thompson, the Planning Officer confirmed 
that the existing 30mph speed limit sign would remain.   
 
RESOLVED, on the proposal of Councillor McRandal, seconded by Councillor 
Thompson, that the recommendation be adopted and that planning consent be 
granted.  
 
(Councillor P Smith re-entered the meeting – 9.17 pm)  
 
4.4 LA06/2020/0704/A – 26M NE of 51 Bangor Road, Conlig 
 (Appendix V) 
 
PREVIOUSLY CIRCULATED:- Case Officer’s Report.  
 
DEA: Newtownards 
Committee Interest: Application made by the Council  
Proposal: Static Village Entrance Sign  
Site Location: 26M NE of 51 Bangor Road, Conlig  
Recommendation: Grant Consent  
 
The PIanning Officer outlined that the item was a village entrance sign 26m North 
East of 51 Bangor Road, Conlig. The location of the site was shown on the google 
earth image and site location plan. The site was located within the settlement limit of 
Bangor and was on the western side of the Newtownards Road and southern side of 
Bangor Road. The Planning Officer referred to the slide which showed the proposed 
signage. The scale and design of the sign was the same as that previously 
presented.  The proposal would not detract from the quality and character of the 
local landscape. DFI Roads provided no objection to the application on the grounds 
of roads safety. It was therefore recommended that consent was granted. 
 
RESOLVED, on the proposal of Councillor McRandal, seconded by Alderman 
McIlveen, that the recommendation be adopted and that planning consent be 
granted.  
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4.5 LA06/2020/0711/A – 86M SE of 99 Whiterock Bay, Whiterock  
(Appendix VI) 

 
PREVIOUSLY CIRCULATED:- Case Officer’s Report.  
 
DEA: Comber  
Committee Interest: Application made by the Council  
Proposal: Static Village Entrance Sign  
Site Location: 86M SE of 99 Whiterock Bay, Whiterock 
Recommendation: Grant Consent  
 
The Planning Officer (G Kerr) outlined that the item was a village entrance sign 86m 
South East of 99 Whiterock Bay, Whiterock. The location of the site was shown on 
the google earth image and site location plan. The application site was located on 
the western side of the Whiterock Bay road. 
 
The application site was a grass verge and there was existing signage at this 
location which consisted of a white sign. The Officer referred to the signage which 
showed the existing and proposed signage - the blue aluminum welcome sign was 
2.5m high and 1m wide.   It was considered that the proposed sign would have no 
detrimental impact on the character and appearance of the area. DFI Roads 
provided no objection on the grounds of roads safety. It was therefore recommended 
that consent was granted. 
 
RESOLVED, on the proposal of Alderman Gibson, seconded by Councillor P 
Smith, that the recommendation be adopted and that planning consent to 
granted.  
  
4.6 LA06/2020/0712/A – 44M West of No.57 Whiterock Road, Whiterock  
 (Appendix VII) 
 
PREVIOUSLY CIRCULATED:- Case Officer’s Report.  
 
DEA: Comber 
Committee Interest: Application made by the Council  
Proposal: Static Village Entrance Sign  
Site Location: 44M West of No 57 Whiterock Road, Whiterock 
Recommendation: Grant Consent  
 
The Planning Officer (G Kerr) detailed that the location of the site was shown on the 
google earth image and site location plan. The site was located on the northern side 
of the Whiterock Road. The application site was a grass verge and there was 
existing signage at the location. The Officer displayed a slide showing the  
existing and proposed signage. The scale and design were deemed to be suitable to 
the area.  It was considered that the proposed sign respected the amenity of the 
area.  DFI Roads provided no objection to the application.  It was recommended that 
consent was granted. 
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RESOLVED, on the proposal of Councillor P Smith, seconded by Alderman 
Gibson, that the recommendation be adopted and that planning consent be 
granted.  
 

5. UPDATE ON PLANNING APPEALS  
 (Appendix IX) 
 
PREVIOUSLY CIRCULATED:- Report from the Director of Regeneration, 
Development and Planning attaching appeal decisions. The report detailed that the 
following appeal was allowed on 27 August 2020. 

 

Appeal reference:  2019/A0174 

Application Reference: LA06/2018/1001/O 

Appeal by: Mr J McKeag 

Subject of Appeal: Proposed new dwelling 

Location: Land immediately adjacent to the North East of 75 Saintfield 
Road, Ballygowan 

 
The Council refused this application on 22 August 2019 for the following reasons: 
 

• The proposal was contrary to the Strategic Planning Policy Statement, 
Paragraph 6.73 as it does not meet the criteria for sustainable development in 
the countryside; 
 

• The proposal was contrary to Policy CTY1 of Planning Policy Statement 21, 
Sustainable Development in the Countryside in that there are no overriding 
reasons why this development is essential in this rural location and could not 
be located within a settlement; 
 

• The proposal was contrary to Policy CTY2a of Planning Policy Statement 21, 
Sustainable Development in the Countryside in that the cluster is not 
associated with a focal point and is not located at a crossroads and the 
dwelling would if permitted significantly alter the existing character of the 
cluster; 
 

• The proposal was contrary to Policy CTY 8 of Planning Policy Statement 21, 
Sustainable Development in the Countryside as it would result in the creation 
of ribbon development along the private lane; 
 

• The proposal was contrary to Policy CTY14 of Planning Policy Statement 21, 
Sustainable Development in the Countryside in that the building would, if 
permitted, create a ribbon of development and would therefore result in a 
detrimental change to the rural character of the countryside. 
 

The main issue during the appeal was based on whether the proposal was 
acceptable in principal, and its impact on visual amenity and rural character. The 
Commissioner believed the buildings which comprised the cluster were associated 
with Ravara Non – Subscribing Presbyterian Church being visually linked and 
physically just across the road from each other. In addition, the appeal site was 
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considered to have a suitable degree of enclosure and the development would not 
alter the character of the countryside or visually intrude into the countryside. 
 
The following appeal was dismissed on 04 September 2020. 

 

Appeal reference:  2019/A0170 

Application Reference: LA06/2018/1241/O 

Appeal by: Mr. C.F. Cairns 

Subject of Appeal: Site for infill dwelling 

Location: 69 Craigdarragh Road Helen’s Bay 

The Council refused this application on 04 November 2019 for the following reasons: 
 

• The proposal was contrary to the provisions contained in the Strategic 
Planning Policy Statement for Northern Ireland and Policy CTY1 of Planning 
Policy Statement 21, Sustainable Development in the Countryside, in that 
there are no overriding reasons why this development is essential in this rural 
location and could not be located within a settlement; 
 

• The proposal was contrary to The Strategic Planning Policy Statement for 
Northern Ireland and Policy CTY8 of Planning Policy Statement 21, 
Sustainable Development in the Countryside, in that the proposal does not 
constitute a small gap sufficient only to accommodate up to a maximum of two 
houses within an otherwise substantial and continuously built-up frontage and 
would, if permitted, result in the creation of ribbon development along the 
Craigdarragh Road; 
 

• The proposal was contrary to the provisions contained in the Strategic 
Planning Policy Statement and Policy CTY14 of Planning Policy Statement 
21, Sustainable Development in the Countryside, in that the proposal, if 
developed, would further erode the rural character of the area due to a build-
up of development and the creation of a ribbon of development; 
 

• The proposal was contrary to the provisions contained in the Strategic 
Planning Policy Statement for Northern Ireland and Policy BH6 of Planning 
Policy Statement 6, Planning, Archaeology and The Built Heritage in that it 
would have an adverse impact upon the setting and overall character of the 
Guincho Historic Gardens site by reason of, if permitted, a dwelling in the 
meadow at the centre of the site would significantly alter the layout of the 
garden and would adversely impact the integrity of the gardens setting, and 
the proposed access from Craigdarragh Road would result in the loss of 
mature woodland shelterbelt, a principle component of the garden site.  

 
The Commissioner upheld all of above reasons for refusal and, in addition, was of 
the opinion that, despite the maintenance regime and cost required for the upkeep of 
the Guincho Historic Gardens, that was not a reason put forward by the appellant 
that would outweigh the granting of outline permission for a dwelling. 
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New Appeals Lodged 
 
The following appeal was lodged on 22 September 2020. 

 

Appeal reference:  2020/E0026 

Application Reference: LA06/2015/0210/CA 

Appeal by: Mrs Pauline Kelly 

Subject of Appeal: Alleged unauthorised construction of a shed 
Alleged unauthorised extension of curtilage beyond 
northern boundary of No. 5 Abbacy Road to form additional 
garden area 

Location: Land adjacent and to the north of 5 Abbacy Road, 
Portaferry 

This was an appeal against the service of an Enforcement Notice in respect of a 
shed which was previously considered by Planning Committee and refused at its 
meeting of 02 July 2019.  That refusal was not appealed, however, a dwelling was 
subsequently approved on the site under LA06/2019/0672/O, with a further new 
application was currently being considered under the following reference and 
description – LA06/2020/0610/F “Dwelling (originally approved under 
LA06/2019/0672/O) with retention of shed to be used for purposes ancillary to the 
domestic use of the main dwelling”. 
 
The following appeal was lodged on 24 September 2020. 
 

Appeal reference:  2020/A0077 

Application Reference: LA06/2020/0380/F 

Appeal by: Oasis Retail Services Limited 

Subject of Appeal: Appeal in default of a decision for ‘Change of use from 
former bank (class A2) to an amusement/adult gaming 
centre & alterations to shop front 

Location: 39 High Street, Newtownards 

 
The above planning application was submitted on 22 May 2020, and the applicant 
had exercised his right of appeal in default of a decision under article 20 of The 
Planning (General Development Procedure) Order (NI) 2015. 
 
The following appeal was lodged on 29 September 2020. 
 

Appeal reference:  2020/E0028 

Application Reference: LA06/2018/0403/C 

Appeal by: Mr Mervyn & Julie Philips 

Subject of Appeal: Alleged unauthorised residential dwelling, access to 
laneway & associated hard standing 

Location: Land at 80m south of no.12 Drumawhey Road 
Newtownards 

 
This was an appeal against the service of an Enforcement Notice in respect of an 
unauthorised residential dwelling, access to laneway & associated hard standing. A 
planning application was currently being considered under the following reference 
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LA06/2020/0084/F for “Conversion of redundant cottage to holiday accommodation 
(retrospective)”.  That was validated on 21 February 2020.  
 
Details of appeal decisions, new appeals and scheduled hearings could be viewed at 
www.pacni.gov.uk. 
 
RECOMMENDED that Council notes this report. 
 
AGREED TO RECOMMEND, on the proposal of Alderman Gibson, seconded by 
Councillor Thompson, that the recommendation be adopted.    
 

6. REPORT ON SHARED ENVIRONMENTAL SERVICE  
 (Appendices X - XII) 
 
PREVIOUSLY CIRCULATED:- Report from the Director of Regeneration, 
Development and Planning attaching 2017 Service Level Agreement, Revised 
Service Level Agreement (draft) by Shared Environmental Services (SES) 2020 and 
Response from SES - Further pricing detail and Letter from Mid & East Antrim 
Borough Council CE regarding additional costs for SES. The report detailed that 
Members would be aware that Mid & East Antrim Borough Council (MEA) took on 
the Shared Environmental Services (SES) provision when the planning powers 
transferred to Local Government.  The provision of the service was to be cost neutral 
to Councils.   Council also entered into a Service Level Agreement with SES for 
services required to support the production of our Local Development Plan (LDP).   
Unfortunately, as outlined below, the cost of both these services had now risen, with 
MEA now requesting additional payments.   
 
1. Service Level Agreement for LDP 

 
Following agreement by Council in June 2017, a Service Level Agreement was 
signed with the Shared Environmental Service (SES) to undertake the 
Sustainability Appraisal (SA) incorporating Strategic Environmental Assessment 
(SEA) of the LDP. 

 
The Planning Act (Northern Ireland) 2011 places a statutory duty on Councils 
producing an LDP, to undertake an SA.  The appraisal examined the social, 
economic and environmental impacts of the LDP.  It must be carried out on 
each of the Development Plan Documents - the Plan Strategy and Local 
Policies Plan.   As each document would incorporate an assessment of 
environmental effects of the LDP, they must also comply with the requirements 
set down in the European Directive 2001/42/EC - on the assessment of effects 
of certain plans and programmes on the environment (SEA Directive). 
 
1.1 Detail 
SES was originally established in line with the transfer of planning functions to local 
councils, to provide support in meeting their environmental responsibilities, 
particularly in relation to the Habitats Regulation Assessment (HRA).  SES 
proposed in 2017 to extend its service to, provide assistance to a range of councils 
in the full preparation of their SAs.  At that time, SES advised that it did not seek to 
make a profit, but to provide a good value service which was reflected in its pricing.  

http://www.pacni.gov.uk/
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The Shared Environmental Service was engaged to prepare the SA on behalf of 
Ards and North Down.   SES had indicated that it operated it’s service on a “not for 
profit” basis.  The SES team is also engaged in same manner of SLA with seven 
other Councils.  It was understood that Ards and North Down should benefit from 
refined working process and experience to date.   

 

SES contacted Planning Service with a new proposed Service Level Agreement in 
June 2020. Members would note that no detailed breakdown and accompanying cost 
was provided as per the 2017 SLA.  The revised draft SLA for 2020 sets out an 
hourly rate across a range of grades of staff and did not not detail the staged 
payments per stage in LDP progress as per the original SLA.  In the cover letter, the 
Head of Planning from Mid and East Antrim Borough Council (the hosting Council for 
the Shared Environmental Service) stated: 
 

“Following an independent review of the services provided by Shared 
Environmental Service, it has now become apparent that the original SLA 
underestimated the amount of work required to carry out the Sustainability 
Appraisal of your Preferred Options Paper. The Consultants recommended 
that all work carried out by SES in the future should be charged at an hourly 
rate and that the rates should be reviewed to reflect the full cost to council”.  
 

1.2  Conclusion 
 
Planning Service was currently establishing further details pertinent to the basis of 
the pricing review and the amounts now indicated on the revised SLA.   A copy of the 
response received from Shared Environmental Service was attached to the report. 
 
Officers were engaging with counterparts in the other affected councils, and also 
reviewing the proposal with Finance in terms of procurement implications.   No new 
SLA has been signed to date.  A further report shall be brought before Planning 
Committee with further detail on how this matter could be progressed.  
 
2.  Provision of SES  
 
Members would recall a report brought to last month’s Committee regarding a 
request from the Shared Environmental Service for additional monies for two years 
in relation to the carrying out of habitats regulations assessments in relation to 
planning applications.   
 
Members approved the Chief Executive writing to both the Minister for Communities 
and the Minister for Infrastructure to set out this Council’s concerns and to request 
the relevant central government department to finance the Service accordingly. 
The Chief Executive of Mid and East Antrim Borough Council has since written to all 
Chief Executives seeking additional payment for the service by 16 October. She set 
out that if additional budget was not received, once a particular level of consultation 
was reached, no further responses would be issued until the new financial year.   
 
The letters to the Ministers had made reference to this threat, and legal advice was 
being sought accordingly and an update would be brought to Committee as soon as 
it was available.  
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RECOMMENDED:- that Council notes the content of this report and that: 
 

a) officers continue to review potential solutions and procurement options in terms of 
the required SES service for the LDP, with a further report to be brought to Council, 

b) officers review how much work has been undertaken by SES in servicing AND 
Planning Applications to date and how much staff time/budget remains this year, 

c) and that the Chief Executive write back to the Chief Executive of Mid and East 
Antrim Borough Council indicating that Council believe the service should be 
provided at no cost to Council, and outline that we have written to both Ministers in 
this regard.   
The Head of Planning explained that the report covered two elements of the service 
provided by SES. She recalled that a report had been brought before Planning 
Committee the previous month with regards to the request from Mid and East Antrim 
Borough Council for additional monies and the Committee had agreed that the Chief 
Executive would write to the Ministers stating that the Council believed the service 
should be provided at no cost to Council.  The Head of Planning outlined the 
recommendations.  
 
In respect of the Local Development Plan, the Planning Officer (L Maginn) explained 
that an SLA was signed between Council and the SES to engage services in respect 
of sustainability appraisal for the Council’s Local Development Plan. That SLA was 
on the basis of discreet sums being paid per progress through the local development 
plan process. The Officer highlighted that the report set out the previous agreement 
and the revised draft SLA.  The pricing had not been agreed to date. In essence 
there was a need to review potential solutions with regard to substantiality approval 
and the possibly of alternative procurement options.   
 
AGREED TO RECOMMEND, on the proposal of Alderman Gibson, seconded by 
Alderman Keery, that the recommendation be adopted.   
 

7. NOTIFICATION FROM BT REGARDING REMOVAL OF PUBLIC 
TELEPHONE SERVICE, CLOUGHEY  

 (Appendix XIV) 
 
PREVIOUSLY CIRCULATED:- Report from the Director of Regeneration, 
Development and Planning attaching letter from BT. The report detailed that the 
accompanying letter received from British Telecom, advised that a consultation had 
been initiated to remove the public telephone service from the above location to 
allow Cloughey & Community Council (C&CC) to adopt the K6 red telephone box for 
the local community.  It was the intention of C&CC to use the telephone box to install 
a defibrillator. 
 
BT’s Commercial Field Officer had written to request that the Council did not raise 
any objection to cease the service so that the parish could adopt the telephone box, 
which was their desire. 
 
As Members would read, there were other kiosks within the vicinity and there was 
also full network coverage. 
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RECOMMENDED that Council notes the content of the letter and approves for the 
Head of Planning to respond, stating no objection on behalf of the Council. 
 
Councillor Thompson welcomed the proposal stating that the defibrillator would be a 
great asset to Cloughey.  
 
AGREED TO RECOMMEND, on the proposal of Councillor Thompson, 
seconded by Alderman McIlveen, that the recommendation be adopted.   

 

8. MEDIA RELEASE BY NIAO INTO ELECTRICITY GENERATED 
FROM RENEWABLES  

 (Appendices XV) 
 
PREVIOUSLY CIRCULATED:- Report from the Director of Regeneration, 
Development and Planning attaching Media Release and Renewable Energy Report. 
The report detailed that Members may already be aware of the media release and 
report concerning the finding of the NI Audit Office into the Northern Ireland 
Renewable Obligation scheme. 
 
The Planning Service fed into the Audit Office in respect of wind turbines and 
anaerobic digesters approved and/or operating within the Borough. 
 
RECOMMENDED that Council notes the content of the media release and attached 
report. 
 
The Head of Planning spoke to the report and outlined that it had been found that a 
significant number of wind turbines and anaerobic digesters operating either did not 
have planning permission or had not applied to the conditions attached. None of 
which were situated within the Borough.    
 
Councillor P Smith wished to highlight the use of excessive subsidies to encourage 
growth in areas.  Northern Ireland had seen a tremendous growth in renewals.   
 
AGREED TO RECOMMEND, on the proposal of Councillor P Smith, seconded 
by Councillor Thompson, that the recommendation be adopted.  
 

9. PROPOSED REVIEW OF PLANNING BY NIAO  
 (Appendix XVI) 
 

PREVIOUSLY CIRCULATED:- Report from the Director of Regeneration, 
Development and Planning attaching letter from DfI Permanent Secretary. The report 
detailed that the Department for Infrastructure’s Chief Planner had advised Heads of 
Planning that the Northern Ireland Audit Office had proposed to undertake a review 
into the Planning system in Northern Ireland. 
 
Attached to the report was a copy of the letter sent from the Audit Office to Katrina 
Godfrey, Permanent Secretary of the Department.  The Audit Office had also written 
to the Chairperson of SOLACE to advise of this review.  To date no contact had 
been made directly with the Council but Members would be updated as appropriate. 
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RECOMMENDED that Council notes the content of the letter. 
 
The Head of Planning outlined the content of the report.  
 
In response to question Councillor Thompson, the Head of Planning stated that the 
work would take Officers time however she did not believe that would involve an 
exorbitant amount of time. Auditors would also likely to speak with Planning in 
respect of their experiences and she would like Members to be involved in that 
regard.   
AGREED TO RECOMMEND, on the proposal of Councillor Thompson, 
seconded by Alderman McIlveen, that the recommendation be adopted.  
 

10. REVISED PLANNING SERVICE PLAN  
 (Appendix XVII)  
 
PREVIOUSLY CIRCULATED:- Report from the Director of Regeneration, 
Development and Planning attaching revised Planning Service Plan 2020-21. The 
report detailed that Members would be aware that due to the onset of the Covid-19 
pandemic, and the subsequent financial review of budgets, the previously agreed 
service plans for 2020/2021 had to be amended to reflect those impacts.  
 
Planning Service had focused on supporting the economic recovery of the Borough 
by reallocating Planning Enforcement Staff to the Development Management section 
to assist in processing of planning applications, and by ensuring that business 
support measures were in place to continue to facilitate submission and processing 
of applications.  Enforcement cases continued to be prioritised alongside application 
processing until further notice. 
 
The Service Plan had also been updated to reflect surrender of discretionary budget 
relating to work on Tree Preservation Orders, and also to take account of recent 
reports to Committee on the provision of services by the Shared Environmental 
Service.  The Service Plan had been updated to reflect the impact of Covid-19. 
 
RECOMMENDED that Members note this report and adopt the revised service plan. 
 
The Head of Planning spoke to the report outlining the salient points.   
 
Proposed by Alderman Gibson, seconded by Councillor McRandal, that the 
recommendation be adopted.   
 
Councillor McRandal referred to the TPO’s and stated that he could not see those 
outlined with the main document and he wondered what change had occurred in that 
regard. The Head of Planning advised the previous service plan had £25,000 
included to take forward the work of the existing TPO’s. Some of those monies had 
been surrendered and Officers would continue to bid for monies in the next budget.   
 
AGREED TO RECOMMEND, on the proposal of Alderman Gibson, seconded by 
Councillor McRandal, that the recommendation be adopted.   
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TERMINATION OF MEETING  
 
The meeting terminated at 9.38 pm.   



ITEM 4.1 

 

Ards and North Down Borough Council 

Application Ref LA06/2019/1215/F 

Proposal 

Two no. two-storey dwellings and garages (Change of house 

type to extant permission W/97/0548, enlarged curtilage and 

revised access arrangements) 

Location 

 

5A Brompton Road 

Bangor 

 

DEA: Bangor West 

Committee 
Interest 

A Local development application attracting six or more 

separate individual objections which are contrary to the 

officer’s recommendation 

Validated 18/12/2019 

Summary 

 
 

• The site benefits from extant planning permission for 2 
dwellings (LA06/2019/0048/F and W/1997/0548) which 
represents a valid fall-back position. 

• The site is within the proposed Bangor West Area of 
Townscape Character. 

• Dense vegetation will help restrict views from the Brompton 
Road and the proposal will cause no harm to the character 
of the area. 

• Issues raised in objection letters include impact on 
character; overdevelopment; pressure on sewage; roads 
safety; impact on residential amenity; impact on bats. 

• All material objections fully considered in the case officer 
report. 

 

Recommendation Grant Planning Permission 

Attachment Item 4.1a – Case Officer Report 
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 Development Management Case Officer Report 
 

Application Ref:  
LA06/2019/1215/F 

DEA:  Bangor West 

Proposal: 
Two no. two-storey dwellings and garages (Change of house type to extant 
permission W/97/0548, enlarged curtilage and revised access arrangements) 

Location: 
5A Brompton Road 
Bangor 
 

Applicant: 
Mr & Mrs Gavin Logan 

Agent: 
Gerry Hamill RIBA Chartered Architect 

 
Date Valid: 18/12/2019 

 
Env Statement Requested: No 

 
Date last Advertised: 09/01/2020 

 
Date last Neighbour Notified: 21/10/2020 

 
Consultations: Yes 

 
Representations: Yes 
 

Letters of 
Support 

0 Letters of Objection 14 letters 
from 6 
addresses 

Petitions 0 

 
Summary of Main Issues: 

• Compliance with the local development plan 

• Planning history associated with the site  

• Residential amenity  

• Visual amenity  

• Impact on Area of Townscape Character 

Case Officer: Gillian Corbett  

Recommendation: Grant Planning Permission 
 
Agreed by Authorised Officer 

Full details of this application, including the application forms, relevant drawings, 
consultation responses and any representations received are available to view at the 
Planning Portal www.planningni.gov.uk using Public Access 

http://www.planningni.gov.uk/
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2.   Site Location Plan 

 
This is Crown Copyright and is reproduced with the permission of Land & Property Services under delegated authority from the 

Controller of Her Majesty’s Stationery Office, ©Crown copyright and database right 2016 CS&LA156 

 
 
 
 
 
 

1.   Description of Site and Surrounding Area 

The site is located in the side garden of 5a Brompton Road, Bangor. The site is a 
grassed area which slopes slightly upwards from the road towards the north-west. The 
front boundary of the site is defined by mature hedging and a low rendered wall. There 
are trees, fencing and the access to No. 5a along the northern boundary of the site. 
There is mature hedging and trees along the southern boundary which is the adjoining 
boundary with No. 5 Brompton Road. There are trees and dense vegetation along the 
rear/ western boundary of the site.  
 
The area is within the settlement limit of Bangor as designated in North Down and Ards 
Area Plan 1984-1995 and Draft BMAP. The area is also within Bangor West Area of 
Townscape Character within Draft BMAP. The area is residential. The immediate area 
is predominantly characterised by detached dwellings on larger plots with the 
surrounding area having a variety of house types, designs and plot sizes.  
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3. Relevant Planning History 

LA06/2019/0048/F – 5a Brompton Road, Bangor – New dwelling and garage – 
relocation of dwelling approved under W/2000/0301/F – Permission granted 
08.11.2019 
 
W/2000/0301/F - Brompton Road, Bangor - New dwelling house and garage and 
amendment to location of access to adjoining house. Permission Granted 21.12.2000 
 
W/1997/0548 - adjacent to 7 Brompton Road, Bangor – two dwellings. Permission 
Granted 17.11.1998 
 
W/1999/0539/F - 9 Brompton Road, Bangor - Amendments to previous approval 
(W/97/0548) for two dwelling houses (part retrospective) – Appeal Dismissed 
10.03.2000 
 
The history of the site demonstrates that planning permission has been granted for 
two dwellings on the site. W/1997/0548 was granted for two dwellings. As one 
dwelling (existing No. 5a) has already been built, this permission is extant, and the 
second dwelling could be built at any time. One dwelling was granted on the front 
portion of the site under LA06/2019/0048/F. This permission is extant until 16.11.2024 
 
The site plan below shows the layout of extant permission W/1997/0548. The larger 
dwelling on the right of the plan has been constructed and is now 5a Brompton Road. 
The smaller dwelling on the left could be constructed at anytime and is in a similar 
position to proposed House 2 as indicated on the Site Block Plan for this proposal. 
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The site plan below shows the layout of extant permission LA06/2019/0048/F. This 
dwelling is in a similar position to proposed House 1 as indicated on the Site Block Plan 
for this proposal. 
 

 
 
 

4.   Planning Policy Framework  

The relevant planning policy framework for this application is as follows: 
 

• North Down and Ards Area Plan (NDAAP) 1984-1995 

• Draft Belfast Metropolitan Area Plan (dBMAP) 2015 

• Strategic Planning Policy for NI (SPPS) 

• Planning Policy Statement 2 - Natural Heritage 

• Planning Policy Statement 3 - Access, Movement and Parking 

• Addendum to Planning Policy Statement 6 - Areas of Townscape Character 

• Planning Policy Statement 7 - Quality Residential Environments 

• Addendum Planning Policy Statement 7 - Safeguarding the character of 
established residential areas 

• Planning Policy Statement 12 - Housing in Settlements 
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5.   Supplementary Planning Guidance 

Relevant supplementary planning guidance for this application is as follows: 
 

• Creating Places 

• Development Control Advice Note 8 - Housing in Existing Urban Areas 
 

 

6.   Consultations  
Consultation was carried out with the following statutory and non-statutory consultees and a synopsis 
of responses is listed 

Consultee Response 

DFI Roads No objections 

NI Water No objections 

 

7.   Consideration and Assessment 

Local Development Plan 
Section 45 (1) of the Planning Act (Northern Ireland) 2011 requires regard to be had 
to the Development Plan, so far as material to the application and to any other 
material considerations. Section 6(4) states that where regard is to be had to the 
Development Plan, the determination must be made in accordance with the Plan 
unless material considerations indicate otherwise.   
 

The adopted Belfast Metropolitan Area Plan 2015 (BMAP) has been quashed as a 
result of a judgment in the Court of Appeal delivered on 18 May 2017.  As a 
consequence of this, the North Down and Ards Area Plan 1984-1995 (NDAAP) is now 
the statutory development plan for the area with draft BMAP remaining a material 
consideration. Pursuant to the Ministerial Statement of June 2012, which 
accompanied the release of the Planning Appeals Commission’s Report on the BMAP 
Public Inquiry, a decision on a development proposal can be based on draft plan 
provisions that will not be changed as a result of the Commission’s recommendations. 
 
Work on the adoption of BMAP has not been abandoned and the Chief Planner 
clarified in his update to Councils on 25 November 2019 that the draft BMAP remains 
an emerging plan and, as such, the draft plan, along with representations received to 
the draft plan and PAC Inquiry Reports, remain as material considerations to be 
weighed by the decision-maker. 
 
The North Down and Ards Area Plan 1984-1995 (NDAAP) is the statutory 
development plan for the area. Under the NDAAP the application site is located within 
the development limits of Bangor. 
 
Within dBMAP the application site is located with the development limits of Bangor 
and Bangor West Area of Townscape Character. 
 
The Planning Appeals Commission considered objections to the proposed Bangor 
West ATC designation within its report on the BMAP public inquiry. As a result, the 
Commission recommended slight changes to the ATC boundary, however the 
application site is unaffected by the proposed changes. It is likely, that if and when 
BMAP is lawfully adopted, a Bangor West Area of Townscape Character designation 
will be included.  Consequently, the proposed ATC designation in draft BMAP is a 
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material consideration relevant to this application.  The Commission also considered 
objections to the general policy for the control of development in ATCs which is 
contained in draft BMAP.  It is recommended that the policy be deleted and that a 
detailed character analysis be undertaken, and a design guide produced for each 
individual ATC. It would be wrong to make any assumptions as to whether these 
recommendations will be reflected in any lawfully adopted BMAP or as to whether the 
text relating to the key features of Bangor West ATC will be repeated.  As of now, it is 
unclear how the area will be characterised in any lawfully adopted BMAP. However, 
the impact of the proposal on the proposed ATC remains a material consideration and 
can be objectively assessed. 
 
Strategic Planning Policy Statement for NI  
This statement sets out the guiding principle relating to the grant/refusal of 
development which is contained within paragraph 3.8. This states 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. 
 
The SPPS retains the policy provisions of PPS 2, PPS 3, addendum to PPS 6, PPS 7, 
addendum to PPS 7 and PPS 12 until they are replaced by a Local Development Plan 
for the Ards and North Down Borough. The SPPS also refers to the continued 
materiality of Creating Places. 
  
Planning Policy Statement 2 - Natural Heritage  
This sets out the policies for conservation, protection and enhancement of our natural 
heritage. Within this, natural heritage is defined as the diversity of our habitats, 
species, landscapes and earth science features. In taking decisions, the planning 
authority should ensure that appropriate weight is attached to designated sites of 
international, national and local importance, priority and protected species and to 
biodiversity and geological interests with the wider environment.  
 
Policy NH1 relates to European and Ramsar sites and states that planning permission 
will only be granted for a development proposal that, either individually, or in 
combination with existing and/or proposed plans or projects, is not likely to have a 
significant effect on those sites. 
 
The potential impact of this proposal on Special Areas of Conservation, Special 
Protection Areas and Ramsar sites has been assessed in accordance with the 
requirements of Regulation 43 (1) of the Conservation (Natural Habitats, etc) 
Regulations (Northern Ireland) 1995 (as amended). The proposal is a sufficient 
distance of over 100m away from any designated site and therefore would not be 
likely to have a significant effect on the features, conservation objectives or status of 
any of these sites. 
 
Policy NH2 and Policy NH5 relate to protected species and habitats, species and 
features of natural heritage importance. Within the policies it states that planning 
permission will only be granted for a development proposal that is not likely to harm a 
protected species or result in the unacceptable adverse impact on, or damage to 
known priority habitats and species. 
 
A Biodiversity Checklist was completed for the proposal. All questions have been 
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answered No and the agent confirmed that the proposal does not include the removal 
of any trees and all natural boundaries will be retained. It is therefore considered that 
the proposal is not likely to harm a protected species or result in the unacceptable 
adverse impact on, or damage to known priority habitats and species. 
 
Planning Policy Statement 3 - Access, Movement and Parking 
This policy seeks to promote road safety and an accessible environment, promote 
more sustainable modes of transport and reduce reliance on the private car. Sufficient 
car parking will be provided within the site on a driveway or within a garage.  
 
The proposal includes a new access and use of an existing access onto Brompton 
Road. DfI Roads was consulted and offers no objections. The proposal will, therefore, 
not prejudice road safety or significantly inconvenience the flow of traffic. 
 
Each dwelling will have a detached garage and there is ample space provided on 
proposed driveways for the parking of at least 2 cars per dwelling.  
 
Addendum to Planning Policy Statement 6 – Areas of Townscape Character 
This statement provides additional planning policies relating specifically to Areas of 
Townscape Character, for demolition of buildings, new development and the control 
of advertisements and must be read in conjunction with the policies contained within 
PPS6.  
 
As the application site is within the proposed Bangor West ATC, Policy ATC 2 is 
relevant as it relates to new development in an ATC. Within this it states that 
development proposals in an Area of Townscape Character will only be permitted 
where the development maintains or enhances its overall character and respects the 
built form of the area. As it is not known how any lawfully adopted BMAP will describe 
the overall character of the area to be designated, it is not possible to assess the 
impact of the proposed development on that character.  However, recent decisions by 
the PAC have clarified that the impact of an application on a proposed ATC remains a 
material consideration and can be objectively assessed.   
 
The proposal is for two detached two storey dwellings which will be finished in white 
render with stone wall detailing and natural slate roofs which are traditional, 
sympathetic materials for the area. One dwelling will front onto Brompton Road with a 
garden area to the rear and the other will front onto the adjoining access with No. 5a 
and have a rear garden.  The layout will respect the character and built form of the 
area. The plot sizes are smaller than the plots within the immediate area along 
Brompton Road, however within the wider area (for example at Downshire Lane and 
Court at the rear of the site) there is a mix of plot sizes, therefore this proposal will not 
have an adverse impact on the wider ATC as a whole.  
 
The existing natural screenings of the site and trees within the site will be integrated 
into the design and layout of the proposal and these will be retained to protect the 
character of the area. Due to the dense vegetation screening of the site the dwellings 
will only be visible from limited views within the proposed ATC along Brompton Road. 
 
A Design and Access Statement has been submitted in accordance with Article 6 of 
The Planning (General Development Procedure) Order (Northern Ireland) 2015. 
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Planning Policy Statement 7 - Quality Residential Environments 
Policy QD1 seeks to achieve residential developments which promote quality and 
sustainability in their design and layout, and which respect the character, appearance 
and residential amenity of the local area. This policy sets out criteria that all proposals 
for residential development will be expected to conform to.  
 
The proposal will not damage the quality of the local area. The proposal is for two 
detached dwellings within a residential area. There is planning history on the site for 
two approved dwellings which are still extant (LA06/2019/0048/F and W/1997/0548).   
 
The layout, scale and massing of the proposed dwellings will respect the topography 
of the site and the character of the area. The site has a slight slope upwards from the 
road towards the north-west. The dwellings will be two storey and site levels will be 
reduced to allow the dwellings to integrate into the surrounding landscape and reduce 
any adverse impacts on adjacent dwellings.  Both dwellings will have front and rear 
gardens which is characteristic of the area. Due to the dense vegetation screening of 
the site the dwellings will only be visible from limited public viewpoints along 
Brompton Road. 
 
The proposed plot sizes are smaller than the plots within the immediate area along 
Brompton Road, however within the wider area, such as Downshire Lane and Court 
at the rear, there is a mix of plot sizes, therefore this proposal will not have an 
adverse impact on the character of the area.  
 
The dwellings will be two storeys, with pitched slate roofs and finished in sand cement 
render coloured white with slate stone wall detailing. These are traditional and 
sympathetic materials which are found within the surrounding area.  
 
The plot size of each dwelling is adequate to ensure that sufficient private amenity 
space is provided in front and rear gardens. Each dwelling will be provided with 
greater than 70 sq. m amenity space as set out in Creating Places.  
 
Adequate car parking will be provided in driveways at the side of each dwelling and a 
detached garage will also be included for each dwelling.  
 
The proposal will have no unacceptable adverse impacts on adjacent dwellings and 
will cause no significant overlooking or overshadowing.  
 
House Type 1 will front onto Brompton Road and will be gable on to No. 5 Brompton 
Road. There are no windows proposed on the first-floor gable elevations of House 
Type 1, and only a small WC window on the ground floor gable elevation to ensure 
there is no unacceptable overlooking on No. 5 Brompton Road from this proposed 
dwelling. A detached garage will also be constructed along the adjoining boundary 
and there is dense screen planting along the adjoining boundary that will be 
conditioned to be retained to protect residential amenity.  
 
There is extant permission for a dwelling in a similar position as House Type 1 
approved under LA06/2019/0048/F. 
 
House Type 2 will back on to the gable elevation of No. 5 Brompton Road. There will 
be just under 10m separation distance between the two dwellings. However, there are 
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no windows on the gable elevation of No. 5 and the sunroom at the rear of No. 5 will 
be protected by the dense screen planting along the adjoining boundary. The 
boundary planting will be conditioned to be retained at a minimum height.  
 
On the rear elevation of the House Type 2 one bedroom window will look towards the 
blank gable of No. 5 and the other bedroom window will be high level to prevent any 
unacceptable overlooking on No. 5. The bathroom windows will be conditioned to be 
obscure glazing. The position of the windows combined with the retention of the 
boundary planting will ensure the proposal will have no unacceptable adverse impacts 
on the residential amenity of No. 5.  
 
It should be noted that there is extant permission on this site under W/1997/0548 for a 
dwelling that was approved in a similar position as the proposed House Type 2 and 
would back onto No. 5 – although the separation distance between the two dwellings 
would be slightly greater (approximately 14m) it is considered that, for the reasons 
discussed above such as the position of the windows and the existing dense screen 
planting that the proposed dwelling at House Type 2 would not have an unacceptable 
adverse impact on the residential amenity of No. 5 Brompton Road.  
 
House Type 2 will be gable on to Nos. 4 and 8 Downshire Lane.  There are no 
windows proposed on the gable elevation of House Type 2 adjacent to the adjoining 
boundary with these existing dwellings to ensure there is no unacceptable overlooking 
on these dwellings. Again, there is dense screen planting along the adjoining 
boundary that will be conditioned to be retained to ensure there is no unacceptable 
adverse impacts on residential amenity. 
 
Both house types will have no unacceptable adverse impacts on the residential 
amenity of No. 5a Brompton Road. There is a sufficient separation distance of 15 
metres between the proposed dwellings and the blank gable of No. 5a. Planting within 
the site will also be retained to provide screening within the site.  
 
The proposal will have no unacceptable adverse impacts on the adjacent dwelling at 
No. 7 Brompton Road as there is over 30 metres separation distance between the 
existing dwelling and the gable of the proposed House Type 1 with a driveway and 
intervening dense vegetation along the existing adjoining boundary. The existing 
access into the proposed site which is adjacent to the existing access to No. 7, will 
remain unaltered.  
 
Within the site House Type 1 will back onto the gable of House Type 2. There is 
approximately 9.5m between the dwellings, there are no windows on the first floor 
gable of House Type 2 and there will be hedging and planting between the two 
dwellings to prevent any unacceptable adverse impacts on residential amenity within 
the site.  
 
There are no archaeological or built heritage features to protect or integrate into the 
overall design and layout of the development. Due to the proposal only being for two 
dwellings there is no need for local neighbourhood facilities to be provided as an 
integral part of the development. The layout has been designed to deter crime as the 
dwellings will look onto the public road or driveway and the rear gardens will be 
enclosed. 
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Addendum to Planning Policy Statement 7 - Safeguarding the Character of 
Established Residential Areas  
The primary purpose of the addendum to PPS 7 is to reinforce existing planning 
policy on housing within urban areas by introducing additional provisions to protect 
areas of established residential character, environmental quality and local amenity.  
 
Policy LC 1 is applicable. It states that 'in established residential areas planning 
permission will only be granted for the redevelopment of existing buildings, or the 
infilling of vacant sites (including extended garden areas) to accommodate new 
housing, where all the criteria set out in Policy QD 1 of PPS 7, and all the additional 
criteria set out in Policy LC1 are met. 
 
The proposal is for two dwellings within a garden area in an established residential 
area. As mentioned above the proposal complies with Policy QD1 of PPS7. In relation 
to Policy LC 1 the proposed density is not significantly higher than that found in the 
area. The plot size may be smaller than those found within the immediate area on 
Brompton Road, however when you take in the wider area of Bangor West, for 
example at Downshire Lane and Court, there is more variety in the size of plots and 
the proposal is in keeping with this.  

 
Area of the proposed site is 0.12 
hectares and will contain two 
dwellings. 
 
The density of dwellings per hectare 
is 16.7 
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For comparison in Downshire 
Lane directly to the rear of the 
proposed site, the density of 
dwellings per hectare on the 
site highlighted is 23 dwellings 
per hectare.  
 
 
 
 
 
 
 
 
 

 
The pattern of development is in keeping with the overall character and environmental 
quality of the area and the dwellings will be built to a size not less than those set out 
in Annex A – a 6-Person / 4-Bedroom two storey dwelling should be 100/105 sqm and 
the proposed dwellings are over 190 sqm.  
 
Planning Policy Statement 12 – Housing in Settlements  
The proposal complies with relevant policy and guidance in PPS12. The proposal 
allows for an increase in density of housing without town cramming. The proposal has 
a good design and respects the character of the area. It will not have a detrimental 
impact on the surrounding area. 
 
Creating Places 
This document provides guidance to help achieve high quality and greater 
sustainability in the design of all new residential developments. The proposal 
complies with guidance in Creating Places as the design and layout are in keeping 
with the character of the area, sufficient private amenity space and car parking will be 
provided and there is a sufficient separation distance between the proposal and 
existing properties to protect residential amenity.  
                                                                                                                                 
Development Control Advice Note 8 
This DCAN provides guidance to ensure that urban and environmental quality is 
maintained, amenity preserved, and privacy respected when new proposals are 
considered for housing development within existing urban areas.  Proposals should 
seek to ensure that the form, density and character of any new development is in 
harmony with adjacent housing and does not detract from the environmental quality, 
residential amenity and established character of the surrounding area.  As discussed 
above this would be the case for this proposal.   
 

 

 

8.   Consideration of Representations 

14 objection letters received from 6 addresses. The main issues of concerns raised 
are: 

• References to the planning appeal for application W/1999/0539/F for 
amendments to the 2 dwellings approved under W/1997/0548. The appeal was 
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dismissed and the Commissioner commented in his report that the ‘proposed 
house would have a cramped appearance that would significantly detract from 
the character of the area’ and if one dwelling would have created a cramped 
appearance what will two dwellings create? Cramped back garden 
development 
Appeal refers to a building line which should be 15m from the carriageway, 
current proposal is only 11m 

 

There is extant permission on the site for two dwellings (LA06/2019/0048/F and 
W/1997/0548), in similar positions as these proposed dwellings therefore it is 
considered that as there is a fall-back position the proposal is acceptable. Since the 
application and the appeal in 1997 and 1999, different policy has been adopted in 
relation to housing proposals such as PPS 7 Quality Residential Environments, the 
Addendum to PPS 7 Safeguarding the Character of Established Residential Areas, 
and the SPPS and it is considered, as discussed above that the proposal complies 
with these policies.  The proposal is also not considered as cramped development as 
each dwelling will have sufficient amenity space and separation distances to prevent 
any unacceptable adverse impacts on residential amenity. 
It is also considered that there is no established building line along Brompton Road as 
No. 1 and the gable of No. 7 sit further forward than Nos. 3 and 5. House Type 1 will 
sit 4m closer to the road than the adjacent dwelling at No. 5, however it is considered 
that this will not have any adverse impacts on the character of the area or residential 
amenity.  
 

• Shared driveway entrance with No. 5a is already subject to traffic entering No. 
5a and to double this traffic flow and subsequent noise and pollution is 
unacceptable. 

 
It is not considered that an additional dwelling using this existing access will cause 
any unacceptable noise or pollution and there is over 30m separation distance from 
the access to the rear of the dwelling at No. 7 Brompton to prevent any unacceptable 
adverse impacts on that dwelling. 
 

• Over development 
 

The proposal is not considered as overdevelopment as there is extant planning 
history on the site for two dwellings and each dwelling will have sufficient amenity 
space and separation distances to prevent any unacceptable adverse impacts on 
residential amenity.  
 

• Pressure on sewage  
 

NI Water was consulted and commented that foul and surface water sewers are 
within 20m of the proposal and that the receiving Waste Water Treatment Works has 
available capacity. 
 

• New access too close to No. 05 Brompton Road 
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DfI Roads was consulted and offered no objections therefore it is considered that the 
proposed new access will not inconvenience the flow of traffic or prejudice road 
safety. 
 

• References on plans to mature planting/ dense high screening but not 
guaranteed this will not cause overlooking or that it will be retained 

 

The mature dense high screening as indicated on the plans will be controlled to be 
retained at a minimum height by a planning condition. 
 

• Loss of privacy to Downshire Lane at the rear 
 

As discussed above there will be no gable windows on House Type 2 facing 
Downshire Lane and therefore there will be no unacceptable adverse overlooking on 
the existing dwellings at Downshire Lane. 
 

• Negative impact on value of property  
 
The value of property is not a material planning consideration as this can be affected 
by many different variables.  
 

• Impact on bats 
 

As discussed above, a Biodiversity Checklist was completed for the proposal. All 
questions have been answered No and the agent confirmed that the proposal does 
not include the removal of any trees and all natural boundaries will be retained. It is 
therefore considered that the proposal is not likely to harm a protected species such 
as bats.  
 

• The proposal will affect views of greenery and the sea 
 

There is no right to a view and therefore this is not a material planning consideration. 
The proposal will retain the existing natural screenings of the site which will help 
screen the proposed dwelling from public views.  
 

• Plan refers to No. 5 as the ‘adjacent No. 3’ on several occasions 
  

The agent was contacted in reference to this and the plans were amended 
accordingly to change from No. 3 to No. 5. 
 

• Inaccurate site sections plan – plan doesn’t accurately show the boundary of 
No. 7 which is misleading as indicates a much larger site area and greater 
separation distance between the applicant’s driveway and No. 7’s driveway 

 

The agent was contacted regarding this and has submitted amendments to accurately 
show the access and boundary of No. 7 on the site section plan. It should be noted 
that a site plan has been submitted with the proposal that accurately shows the site 
area and the separation distances between the proposed dwellings and the existing 
dwelling at No. 7. From this it demonstrates that there is over 30m between the 
proposed dwellings and the existing dwelling at No. 7 to ensure the proposal will not 
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have any adverse impacts on the residential amenity of No. 7. It should also be noted 
that the access to the site, adjacent to No. 7’s access is existing and will not be 
altered as part of the proposal.  
 

• Overlooking and impact on privacy of No. 5 Brompton Road 
 
It is considered that the proposal will not have any unacceptable adverse impacts on 
the privacy of No. 5 Brompton Road as the bedroom windows proposed on the rear 
elevation of House type 2 will be positioned to look towards the blank gable of No. 5 
or be high level. The bathroom windows proposed on the rear elevation will be 
conditioned to be obscure glazing. There is also dense screen planting along the 
adjoining boundary with No. 5 that will be conditioned to be retained at a minimum 
height to protect residential amenity.  
 

• Reference to a newspaper article which refers to developers being given one 
chance to amend a proposal before they are either withdrawn or refused and 
there have been 3 amendments to this proposal. 

 
This is not part of planning policy or legislation and cannot be considered as material 
to the determination of this application. The overall principle of the development has 
not been amended. The amendments relate to corrections to the labelling and details 
on the plans and a window being altered to prevent unacceptable overlooking as a 
result of issues raised in objection letters.  

 

9.   Conclusion  

The proposal has been assessed against the relevant planning policies and all 
relevant material considerations, consultation replies, and representations have been 
considered. I am content that the proposal complies with planning policy, will respect 
the character of the area and the proposed ATC and there will be no adverse impacts 
on residential amenity. There is also a fall-back position for two dwellings on the site 
under extant planning approvals LA06/2019/0048/F and W/1997/0548. It is, therefore, 
my professional planning judgement to recommend that planning permission is 
granted. 

 

 

10.    Recommendation 

 
Grant Planning Permission 
 

 

11.    Conditions 

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

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

2. Prior to the occupation of the dwelling labelled as H2 on Drawing No. 03, 
bearing the date stamp 5th December 2019, the windows highlighted in green 
on Drawing Nos. 05B and 07B bearing the date stamp 20th October 2020, shall 
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comprise of obscure glazing.  The obscure glazing shall be retained in 
perpetuity thereafter.   
 
Reason:  To protect private residential amenity 

 
3. The existing natural screenings of the site, as indicated A - B, B- C, on 

approved drawing No. 03, date stamped 5th December 2019, shall be retained 
at a minimum height of 1.8 m unless necessary to prevent danger to the public 
in which case a full explanation along with a scheme for compensatory planting 
shall be submitted to and agreed in writing with the Council, prior to removal. 
 
Reason: To safeguard the amenities of neighbouring occupiers and in the 
interests of visual amenity. 

 
4. All hard and soft landscape works shall be carried out in accordance with the 

approved plan drawing No. 03, date stamped 5th December 2019, and the 
appropriate British Standard or other recognised Codes of Practise. The works 
shall be carried out during the first available planting season prior to the 
occupation of any dwelling and shall remain in perpetuity.  
 
Reason: To ensure the provision, establishment and maintenance of a high 
standard of landscape. 

 
5. If any retained tree is removed, uprooted or destroyed or dies within 5 years 

from the date of completion of the development it shall be replaced within the 
next planting season by another tree or trees in the same location of a species 
and size as specified by the Council.   
 
Reason: To ensure the continuity of amenity afforded by existing trees. 

 
6. 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. 

 

 

12.   Signatures 

Case Officer Signature:  

Date:  

 

Countersigning Officer 
Signature: 

 

Date:  
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Appointed Officer 
Signature: 

 

Date:  

Comments:  
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Aerial Photo of the site  

 
 
 
Site Layout 
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Elevations House Type 1 

 
 
 
Elevations House Type 2 
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Photos of the site 
View of the site along Brompton Road 
 

 



 

20 

 

 
 
View within site towards No. 5 Brompton Road  
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View within the site towards Downshire Lane  
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Views within the site towards 5a Brompton Road 
 

 



ITEM 4.2 

 

Ards and North Down Borough Council 

Application Ref LA06/2019/1291/F 

Proposal 

 

Extension and enhancement of existing trails comprising new 

walking trails, multi-use family cycle trail, upgrades to existing 

trails and associated information panels, waymarkers and 

seating    

 

Location 

 

Cairn Wood,  

21 Craigantlet Road, 

Newtownards 

 

DEA: Holywood and Clandeboye 

Committee 
Interest 

Application made by the Council 

Validated 3 January 2020 

Summary 

 

• Proposal subject to deadline for funding 

• No public objections received 

• All consultees content 

• Site lies within a Site of Local nature and Conservation 
Importance.  

• No impact on Nature Conservation 

• Proposal will improve accessibility for users. 

• Proposal can be integrated into the landscape. 

• Complies with relevant Planning Policy 
 

Recommendation Grant Planning Permission 

Attachment Item 4.2a – Case Officer Report 
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Development Management Case Officer Report 
 

Application Ref:  LA06/2019/1291/F 
 

DEA:  Holywood & Clandeboye 

Proposal:  Extension and enhancement of existing trails comprising new walking 
trails, multi-use family cycle trail, upgrades to existing trails and associated 
information panels, waymarkers and seating.    
 

Location:   Cairnwood, 21 Craigantlet Road, Newtownards 
 

Applicant:  Ards & North Down 
Borough Council 
 

Agent:   Doran Consulting 

 
Date Valid: 03/01/2020 

 
Env Statement Requested: No 

 
Date last Advertised: 10/09/2020 

 
Date last Neighbour Notified: 27/08/2020 

 
Consultations: Yes 

 
Representations: No 
 

Letters of Support 0 Letters of Objection 0 Petitions 0 

 
Summary of Main Issues: 
 

• Principle of Development  

• Impact of Nature Conservation   

• Visual Impact  
 

Case Officer: Christine Hamilton  

Recommendation: Grant Planning Permission 
 
Agreed by Authorised Officer 

Full details of this application, including the application forms, relevant drawings, 
consultation responses and any representations received are available to view at the 
Planning Portal www.planningni.gov.uk using Public Access 

http://www.planningni.gov.uk/
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2.   Site Location Plan 

 

 
 

1.   Description of Site and Surrounding Area 

The site is located off the B170 Craigantlet Road between Bangor and Dundonald and 

lies to the east of the Whinney Hill/Holywood Road crossroads which provides access 

to Newtownards and Holywood. 

The application site is approximately 73 hectares in size and comprises semi-natural 

broadleaved woodland, broadleaved plantation woodland, mixed plantation woodland 

and conifer plantation woodland with existing informal walking trails. There is an 

existing carpark within the site which is currently being upgraded and extended as well 

as a new toilet block. 

From the car park, there are waymarkers which indicate a choice of three routes 

through the forest and woodland. The woodland was once part of the Clandeboye 

Estate and is important locally not only for its conservation value but also as a 

landscape feature in North Down. 

Rising to an altitude of 200m, the terrain on the forest paths is relatively steep in 

places and tree cover in the Forest Nature Reserve is mainly beech, with some oak, 

birch, alder, rowan and holly many of which are of scrub character. A few conifers 

occur, mostly Scots pine. 

Open areas are predominantly grass/rush complex with bramble and at the highest 

elevations there is heathland with bilberry growing extensively. There is a wide range 

of birds in the area and within the forest red squirrels are also resident and 

predominantly seen in the wooded areas near the adjacent hill fort. 
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3. Relevant Planning History 

  
LA06/2019/1032/F Extend and Enhance the Existing Car Park to include an 
engineering base, revised junction layout in accordance with DMRB, additional car park 
spaces and pedestrian footway around the carpark. A new forest entrance path and 
supporting retaining wall 0.2m -1.5m high will be provided to achieve a 1:21 gradient to 
enable people of all abilities to enter the forest. Full planning permission granted on 
6.02.2020. 
 
LA06/2019/1228/F WC facility situated within the planning boundary of the 
redevelopment of the existing car park planning application LA06/2019/1032/F. Full 
planning permission granted on 6.04.2020. 
 
LA06/2019/0848/PAN Improvement of existing walking trails within forest and creation 
of additional walking trails, creation of separate family cycle and mountain bike trail 
networks, and creation of a wildflower meadow --- the proposal will also include seating, 
way-making, interpretation panels and a feature trail heads information hub. 
 
Pre-application Community Consultation 

Section 27 of the Planning Act (NI) 2011 places a statutory duty on developers to carry 
out a Pre-application Community Consultation on major development proposals. The 
PAN (LA06/2019/0848/PAN) was submitted to the Council 12 weeks in advance of the 
submission of this application.  
 
The PAN submitted complies with the legislation and a community consultation event 
in respect of the proposal was held within the local area. A Statement of Consultation 
and Community Involvement was submitted as part of this proposal and comments 
raised by the public were taken into consideration in the design of the proposal.  
 

 

4.   Planning Policy Framework  

The relevant planning policy framework for this application is as follows: 
 

• North Down and Ards Area Plan (NDAAP 1984-1995) 

• Draft Belfast Metropolitan Area Plan 2015 (dBMAP) 

• Strategic Planning Policy Statement for Northern Ireland 

• Planning Policy Statement 2: Natural Heritage 

• Planning Policy Statement 3: Access, Movement & Parking 

• Planning Policy Statement 8: Open Space, Sport & Outdoor Recreation 

• Planning Policy 15: Planning and Flood Risk  

• Planning Policy Statement 21: Sustainable Development in the Countryside 
 

 

5.   Supplementary Planning Guidance 

 
N/a 
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6.   Consultations  

Consultation was carried out with the following statutory and non-statutory consultees 
and a synopsis of responses is listed 

Consultee Response 

DFI Rivers No objections in principle. Written consent for the 
required Schedule 6 Consent has been granted. 

DFI Roads No objections subject to access to be laid out as per that 
approved under LA06/2019/1032/F. 

DAERA – Drinking Water 
Inspectorate 

The Drinking Water Inspectorate (DWI) has assessed the 
request to consider a borehole within the neighbouring 
Reservoir site. DWI can confirm there are no private 
water supplies registered within the neighbouring 
Reservoir site. 
However, this does not preclude a borewell being 
Present (e.g. to a single domestic dwelling) for which DWI 
do not hold any records. 

DAERA - WMU Water Management Unit has considered the impacts of 
the proposal on the surface water environment and on the 
basis of the information provided is content with the 
proposal subject to the applicant referring and adhering 
to DAERA Standing Advice, any relevant statutory 
permissions being obtained and compliance with 
Planning Policy Statement 15: Planning and Flood Risk 
Policy FLD 4. 

DAERA - NED Natural Environment Division has 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 subject to conditions. 

Shared Environmental 
Service 

Having considered the nature, scale and location of the 
project it is concluded that it is eliminated from further 
assessment because it could not have any conceivable 
effect on the selection features, conservation objectives 
or status of any European site. 

 
 

7.   Consideration and Assessment 

 

Description of Proposal 

The application relates to the extension and enhancement of the existing trails 
comprising new walking trails, multi-use family cycle trail, upgrades to existing trails 
and associated information panels, waymarkers and seating.  
 

Area Plan Considerations: 

 

North Down and Ards Area Plan (NDAAP 1984-1995)  

Draft Belfast Metropolitan Area Plan 2015 (dBMAP) 
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The purpose of a development plan is to inform the general public, statutory authorities, 
developers and other interested bodies of the policy framework and land use proposals 
that will be used to guide development decisions over the Plan period.   
 

The site is located within the boundary of the above Development Plan documents 
which set out the designations, policies, proposals and zonings specific to that area. 
 
Within the North Down and Ards Area Plan the site is located within a greenbelt area 
as illustrated on Proposals Map 2 which was issued in conjunction with the written text. 
 
Within the draft Belfast Metropolitan Area Plan (Part 4 Volume 7) the site is located 

outside the development limits of any settlement and is identified as being located on 

a protected route and inside the boundary of Designation ND 02/04 SLNCI (Cairnwood 

& Reservoir) and is one of ten Sites of Local Nature Conservation Importance Sites 

within the plan boundary . In the Planning Appeals Commission report into dBMAP 

which was published in advance of the adoption of BMAP, issues around the proposed 

designation of a settlement limit at Craigantlet were considered, but no direct reference 

was made to the proposed SLNCI designation at Cairnwood.  

 

(SLNCIs) are designated in accordance with PPS 2: Natural Heritage. Sites have been 

identified on the basis of their flora, fauna or earth science interest. Policy for the control 

of development SLNCIs is contained in PPS 2. 

 

Subsequent to the adoption of the Belfast Metropolitan Area Plan, a legal challenge 

was made in relation to the adopted Belfast Metropolitan Area Plan 2015 (BMAP). 

As a result, the adopted plan has been quashed in accordance with a judgment in the 

Court of Appeal delivered on 18 May 2017. A further consequence of the judgment is 

that draft BMAP published in 2004, is a material consideration in the determination of 

this application.   

 

Pursuant to the Ministerial Statement of June 2012, which accompanied the release of 

the Planning Appeals Commission’s Report on the BMAP Public Inquiry, a decision on 

a development proposal can be based on draft plan provisions that will not be changed 

as a result of the Commission’s recommendations and therefore  as stated above, draft 

BMAP is a material consideration in the determination of this application.  

 

Section 6 (4) of The Planning Act (NI) 2011 establishes that the planning system within 

the Councils will be plan-led and advises that “Where, in making any determination 

under this Act, regard is to be had to the local development plan, the determination 

must be made in accordance with the plan unless material considerations indicate 

otherwise. 

Until the Council adopts its new Local Development Plan then, planning applications 

will continue to be assessed against the provisions of the Department of the 

Environment’s Developments Plans and Planning Policy Statements (PPSs) which 
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contains the main operational planning policies for the consideration of development 

proposals. 

Within the SPPS it states that ‘a transitional period will operate until such times as a 
Plan Strategy for the whole of the council area has been adopted. During the 
transitional period planning authorities will apply existing policy together with the SPPS.  
 
Any conflict between the SPPS and any policy retained under the transitional 
arrangements must be resolved in the favour of the provisions of the SPPS. However, 
where the SPPS is silent or less prescriptive on a particular planning policy matter than 
retained policy this should not be judged to lessen the weight afforded to the retained 
policy. 
 
No policy conflict exists between the SPPS and Planning Policy Statements relevant to 
the subject proposal. 
 
Strategic Planning Policy Statement for Northern Ireland (SPPS) 
 
The SPPS document sets out the guiding principle relating to the grant/refusal of 
development which is contained within Paragraph 3.8.  
 
This states 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. 
 
Within Paragraphs 6.199 – 6.213 of the same document, it is acknowledged that open 
space, sport and outdoor recreation has an important societal role to play, supporting 
many cultural, economic, health and environmental benefits. 
 
Ease of access to open space and contact with nature for everyone is recognised within 
the Regional Development Strategy 2035 alongside a commitment to safeguard and 
enhance existing outdoor recreational space within the countryside in keeping with the 
principles of environmental conservation and the protection of biodiversity. 
 
In direct response to this, the planning system has a contributing role to play in securing 
high quality and sustainable development schemes which do not damage the 
environmental features and qualities which are of acknowledged public importance and 
local amenity.  
 
PPS 2 Natural Heritage 
 
PPS 2 sets out the planning policies for the conservation, protection and enhancement 
of our natural heritage.  
 
In safeguarding Biodiversity and protected Habitats, the Council recognises its role in 
enhancing and conserving our natural heritage and should ensure that appropriate 
weight is attached to designated sites of international, national and local importance; 
priority and protected species and to biodiversity and geological interests with the wider 
environment. 
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This planning application was considered in light of the assessment requirements of 
Regulation 43 (1) of the Conservation (Natural Habitats, etc.) Regulations (Northern 
Ireland) 1995 (as amended) by Shared Environmental Services (SES) on behalf of Ards 
and North Down Borough Council which is the competent authority responsible for 
authorising the project and any assessment of it required by the Regulations. In relation 
to designated sites, the potential impact of this proposal on Special Areas of 
Conservation, Special Protection Areas and Ramsar sites has been assessed in 
accordance with the requirements of Regulation 43 (1) of the Conservation (Natural 
Habitats, etc.) Regulations (Northern Ireland) 1995 (as amended). Whilst there are no 
designated Special Areas of Conservation or Special Protection Areas of Areas of 
Special Scientific Interest within the boundaries of the site, the area is part of the Site 
of Local Nature Conservation Importance. (SLNCI). Shared Environmental Services 
(SES) was consulted as the developer indicated an intention to discharge to a local 
watercourse. Following consideration of the proposal as a whole, Shared 
Environmental Services confirmed that the proposal would not be likely to have a 
significant effect on the features of any European site.  
 
As previously stated in this report, the application site is within the Cairn Wood and 
Reservoir Site of Local Nature Conservation Importance (SLNCI) and contains habitats 
of natural heritage importance. The application site contains Northern Ireland priority 
species and species protected by the Wildlife (Northern Ireland) Order 1985 (as 
amended) (known as the Wildlife Order), including red squirrel, pine marten, badgers 
and breeding birds. The application site also contains bats which are a European 
protected species under the Habitats Regulations and are subject to a strict level of 
protection.  
 
A Tree Safety Survey Report and the an Ecological Impact Assessment (EcIA), both 
date stamped 12 Aug 2020, Drawing 05, date stamped 20 Aug 2020 and Drawing 06, 
date stamped 21 Aug 2020 by Ards and North Down Borough Council  have been 
considered by NED. NED has 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 subject to conditions.  
 
The conditions recommended by NED include that no development activity, including 
ground preparation or vegetation clearance, shall take place until: 

- a suitably qualified and experienced Ecological Clerk of Works (ECoW) has been 
appointed and the details, roles and responsibilities of the ECoW have been 
agreed in writing with the Council. 

- a Construction and Environmental Management Plan (CEMP) has been 
submitted to and approved in writing by the Council. 

- a Construction and Environmental Management Plan (CEMP) has been 
submitted to and approved in writing by the Council. 

- until an Invasive Species Management Plan (ISMP) has been submitted to and 
approved in writing by the Council. 

 
Further to assessment of the same and the consultation process with NED, I am 
satisfied that the proposed scheme is compliant with the requirements of PPS 2 and 
the conditions recommended by DAERA should be included on any approval. 
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Planning Policy Statement 3: Access, Movement and Parking 
 
Policy AMP 1: Creating an Accessible Environment 
 
An environment made accessible to everyone is an integral part of the planning system 
and under the provisions of this policy, developers are encouraged to take account of 
the specific needs of people with disabilities and mobility issues. 
 
Where appropriate, the external layout of a development should incorporate a variety 
of measures which facilitates pedestrian movement between land uses, encourage the 
avoidance of unnecessary physical obstructions and facilitate ease of access to 
dedicated car parking and public transport links. 
 
Upon review of the details contained within the planning application, a central theme of 
the proposal is to improve accessibility throughout the woodland. Existing trails are to 
be enhanced and new trails are to be introduced for both walking and family friendly 
cycling which will suit the ability of a wide range of user groups.  
 
Full planning permission has recently been granted for the improvement and extension 
of the car park and includes a ramped access path constructed at a low gradient located 
immediately adjacent to the 5 no. disabled parking bays. In my professional judgement 
this together with the proposed upgrading of the trails, will create a more accessible 
environment at Cairn Wood. 
 
In conclusion then, I am satisfied that the scheme is compliant with the requirements of 
Policy AMP 1.  
 
 
Policy AMP 2: Access to Public Roads 
 
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: 
 

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

- the proposal does not conflict with Policy AMP 3 Access to Protected Routes. 
 
DFI Roads have been consulted and have offered no objections to the proposal on the 
basis that the access will be laid out in accordance with that approved under the 
application for the extension and upgrade of the car park under LA06/2019/1032/F.  
 
On this basis, I am content that the safety of road users will not be prejudiced.  
 
Policy AMP 3: Access to Protected Routes 
 
The Department will restrict the number of new accesses and control the level of use 
of existing accesses onto Protected Routes as follows: 
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Other Protected Routes – Outside 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 in the following cases: 
 
(a) A Replacement Dwelling – where a building to be replaced would meet the 

criteria for development within a Green Belt or Countryside Policy Area and 
there is an existing vehicular access onto the Protected Route. 
 

(b) A Farm Dwelling – where a farm dwelling, including a farm retirement 
dwelling, would meet the criteria for development within a Green Belt or 
Countryside Policy Area and access cannot reasonably be obtained from an 
adjacent minor road 

 
(c) A Dwelling Serving an Established Commercial or Industrial Enterprise – 

where a dwelling would meet the criteria for development within a Green Belt 
or Countryside Policy Area and access cannot reasonably be obtained from 
an adjacent minor road.  
 

(d) Other Categories of Development – approval may be justified in particular 
cases for other developments which would meet the criteria for development 
within a Green Belt or Countryside Policy Area where access cannot 
reasonably be obtained from an adjacent minor road. 

 
The site is accessed directly from the B170 Craigantlet Road, which is identified as a 
Protected Route of the map contained within Annex A of Planning Policy Statement 3, 
Clarification of Policy AMP 3: Access to Protected Routes.  
 
Falling within the parameters of Category (d), approval is justified in this case given the 
recent permission granted for the extension and upgrade of the car park. 
 
In my professional judgement and conjunction with DFI Roads assessment of the 
scheme, the proposal is compliant with the provisions of Policy AMP 3. 
 
 
Planning Policy Statement 8: Open Space, Sport and Outdoor Recreation 
 
Policy OS 3: Outdoor Recreation in the Countryside 
 
The Department will permit the development of proposals for outdoor recreational use 
in the countryside where all the following criteria are met: 
 
(i) there is no adverse impact on features of importance to nature 

conservation, archaeology or built heritage;  
 
The site does not contain or abut any identified archaeological significance or 
built heritage features and I am consequently satisfied that the proposed works 
will have no impact with regards to these matters. 
 
With regards to the natural environment and conservation of the same, the site 
is located within a designated Site of Local Nature Conservation Importance 
and the impact upon local flora and fauna is to be considered. 
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Supporting information was submitted by the applicants and following 
consideration by DAERA Natural Environmental Division (NED) they are 
content that, on the basis of the information provided, has no concerns subject 
to conditions. Shared Environmental Services has also considered the nature, 
scale and location of the project and concludes that it is eliminated from further 
assessment because it could not have any conceivable effect on the selection 
features, conservation objectives or status of any European site. 
 
I am satisfied therefore that there will be no adverse impact on the specified 
features of importance. 

 
(ii) there is no permanent loss of the best and most versatile agricultural land 

and no unacceptable impact on nearby agricultural activities; 
 
The proposal does not impact upon agricultural land or farming activities. 
 

(iii)  there is no adverse impact on visual amenity or the character of the local 
landscape and the development can be readily absorbed into the 
landscape by taking advantage of existing vegetation and/or topography; 
 
I am content that the proposed scheme will not have an adverse impact upon 
the character of the local landscape as the proposed works are within a 
substantial forest and have been sympathetically designed to be absorbed into 
the landscape. 

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

 
There are no immediate neighbouring properties and I am satisfied that given 
the minor nature of the works proposed, the amenity of those living within the 
wider locale will not be impacted upon to any degree. 

 
(v) public safety is not prejudiced and the development is compatible with 

other countryside uses in terms of the nature, scale, extent and frequency 
or timing of the recreational activities proposed;  
 
I am satisfied that this is the case. 

 
(vi) any ancillary buildings or structures are designed to a high standard, are 

of a scale appropriate to the local area and are sympathetic to the 
surrounding environment in terms of their siting, layout and landscape 
treatment;  
 
The inclusion of information panels, way markers and seating are integral 
components of the scheme, which in my opinion has been appropriately 
designed and presented in context of the surrounding area.  
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(vii) the proposed facility takes into account the needs of people with 
disabilities and is, as far as possible, accessible by means of transport 
other than the private car; and 
 
In overview of the proposed plans, I am satisfied that the scheme has taken 
account of sustainable access and will significantly improve access for a wide 
variety of user groups. 
 

(viii) the road network can safely handle the extra vehicular traffic the proposal 
will generate and satisfactory arrangements are provided for access, 
parking, drainage and waste disposal. 
 
DFI Roads was consulted as part of this application and has no objections. Full 
planning permission has recently been granted under separate associated 
applications for an extension and upgrade of the existing car park and also for 
a new toilet block. DFI Roads concluded that the road network will not be 
compromised by the proposed works to Cairn Wood. In addition, I would assert 
that arrangements for drainage and waste disposal have been duly considered 
and are deemed to be satisfactory. 

 
The proposed works will result in a more accessible environment through provision of 
enhanced walking trails as well as the creation of new walking trails and a new multi-
use family cycle trail, making it more user-friendly for both the local community and 
tourists. Following consideration of the criteria set out in OS 3, I am satisfied that the 
proposal meets the requirements of this policy and will provide an upgrade to an 
existing facility whilst ensuring there is no detrimental impact to the environment. 
 
Planning Policy 15: Planning and Flood Risk  
 
Policy FLD 4 – Artificial Modification of Watercourses 
 
DFI Rivers has reviewed the submitted Drainage Assessment by Doran Consulting 
which refers to a number of new crossing points and culverts to be installed throughout 
the site. The proposed artificial modification has been granted written consent by DFI 
Rivers under Schedule 6 of the Drainage Order 1973 in a letter TO Doran Consulting 
dated 12 May 2020. 
 
FLD 4 of PPS15 states that the planning authority will only permit the artificial 
modification of a watercourse, including culverting or canalisation operations, in 
exceptional circumstances, one being ‘Where the culverting of short length of a 
watercourse is necessary to provide access to a development site or part thereof’.  
In this case the submitted Drainage Assessment states that the proposed culverting is 
required to enable access to and from the development however will be for short 
lengths of less than 10m and will be along undesignated water features and drains only. 
The existing and new walking and family cycling trails cross several undesignated water 
features comprising forest drains, ditches and surface water channels and these 
crossings will comprise short lengths of less than 5m. On this basis I am satisfied that 
the proposed works are in compliance with the criteria set out in FLD 4. 
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Planning Policy Statement 21: Sustainable Development in the Countryside 
 
Policy CTY 1 – Development in the Countryside 
 
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.  
 
Falling within the parameters of outdoor recreation, the subject proposal can be 
categorised the as form of Non-Residential Development in the countryside.  
 
Policy CTY 1 states that planning permission will be granted for outdoor sport and 
recreational uses in accordance with the aforementioned and detailed provisions of 
Planning Policy Statement 8. 
 
I am therefore satisfied that the principle of the subject proposal is acceptable when 
viewed against the provision of Policy CTY 1. 

 

8.   Consideration of Representations 

 
No third party representations received to date. 

 

9.   Conclusion  

 
All material considerations have been assessed and the proposal complies with 
regional planning policy and is considered a good quality design which is sensitive to 
its countryside location.  
 
The proposal would not adversely affect residential amenity or biodiversity and will 
ensure the viability and sustainability of this outdoor recreation site within the Borough.  
 
Approval is therefore recommended. 
 

 

10.    Recommendation 

 
Grant Planning Permission 
 

 
 

11.    Conditions 

 
1. The development hereby permitted shall be begun before the expiration of 5 

years from the date of this permission. 
 

           Reason: As required by Section 61 of the Planning Act (Northern Ireland) 2011 
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2. No development activity, including ground preparation or vegetation clearance, 
shall take place until a suitably qualified and experienced Ecological Clerk of 
Works (ECoW) has been appointed and the details, roles and responsibilities of 
the ECoW have been agreed in writing with the Council. The appointed ECoW 
shall monitor all construction works at regular intervals and shall have the power 
to stop works where necessary. 
 

Reason: To protect natural heritage interests and maintain the biodiversity value of the 
site. 
 

3.  No development activity, including ground preparation or vegetation clearance, 
shall take place until a Construction and Environmental Management Plan 
(CEMP) has been submitted to and approved in writing by the Council. 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 
approved in writing by the planning authority. The CEMP shall include the 
following: 

 
a) Construction methodology and timings of works – all trails to be designed according 
to the sustainable trail design principles outlined in the Design & Access Statement, 
date stamped 12 August 2020 by the Council; 
b) Pollution prevention measures, including details of watercourse crossings; 
c) Details of equipment to be used, including low impact excavators; 
d) Details of the protection of trees in accordance with British Standard 5837:2012 
Trees in relation to design, demolition and construction – Recommendations. 
e) Working corridor to be marked out using appropriate temporary fencing or hazard 
warning tape to protect ecologically sensitive areas; 
f) The use of trail features or obstructions to prevent trail users impacting sensitive 
habitat; 
g) Details of materials to be used in trail construction – only locally sourced stone should 
be used where necessary 
h) Tree or shrub removal to be carried out using hand tools only; 
i) Details of any temporary lighting to be used; 
j) Details of monitoring of works by the Ecological Clerk of Works and “toolbox talks” 
provided to contractors. 
 
Reason: To protect Northern Ireland priority/protected habitats and species and the 
water environment by ensuring the implementation of mitigation measures identified 
within the Ecological Impact Assessment. 
 

4. No development activity, including ground preparation or vegetation clearance, 
shall take place until an Ecological Management Plan (EMP) has been submitted 
to and approved in writing by the Council. The approved EMP shall be 
implemented in accordance with the approved details and all works on site shall 
conform to the approved EMP, unless otherwise approved in writing by the 
Council. The EMP shall include the following: 

 
a) Details of updated surveys for protected species prior to each phase of the works 
commencing, including tree felling or associated mechanical operations. 
b) Mitigation measures for protected species, including the halting of any works or 
tree felling should any evidence of protected species resting places be found, until 
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a mitigation strategy has been approved by NIEA. 
c) Details, including the specifications and numbers, of bird and bat boxes, red squirrel 
drey boxes and pine marten den boxes to be installed; 
d) Details of compensatory tree planting with native species; 
e) Details of the creation of habitat piles adjacent to trails; 
f) The closing off of unused trails using logs or native tree planting. 
 
Reason: To mitigate and compensate for the impacts of the proposal on 
priority/protected species and habitats. 
 

5.  No development activity, including ground preparation or vegetation clearance, 
shall commence on site until an Invasive Species Management Plan (ISMP) has 
been submitted to and approved in writing by the Council. The approved ISMP 

           shall be implemented in accordance with the approved details, unless otherwise 
           approved in writing by the Council. The Plan shall include the following: 
a) Details of the removal and/or treatment of non-native invasive species within 10m 
of the proposed trails; 
b) Details of any follow-up management or monitoring of invasive species. 
 
Reason: To avoid the spread of invasive species and compensate for the impact of 
the proposal on woodland habitats. 
 

6. No artificial lighting shall be installed on any trails within the site. 
 

Reason: To minimise the impact of the proposal on protected/priority species. 
 

7.  There shall be no works, including vegetation clearance, between 1st March 
and 31st August, unless otherwise agreed in writing with the Planning Authority. 

 
Reason: To protect breeding birds and other protected/priority species. 
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Main Entrance path from carpark into Cairnwood 
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View of woodland directly at the rear of the existing car park 
 
 

 
View of pedestrian path running parallel to the rear boundary of the existing car park 
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ITEM 5  
 

Ards and North Down Borough Council 

Report Classification Unclassified 

Council/Committee Planning Committee 

Date of Meeting 01 December 2020 

Responsible Director Director of Regeneration, Development and Planning 

Responsible Head of 
Service 

Head of Planning 

Date of Report 12 November 2020 

File Reference       

Legislation The Planning Act (Northern Ireland) 2011 

Section 75 Compliant  Yes     ☒         No     ☐        Other  ☐ 

If other, please add comment below:  

      

Subject Update on Planning Appeals  

Attachments   

 
 
Decisions 
 
1. No new decisions have issued since the date of the last report to Committee. 
 
 
New Appeals Lodged 
 
2. The following appeal was lodged on 06 November 2020 

 

Appeal reference:  2020/A0099 

Application Reference: LA06/2018/1392 

Appeal by: Kings Church Bangor 

Subject of Appeal: Refusal of Demolition of existing church building & erection 
of 17 apartments over four floors with 30 enclosed 
carparking spaces, with 5 further retained off-street spaces 
and a loading bay 

Location: King's Church Bangor, 196, Seacliff Road, Bangor 
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Details of appeal decisions, new appeals and scheduled hearings can be viewed at 
www.pacni.gov.uk. 
 

 
RECOMMENDATION 

It is recommended that Council notes this report. 

 

http://www.pacni.gov.uk/
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ITEM 6  
 

Ards and North Down Borough Council 

Report Classification Unclassified 

Council/Committee Planning Committee 

Date of Meeting 01 December 2020 

Responsible Director Director of Regeneration, Development and Planning 

Responsible Head of 
Service 

Head of Planning 

Date of Report 19 November 2020 

File Reference       

Legislation       

Section 75 Compliant  Yes     ☒         No     ☐        Other  ☐ 

If other, please add comment below:  

      

Subject SONI's consultation on its Transmission Development 
Plan for Northern Ireland 

Attachments Item 6a - Letter to Head of Planning 

Item 6b - Draft Transmission Development Plan 

 
SONI has written to the Council to provide information on its consultation on the 
Transmission Development Plan for Northern Ireland (2020-29). 
 
As Members may be aware, SONI operates and plans the electricity grid in Northern 
Ireland.  This Transmission Development Plan outlines what projects are needed 
over the next 10 years in order to support the local economy and decarbonisation. 
 
SONI is welcoming comments on the Plan from the Council during the course of its 
consultation which runs from 10 November to 11 December 2020. 
 
It is proposed that the Local Development Plan team will review and provide 
comments to SONI within the stated timeframe. 
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RECOMMENDATION 

It is recommended that Council notes the content of this report and the attached 

Transmission Development Plan. 



Item 6a 

From: Michael.Hewitt@soni.ltd.uk <Michael.Hewitt@soni.ltd.uk>  

Sent: 10 November 2020 16:08 

To: McCullough, Ann <ann.mccullough@ardsandnorthdown.gov.uk> 

Subject: SONI DRAFT TRANSMISSION DEVELOPMENT PLAN 2020-29 

 

Dear Ann,  

I hope you are well. 

SONI operates and plans the electricity grid in Northern Ireland. This includes 

interconnection with neighbouring grids and the wholesale electricity market. We 

send power from where it is generated to where it is needed, at the most economical 

price possible. 

I am very pleased to be contacting you in relation to SONI’s consultation on the 

Transmission Development Plan for Northern Ireland (2020-29). 

As the electricity system operator for Northern Ireland, SONI is committed to 

transforming the power system for future generations and our Transmission 

Development Plan (TDPNI), which is updated and proposed for approval annually, 

outlines what projects are needed over the next 10 years in order to support the local 

economy and decarbonisation. 

At SONI we are committed to working closely with key stakeholders to deliver a safe, 

secure and reliable electricity supply in Northern Ireland; and would welcome the 

submission of evidence to support any insights and commentary you may have. An 

email has also been issued to your Chief Executive advising of this consultation. 

The proposals detailed within the TDPNI will ultimately support Northern Ireland’s 

future renewable energy targets; with Minister Dodds MLA, recently outlining an 

ambition for no less than 70% of electricity generated from renewable sources by 

2030 – a stronger and more flexible grid will be needed.  

The TDPNI also sets out how we will ensure the continued security of the electricity 

grid by proposing a number of projects which will improve its strength and 

resilience.  At certain times, SONI must limit the amount of wind energy deployed 

across the grid.  This can happen when the amount of available wind energy could 

cause instability to the power system due to capacity issues. SONI is working hard to 

minimise constraints; proposed projects outlined in the TDPNI 2020 -2029 will 

provide higher network capacity in areas where renewable output is constrained due 

to congestion, ultimately reducing cost to consumers. 

As SONI advised in autumn 2019, the investment required in NI grid to make it ready 

for increased volumes of clean energy, to reduce costly constraints and to 

strengthen it for economic development is c£500m over the next decade. 

mailto:Michael.Hewitt@soni.ltd.uk
mailto:Michael.Hewitt@soni.ltd.uk
mailto:ann.mccullough@ardsandnorthdown.gov.uk
https://eur01.safelinks.protection.outlook.com/?url=http%3A%2F%2Fwww.soni.ltd.uk%2Fmedia%2Fdocuments%2FTDPNI2020-draft-for-SONI-consultation.pdf&data=04%7C01%7Cturlough.bell%40ardsandnorthdown.gov.uk%7Ca3fd5d76974e4d1caefe08d886282da9%7C39416dee5c8e4f5cb59d05c4bd0dd472%7C0%7C0%7C637406854418588048%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C1000&sdata=koGEDTnvShd4soh8JGMCLWRDyIMJ2yZsrZXUDe%2FRGkI%3D&reserved=0


Within the TDPNI 2020-29 we are proposing a number of essential upgrades to the 

Northern Ireland grid including:  

• Modernising parts of the grid in the Belfast Metropolitan Area, so that it can fuel 
long-term economic growth in the city centre 

• We are also looking to mid-to-north County Antrim, here the grid is at capacity 
and we need to strengthen it to increase the flow of electricity from renewable 
sources   

• The North West is another key region for works. We want to strengthen the grid 
here to support economic development and to facilitate decarbonisation of 
Northern Ireland’s electricity supply. 
 

SONI has no vested interest in adding to the grid; we do not own the assets and we 

only propose new infrastructure such as cables, overhead lines, pylons and 

substations when they are absolutely needed.   

We have developed comprehensive consultation processes to support our individual 

infrastructure projects through planning and remain committed to early, meaningful, 

transparent engagement.   

As well as hearing from your council on individual local projects we would to like to 

hear from council on the TDPNI as our overall plan.   

The consultation runs from 10 November to 11 December 2020 following this we will 

update our plans before submitting it to the Utility Regulator for consideration. 

Submissions can be made by email to info@soni.ltd.uk. Please include “Response to 

TDPNI Consultation” in the title of any email response. If sending by post, please 

address to: TDPNI 2020-2029, SONI Ltd, 12 Manse Road, Belfast, BT6 9RT. 

I hope your Council will be in a position to respond to this important consultation. 

Please don’t hesitate to let me know if you require any further information about the 

consultation process. 

 

Kind regards,  

Michael 

Michael Hewitt 

Projects Manager 

Grid Development  

 Desk:              02890707825 
(   Mobile:          +447833224144 

*    E-mail:             michael.hewitt@soni.ltd.uk 

 

mailto:info@soni.ltd.uk
mailto:michael.hewitt@s
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Disclaimer 

While all reasonable care has been taken to prepare this document, we can make 

no guarantee to the quality, accuracy and completeness of the information herein.  

We do not accept responsibility for any loss associated with the use of this 

information.  Use of this document and the information it contains is at the user’s 

own risk. 

Information in this document does not amount to a recommendation as regards to 

any possible investment.  Before taking a business decision based on the content 

of this document, we advise that interested parties seek separate and independent 

opinion in relation to the matters covered by this document. 

 

 

 

 

 

 

Copyright Notice 

All rights reserved. This entire publication is subject to the laws of copyright. This 

publication may not be reproduced or transmitted in any form or by any means, 

electronic or manual, including photocopying without the prior written permission of 

SONI Ltd. 
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DOCUMENT STRUCTURE  

The structure of the document is as follows: 

The Abbreviations and Glossary of Terms provides a glossary of terms used in the 

document. 

The Executive Summary gives an overview of the main highlights of the document 

and presents the plan in summary terms. 

Section 1: Introduction: our statutory and legal obligations are introduced.  The 

purpose and context of the Transmission Development Plan Northern Ireland 

(TDPNI) is outlined. 

Section 2: Strategy for Developing the Grid: describes the overall strategy followed 

when developing the grid and the key strategic considerations when identifying 

reinforcements. 

Section 3: General Approach to Developing the Grid: describes our approach to the 

network planning process and how we plan the development of the transmission 

network. 

Section 4: Implementation: describes how the strategy for developing the grid will 

be implemented.  This section is based on policies and objectives derived from 

Section 3. 

Section 5: Investment Needs: the drivers of network development are introduced and 

discussed, as are the needs of the network which result from these drivers.  The 

needs are identified through the application of the transmission development 

approach discussed in Section 2. 
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Section 6: Planned Network Developments: summarises the development projects that 

are currently in progress.  These are the transmission projects which solve the 

network needs identified and discussed in Section 3. 

Section 7: Project Description: summarises and categorises the development projects 

that are currently in progress by location. 

Section 8: Summary of Environmental Appraisal Report: summarises the mitigation 

measures from the Environmental Appraisal Report of the TDPNI 2019-2028. 

Appendix A: Project Terms 

Appendix B: Planned Network Developments 

Appendix C: Northern Ireland Projects in European Plans 

Appendix E: References  
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ABBREVIATIONS and GLOSSARY OF TERMS 

Abbreviations 

AA   Appropriate Assessment 

DSO   Distribution System Operator 

EAR   Environmental Appraisal Report 

EC   European Commission 

ECD   Estimated Completion Date 

EIA   Environmental Impact Assessment 

EIS   Environmental Impact Statement 

ENTSO-E European Network of Transmission System Operators for 

Electricity 

ER   Environmental Report 

EU   European Union 

GCS   Generation Capacity Statement 

GIS   Gas Insulated Switchgear 

GW   Gigawatt 

HV   High Voltage 

HVDC   High Voltage Direct Current 

MW   Megawatt 

NIE Networks  Northern Ireland Electricity Networks 

NIS   Natura Impact Statement 
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PA   Project Agreement 

RegIP   Regional Investment Plan 

RES   Renewable Energy Sources 

RGNS   Regional Group North Sea 

RIDP   Renewable Integration Development Project 

SAC   Special Area of Conservation 

SEA   Strategic Environmental Assessment 

SONI   System Operator Northern Ireland 

SPA   Special Protection Areas 

TAO   Transmission Asset Owner 

TDP   Transmission Development Plan 

TSO   Transmission System Operator 

TSSPS   Transmission System Security and Planning Standards 

TYNDP  Ten-Year Network Development Plan 

TYTFS   Ten Year Transmission Forecast Statement 

Utility Regulator Utility Regulator for Northern Ireland  
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Glossary of Terms 

Bay A bay is a connection point to a busbar, and 

comprises switchgear and measurement equipment. 

Busbar An electrical conductor located in a station that makes 

a common connection between several circuits. 

Capacitor An item of plant normally used on the electrical network 

to supply reactive power to loads (generally locally) 

and thereby support the local area voltage. 

Circuit A line or cable, including associated switchgear, which 

carries electrical power. 

Circuit Breaker A device used to open a circuit that is carrying 

electrical current. 

Constraint A change in the output of generators from the market 

schedule due to transmission network limitations - 

specifically the overloading of transmission lines, cables 

and transformers. 

Contingency An unexpected failure or outage of a network 

component, such as a generation unit, transmission line, 

transformer or other electrical element.  

Coupler This is a device which can be used to either connect 

or disconnect sections of busbars. A coupler increases 

security of supply and flexibility under both fault and 

maintenance conditions.  A coupler can also be known 

as a Sectionalising Circuit Breaker.   
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Deep 

Reinforcement 

Refers to network reinforcement additional to the shallow 

connection that is required to allow a new generator or 

demand to operate at maximum export or import 

capacity respectively. 

Demand The amount of electrical power that is consumed by a 

customer and is measured in Megawatts (MW). In a 

general sense, the amount of power that must be 

transported from transmission network connected 

generation stations to meet all customers' electricity 

requirements. 

Demand-Side 

Management 

The modification of normal demand patterns usually 

through the use of financial incentives. 

Deterministic The deterministic methodology is often referred to as the 

N-1 criterion.  This means that the system must have 

sufficient capacity so that in the eventuality of a 

probable system outage, there are no resulting system 

problems such as overloading, under-voltage, over-

voltage or instability. 

Distribution System 

Operator (DSO) 

In the electrical power business, a distribution system 

operator is the licensed entity responsible for: 

 operating and ensuring the maintenance and 

development of the distribution system in a given 

area (and its interconnections), if necessary and 

where applicable; and 

 ensuring the long term ability of the system to 
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meet reasonable demands for electrical power. 

The DSO in Northern Ireland is Northern Ireland 

Electricity Networks (NIE Networks). NIE Networks is 

also the asset owner of the Northern Ireland 

distribution system. 

EirGrid The independent statutory electricity Transmission System 

Operator in Ireland. 

Embedded 

Generation 

Refers to generation that is connected to the distribution 

network or at a customer’s site. 

Gas Insulated 

Switchgear (GIS) 

A compact form of switchgear where the conductors and 

circuit breakers are insulated by an inert gas (that is, 

SF6). 

Generation 

Dispatch 

The configuration of outputs from the connected 

generation units. 

Grid A network of high voltage lines and cables (275 kV 

and 110 kV, and in future 400 kV) used to transmit 

bulk electricity supplies around Northern Ireland. The 

terms grid, electricity transmission network, and 

transmission system are used interchangeably in this 

Development Plan. 

Interconnector The electrical link, facilities and equipment that connect 

the transmission network of one EU member state to 

another. 
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Network 

Development Driver 

A factor, based on national and European energy policy 

objectives, that influences or “drives” the investment in 

the transmission network. 

Network 

Development Need 

A deficiency or problem on the network which arises as 

a result of one or a number of network development 

drivers. Network reinforcement is required to solve a 

network development need. 

Power Flow The physical flow of electrical power.  It is typically 

measured in Megavolt-Amperes (MVA) which is the 

product of both ‘active’ and ‘reactive’ electrical power.  

The flow of ‘active’ power is measured in Megawatts 

(MW); the flow of ‘reactive power’ is measured in 

Megavars (Mvar). 

Phase Shifting 

Transformer (PST) 

A type of plant employed on the electrical network to 

control the flow of active power. 

Reactive 

Compensation 

The process of supplying reactive power to the network 

to compensate for reactive power usage at a point in 

time. 

Reactive Power Reactive power is that portion of electricity that 

establishes and sustains the electric and magnetic fields 

of alternating current equipment. Reactive power is 

measured in Megavars (Mvar). 
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Reactor An item of plant comprising a coil of electrical wire.  

Depending on its installation and configuration, it is 

typically employed on the electrical network to either:  

 limit short circuit levels; or  

 prevent voltage rise. 

Shallow 

Connection 

Shallow Connection means the local connection assets 

required to connect a customer, or customers, to the 

transmission network. These types of connections are 

typically for the specific benefit of that particular 

customer or group of customers. 

SONI The independent statutory electricity Transmission System 

Operator in Northern Ireland. 

Summer Valley The annual minimum electrical demand that usually 

occurs in August.  Annual minimum demand is typically 

30 % of the winter peak. 

Summer Peak The week-day peak electrical demand value between 

March and September, inclusive, which is typically 

79 % of the winter peak. 

Switchgear A combination of electrical equipment such as 

disconnects and/or circuit breakers used to isolate 

equipment in or near an electrical station. 

Transformer An item of electrical equipment that allows electrical 

power to flow between typically two different voltage 

levels in an alternating current (AC) power system. 
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Transmission 

Losses 

A small proportion of energy is lost as heat or light 

whilst transporting electricity on the transmission network. 

These losses are known as transmission losses. 

Transmission Peak The peak demand that is transported on the 

transmission network. The transmission peak includes an 

estimate of transmission losses. 

Transmission 

System Security 

and Planning 

Standards (TSSPS) 

The set of standards that the transmission system is 

designed to meet. The criteria are deterministic as is 

the norm throughout the world. They set out objective 

standards which have been found to deliver an 

acceptable compromise between the cost of development 

and the transmission service provided. 

Transmission Asset 

Owner (TAO) 

In the electrical power business, a transmission asset 

owner is the entity which owns all of the assets 

associated with the transmission system, including 

substations, cables, overhead lines and associated 

structures. The TAO is responsible for the condition of 

transmission assets and thus all asset replacement 

projects. The TAO in Northern Ireland is Northern 

Ireland Electricity Networks. 

Transmission 

System Operator 

(TSO) 

A transmission system operator is the licensed entity 

that is responsible for: 

 operating and ensuring the maintenance and 

development of the transmission system in a given 

area (and its interconnections), if necessary and 
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where applicable; and 

 ensuring the long term ability of the system to 

transmit electrical power from generation plants to 

transmission connected demand and regional or local 

electricity distribution operators. 

SONI is the TSO for Northern Ireland. 

Uprate To increase the capacity or rating of electrical 

equipment. 

Winter Peak This is the maximum annual system demand. It occurs 

in the period October to February of the following year, 

inclusive. Thus, for transmission planning purposes the 

reference to winter 18 covers the period from October 

2018 to February 2019. The winter peak figures take 

account of the impact of projected Demand-Side 

Management initiatives. 

 

http://en.wikipedia.org/wiki/Electric_power_transmission
http://en.wikipedia.org/wiki/Electricity_distribution
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EXECUTIVE SUMMARY  

SONI, as Transmission System Operator (TSO), plays an important role in the 

economy of Northern Ireland.  Through the provision of a secure electricity supply, 

SONI and its partners (particularly NIE Networks) is responsible for ensuring that 

the lights stay on for homes and businesses across the region.  Sustaining a 

reliable supply of electricity is not just important for existing consumers, it is also 

crucial to attracting investment1. In order to ensure continued secure, reliable, 

economic and sustainable electricity supply SONI must continue to plan investment 

in the Northern Ireland transmission network. 

The Transmission Development Plan Northern Ireland (TDPNI) 2019-2028 is the 

plan for the development of the Northern Ireland transmission network and 

interconnection over the ten years from 2019. This ten-year plan presents projects 

that are expected to meet the operational needs of the transmission network. In 

addition, future needs that may drive future potential projects are also discussed. 

This report has been prepared in accordance with Article 22 of European Directive 

72/2009 and Conditions 18 and 40 of the SONI TSO Licence. 

Drivers of Transmission Network Development 

The development of the Northern Ireland electricity sector is guided by a number of 

national and European Union (EU) rules and strategic objectives. These objectives 

guide investment in the Northern Ireland transmission network and are summarised 

as follows: 

                     

1 Grant Thornton: “Powering Northern Ireland A report exploring SONI’s role in the economy”, October 2016. Available here: 
http://www.grantthorntonni.com/globalassets/1.-member-firms/ireland/insights/publications/powering-northern-ireland_grant-
thornton.pdf  

http://www.grantthorntonni.com/globalassets/1.-member-firms/ireland/insights/publications/powering-northern-ireland_grant-thornton.pdf
http://www.grantthorntonni.com/globalassets/1.-member-firms/ireland/insights/publications/powering-northern-ireland_grant-thornton.pdf
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 Ensuring the security of electricity supply; 

 Ensuring the competitiveness of the economy; and 

 Ensuring the long-term sustainability of electricity supply. 

In order to achieve these strategic objectives, we must invest in the development 

and maintenance of the electricity transmission network.  Drivers of investment 

include: 

 Securing transmission network supplies; 

 Promoting market integration; and  

 Facilitating the economic and efficient integration of Renewable Energy 

Sources (RES) and complementary thermal generation. 

As demand or generation changes, or as the transmission network becomes more 

interconnected with neighbouring transmission networks2, the flow of electrical energy 

throughout the transmission network changes.  To accommodate these changes in 

power flows it is often necessary to modify or strengthen the transmission network 

to ensure performance and reliability levels are upheld.  SONI and NIE Networks 

are obliged to develop an economic, efficient and coordinated transmission system.3 

In addition, the condition of transmission network assets is a factor.  The timely 

maintenance or replacement of assets is required to provide the necessary level of 

security of supply. This is the responsibility of NIE Networks, 

                     
2 The European electric power transmission networks are interconnected, so as to be able to transmit energy from one 
country to the other. 
3 The Electricity (Northern Ireland) Order 1992, Article 12 
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Reinforcement drivers and needs can be separated into a number of categories: 

 Reinforcements required to support changes in, or connection of new 

generation; 

 Reinforcements related to interconnection; 

 Reinforcements to facilitate inter-regional power flows 

 Investments to address the condition of existing assets; and 

 Reinforcements required to support changes in, or connection of new demand 

SONI are currently changing the way we develop the grid through the production of 

‘Tomorrow’s Energy Scenarios’4, a new approach which involves developing a range 

of possible energy scenarios dealing with renewables and electrification of heat and 

transport. 

In the process of developing the range of energy scenarios, key policy makers, 

industry experts, and stakeholders are asked how they see the energy landscape 

changing over time.  The final scenarios will be published and reviewed every two 

years. These scenarios will act as an input to our grid development process and 

aid in the identification of system needs, and the practicality and merit of different 

solutions.   

Transmission Network Reinforcements 

This development plan considers the 81 projects that are planned.  Of this, 40 are 

NIE Networks asset replacement projects, and 41 are network development projects.  

The network development projects are shown by region and project category in 

Table E-1 below. 

                     
4 http://www.soni.ltd.uk/media/documents/TES-NI-2019-Consultation.pdf 
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Table E-1: Summary of Number of Network Development Projects in Progress by 
Region and Project CategoryNetwork Development Projects by Planning Area 

Project 
Category 

North and West South-East 
Projects in Both 

Areas 
TOTAL 

New Build 9 9 0 18 

Uprate/ 
Modify 

8 7 5 20 

Refurbish/ 
Replace 

0 0 0 0 

Combination 0 3 0 3 

TOTAL 17 19 5 41 

 

As well as the project categories detailed in Table E-1, Appendix B highlights the 

drivers and needs of each project. 

Capital Expenditure 

SONI’s expenditure on transmission development projects is estimated at 

£42.1 million for the period 2019 – 2028.  This figure is the amount required to 

bring projects to the point of handover to NIE Networks.  The projects are subject 

to SONI’s governance procedures.  Estimated TAO costs associated with these 

projects are £449.2 million.  The Utility Regulator will determine the amount that 

can eventually be recovered from customer and generator tariffs for these projects. 

The Utility Regulator has already approved expenditure for asset replacement of 

£43.3 million for NIE Networks for the period 2017-20245.  There are two further 

asset replacement projects sitting outside this mechanism with indicative costs 

                     

5 See the NIE Networks RP6 final determination: https://www.uregni.gov.uk/nie-networks-rp6. Please note that the costs 
reported in the RP6 final determination are from 2015-16 and have been adjusted for inflation in this TDPNI for 2019. 

https://www.uregni.gov.uk/nie-networks-rp6
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estimated at £44.8 million6.  Asset replacement projects currently planned after are 

estimated to cost £66.2 million, subject to the next NIE Networks price control 

(RP7). 

Data Management 

Transmission network development is ever evolving.  To allow for comparison of 

network development projects on a year-on-year basis, data is represented at a 

fixed point in time – the data freeze date.  The data freeze date of TDPNI 2019 

is 1 January 2019. 

Strategic Environmental Assessment 

The TDPNI 2018-2028 was subject to Strategic Environmental Assessment7 (SEA) 

and Appropriate Assessment8 (AA) (see section 3.5.3).  An Environmental 

Appraisal Report (EAR) was carried out on TDPNI 2019-2028 to assess the 

Plan against the adopted SEA statement.  This EAR accompanies the TDPNI and 

the main findings have influenced and are incorporated into the Plan. 

                     
6 Coolkeeragh – Magherafelt 275 kV refurbishment and Ballylumford 110 kV switchboard replacement 
7 EU Directive (2001/42/EC) Strategic Environmental Assessment is a requirement for certain plans and programmes. 
8 EU Habitats Directive: Council Directive 92/43/EEC of 21st May 1992 on the conservation of natural habitats and of wild 
fauna and flora  
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1 INTRODUCTION 

The Northern Ireland transmission system is a network of 275 kV and 110 kV (and 

in future 400 kV) high voltage lines and cables. It is the backbone of the power 

system; efficiently delivering large amounts of power from where it is generated to 

where it is needed, safely and reliably. 

Electricity supply is essential to everyday life and to the local economy, and a 

reliable electricity network is the means by which we move electricity around 

Northern Ireland.  The development of transmission network infrastructure is, 

therefore, of strategic importance. 

This TDPNI outlines the: 

 Drivers of network development; 

 Network investment needs; and 

 Projects required to address these needs. 

1.1 Statutory and Legal Requirements 

Regulations that are relevant to planning the transmission network include: 

1.1.1 Statutory and Licence Requirements 

 The Electricity Order (Northern Ireland) 1992: 

- Article 12. 

 The Electricity Safety, Quality and Continuity Regulations (Northern Ireland) 

2012. 

 The Construction (Design and Management) Regulations (NI) 2016. 

 SONI’s TSO Licence: 

- Condition 18 – Transmission Interface Arrangements 
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- Condition 20 –  Operation of the Transmission System and the 

System Security and Planning Standards 

- Condition 40 – Transmission Development Plan NI 

 NIE Networks Transmission Licence: 

- Condition 19 – Developing and Maintaining the Transmission System 

1.1.2 European Statutory Requirements 

 Regulation (EC) No 714/ 2009 on conditions for access to the network 

for cross-border exchanges in electricity: 

-  Article 4; Article 8 paragraph 3(b); Article 12. 

 Directive 2009/ 72/ EC concerning common rules for the internal market in 

electricity: 

- Paragraphs 1 and 4 of Article 22. 

 Directive 2009/ 28/ EC on the promotion of the use of energy from 

renewable sources: 

- Paragraph 2 of Article 16. 

 Directive 2012/ 27/ EC on energy efficiency: 

- Paragraph 5 of Article 15. 

SONI is responsible for the planning and operation of the transmission network 

within Northern Ireland.  We have a licence obligation to produce both a TDPNI 

annually and tp contribute to a European Ten-Year Network Development Plan 

(TYNDP) every two years. 

NIE Networks is responsible for the development and maintenance of the 

transmission system9, including asset replacement projects, in accordance with the 

                     
9 NIE Networks Transmission Licence, Condition 19. Available here: https://www.uregni.gov.uk/sites/uregni/files/media-
files/NIE%20Transmission%20Licence%20effective%202%20October%202017.pdf  

https://www.uregni.gov.uk/sites/uregni/files/media-files/NIE%20Transmission%20Licence%20effective%202%20October%202017.pdf
https://www.uregni.gov.uk/sites/uregni/files/media-files/NIE%20Transmission%20Licence%20effective%202%20October%202017.pdf
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Transmission Interface Arrangements (TIA)10.  SONI reviews all asset replacement 

proposals and these are incorporated in this Plan. 

1.2 Context of the Plan  

This TDPNI covers a period of ten years which, as well as being a statutory 

requirement under our licence, is in line with the European Network of 

Transmission System Operators for Electricity’s (ENTSO-E) TYNDP.  As part of 

the preparation of the TDPNI, we consult with EirGrid as TSO in Ireland and with 

NIE Networks in compliance with the license condition.  SONI is obliged to 

undertake a public consultation on the draft TDPNI.  Following feedback received 

from the public consultation we update the TDPNI, as required, and provide a 

report to the Utility Regulator on feedback received.  We prepare the final version 

of the TDPNI and submit it to the Utility Regulator for approval. A public 

consultation on the TDPNI is held by the Utility Regulator for Northern Ireland 

before approval11. 

This TDPNI, TDPNI 2019-2027, has been assessed against the adopted SEA 

statement through the accompanying Environmental Appraisal Report (EAR).  Last 

year a Strategic Environmental Assessment (SEA) was undertaken on TDPNI 

2018-2027 under the provisions of the European Communities Directive 

2001/42/EC on the assessment of the effects of certain plans and programmes 

on the environment (SEA Directive) as transposed through the Environmental 

Assessment of Plans and Programmes Regulations (Northern Ireland) 2004 (S.R. 

280/2004).  A Habitat Regulations Assessment (HRA) was also prepared 
                     
10 These are described in section 3.3 
11 Directive 2009/28/EC, Article 22, Paragraph 4: “The regulatory authority shall consult all actual or potential system 
users on the ten-year network development plan in an open and transparent manner. Persons or undertakings claiming to be 
potential system users may be required to substantiate such claims. The regulatory authority shall publish the result of the 
consultation process, in particular possible needs for investments.” 
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(Council Directive 92/43/EEC, and Conservation (Natural Habitats, etc.) 

Regulations (Northern Ireland) 1995).  The SEA aims to provide a high level of 

protection for the environment and to promote sustainable development.  The SEA 

and HRA are anticipated to be valid for five years. 

The Transmission Asset Owner (TAO), NIE Networks, is responsible for the 

detailed design and construction of projects.  NIE Networks is also responsible for 

delivering asset replacement projects 

The development of the transmission network involves forecasting future needs.  

Solutions chosen to address these needs must maintain security and quality of 

supply within standards, while balancing costs and environmental impacts.  The 

process is flexible to enable the long-term development of the network, and 

derogations against standards can be obtained in exceptional circumstances. 

Considerations that shape the medium and long-term development of the 

transmission network are outlined below. 

1.2.1 All-Island and European Context 

Our TSO licence obliges us to carry out transmission planning on a coordinated 

all-island basis in conjunction with EirGrid. This requirement is met by the System 

Operator Agreement in place between EirGrid and SONI.  Together we now publish 

All-Island Generation Capacity and Transmission Forecast Statements.  The aim of 

coordinated planning is to ensure, as far as possible, that projects developed, 

particularly in border areas, will benefit the entire island. 

European legislation requires all European TSOs to cooperate through ENTSO-E.  

ENTSO-E has six regional groups that co-ordinate network planning and 

development at regional level.  We are members of the Regional Group North Sea 

(RGNS), which also includes EirGrid and the TSOs of Belgium, Denmark, France, 
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Germany, Great Britain, Luxembourg, Netherlands and Norway. One of the duties 

of RGNS is to produce a Regional Investment Plan (RegIP) every two years.  

This RegIP together with the other five RegIPs feed into ENTSO-E’s Ten Year 

Network Development Plan (TYNDP). 

Projects of pan-European and regional significance12 are identified in the TDPNI 

using the following labels: “  TYNDP/ TYNDP_Project_No” or “  RegIP/ 

RegIP_Project_No”.  The most recent final versions of TYNDP13 and RGNS RegIP14 

were issued in 2018 and 2017 respectively.  Northern Ireland projects in European 

plans are listed in Appendix C. 

1.2.2 United Kingdom’s Referendum on EU Membership 

The United Kingdom’s June 2016 referendum on EU membership has presented 

uncertainties for the single electricity market on the island of Ireland. 

Regardless of the UK leaving the EU, there will always be many shared benefits 

of working closely with our nearest neighbours. We aim to maintain a strong 

relationship between Northern Ireland, Great Britain and Ireland on energy matters.  

This TDPNI is based on the most up-to-date information available at the freeze 

date of 01 January 2019.  Future TDPNIs will reflect any change in Northern 

Ireland’s relationship with the EU. 

1.3 Period Covered by the TDPNI 2019-2028 

TDPNI 2019-2028 presents our view of future transmission needs and our plan to 

develop the network through specific projects, to meet these needs over the next 

                     
12 Please see Appendix C for information on what qualifies a project to be of pan-European significance.  
13 TYNDP 2018 can be found here: https://tyndp.entsoe.eu/tyndp2018/ 
14 https://docstore.entsoe.eu/Documents/TYNDP%20documents/TYNDP2018/rgip_NS_Full.pdf 

https://tyndp.entsoe.eu/tyndp2018/
https://docstore.entsoe.eu/Documents/TYNDP%20documents/TYNDP2018/rgip_NS_Full.pdf
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ten years. It also includes NIE Networks’ view of asset replacement needs on the 

transmission system, including that provided for through its price control. 

It is possible that changes will occur in the need for, scope of, and timing of the 

listed developments.  Similarly, it is likely, given the continuously changing nature 

of electricity requirements, that new developments will emerge that could impact the 

plan as presented.  These changes will be identified in future studies and 

accommodated in future TDPNIs. As such, the long-term development of the 

network is under review on an on-going basis, and at least every year. 

This TDPNI presents the projects which are currently being advanced to solve the 

needs of the transmission network.  In addition, future needs that drive future 

potential projects are also discussed. 

1.4 Data Management 

Transmission network development is continuously evolving.  To help the comparison 

of network development projects year-on-year, and in the interest of routine 

reporting, data is represented at a fixed point in time – the data freeze date. 

The TDPNI summarises transmission projects applicable as at the data freeze date, 

1 January 2019.  Future TDPNIs will highlight the changes that have happened 

since the previous Plan. 

1.5 Planning Area Categorisation 

Power flows on the transmission network are not contained within specific localities.  

Therefore, from a transmission planning viewpoint, it is more appropriate to 

represent planning areas that best reflect the conditions and power flows on the 

transmission network.  For this purpose we refer to two planning areas in Northern 

Ireland: 
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 The North and West; and 

 The South-East. 

The regions and planning areas that best reflect the conditions and power flows on 

the transmission network are illustrated in Figure 1-1 below. 

 

Figure 1-1 Illustration of the Northern Ireland planning areas 
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1.6 The TDPNI and Other EirGrid Group Publications  

SONI and EirGrid are responsible for the publication of a number of statutory 

documents under their respective TSO licences. Two of these documents (the 

Generation Capacity Statement and the Ten Year Transmission Forecast Statement) 

are published on an all-island basis by both TSOs. 

The other statutory documents published by both SONI and EirGrid are detailed 

below. 

1.6.1 Generation Capacity Statement 

The Generation Capacity Statement (GCS) is published annually by SONI and 

EirGrid. The GCS provides: 

 A ten year forecast of electricity demand in Ireland and Northern Ireland; 

 Contracted changes to conventional generation; 

 Forecasted changes to renewable generation; and 

 A ten-year forecast of the generation capacity required to meet demand.  

The most recent version of the GCS is Generation Capacity Statement 2019-2028 

and is available from the SONI website15. 

1.6.2 Ten Year Transmission Forecast Statement 

The Ten Year Transmission Forecast Statement (TYTFS) is published annually by 

SONI and EirGrid. The TYTFS provides: 

 Network models and data of the all-island transmission system; 

 Forecast generation capacity and demand growth (taken from the GCS); 

 Maximum and minimum fault levels at transmission system stations; 

                     
15 http://www.soni.ltd.uk/media/documents/Generation_Capacity_Statement_2018.pdf 

http://www.soni.ltd.uk/media/documents/Generation_Capacity_Statement_2018.pdf
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 Predicted transmission system power flows at different points in time; and 

 Demand and generation opportunities on the transmission system. 

The most recent version of the TYTFS is Ten Year Transmission Forecast 

Statement 2018 and is available from the SONI website16. 

1.6.3 Transmission Development Plan (Ireland) 

The Transmission Development Plan (TDP) for Ireland is published annually by 

EirGrid.  It is the equivalent document to the TDPNI for Ireland and is the plan 

for the development of the Irish transmission network and interconnection.  It covers 

a ten year period.  The TDP presents projects that are needed for the secure 

operation of the Irish transmission network.  At the interface, the two plans must 

talk to each other. 

The most recent version of the TDP (Ireland) is TDP 2018-2027 and is 

available from the EirGrid website17. 

1.6.4 Associated Transmission Reinforcements 

Associated Transmission Reinforcements (ATRs) refer to new or upgraded 

transmission infrastructure. They are associated with a generation project and must 

be complete to release a generation project’s Firm Access Quantity (FAQ) 

allocation.  To achieve firm access up to its Maximum Export Capacity (MEC) 

value in the Single Electricity Market, the generation project must be connected via 

its permanent connection as well as its ATRs being complete. Planned ATRs are 

captured within this TDPNI. 

 

                     
16 http://www.soni.ltd.uk/media/documents/TYTFS-2018-FINAL-HI-RES.pdf  
17 http://www.eirgrid.ie/site-files/library/EirGrid/Transmission-Development-Plan-2018-2027.pdf  

http://www.soni.ltd.uk/media/documents/TYTFS-2018-FINAL-HI-RES.pdf
http://www.eirgrid.ie/site-files/library/EirGrid/Transmission-Development-Plan-2018-2027.pdf
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SONI publishes ATR status reports on its website  so that generators can track 

the status of the ATRs associated with their generation project(s). Where the 

scheduled FAQ date for a generation project changes as a result of a change to 

the scheduled completion date or the completion of an ATR for that generation 

project, the customer is notified in writing, and the website is updated.  
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1.7 Changes Since TDPNI 2018-2027 

Since the production of TDPNI 2018-2027, a number of SONI projects have been 

started, completed, cancelled or put on hold: 

Table 1-1 Project changes since TDPNI 2018-2027 

Project Status 

Coleraine, Omagh and Tamnamore Reactive 

Compensation 

Cancelled 

Compressed Air Energy Storage Scheme 

Connection 

Connection offer expired, project 

cancelled 

Drumquin18 110/33 kV Cluster  Connected Jul-2018 

Fair Head/Torr Head Tidal Connection Connection application withdrawn 

Kells Remote Control Cancelled 

Kells Inter-bus Transformer 2 Replacement Cancelled 

Ballylumford-Eden 110 kV Circuit Uprate Formerly part of the 

“Ballylumford – Castlereagh 110 

kV Circuits Refurbishment” 

project 

Eden-Carnmoney 110 kV Circuit 

Uprate/Reconfiguration 

Carnmoney-Castlereagh 110 kV Circuit 

Uprate/Reconfiguration 

Ballylumford – Castlereagh 110 kV Circuits 

Refurbishment 

Scope changed, now split into 3 

projects 

Castlereagh Reactors Scope changed, now includes 

reactors at Castlereagh (x2), 

Hannahstown (x1) and 

                     
18 Previously known as Curraghamulkin in TDPNI 2018-2027 
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Tandragee (x1) 

Gort 110/33 kV 2nd Transformer New project 

Coolkeeragh Reactive Compensation New project 

Coolkeeragh – Magherafelt 275 kV Switchgear New project 

Omagh Main – Dromore Third Circuit New project 

Strabane – Omagh 110 kV Uprate New project 

East Tyrone Reinforcement Project New project 

Rasharkin Cluster 110/33 kV 2nd Transformer New project 

Tamnamore – Drumnakelly 110 kV Uprate New project 

Moyle 275 kV Reinforcement New project 

North West of NI 110kV Reinforcement Formerly one project – “NW of 

NI Reinforcement” North West of NI Large-scale Reinforcement 

Coolkeeragh – Strabane 110 kV Uprate Formerly part of the “NW of NI 

Reinforcement” project Coolkeeragh – Killymallaght 110 kV Uprate 

Killymallaght – Strabane 110 kV Uprate 
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1.8 Changes Since the Freeze Date 

The freeze date of TDPNI 2019-2028 was 1 January 2019. Between that date 

and February 2020, the following changes have occurred: 

Project Change 

Agivey Cluster Estimated completion date Summer 2022 

Kells Cluster Estimated completion date Summer 2024 

Kells Inter-bus Transformer 

1 Replacement 

Erroneously stated as cancelled during the SONI 

consultation on TDPNI 2019-2028 – this project is 

going ahead and is expected to be completed by 

2024. 

 

2 STRATEGY FOR DEVELOPING THE GRID 

As the TSO for Northern Ireland, we have a statutory duty to ensure the 

transmission network is able to support all reasonable demands for electricity.  In 

addition, we are required to enter into agreement for connection with parties 

seeking to connect to the transmission network.  This in turn supports economic 

development in Northern Ireland. 

Changes to demand, generation merit order, or to interconnection with neighbouring 

transmission networks may alter the flow of electrical power throughout the Northern 

Ireland transmission network.  To accommodate these changes in power flows it is 

often necessary to reinforce the transmission network to ensure adequate 

performance and reliability levels are maintained, and that the cost of constraints is 

minimised. 
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The Northern Ireland electricity industry and its development take direction from a 

number of broad local19 and European20 strategic objectives.  These objectives 

guide investment in the Northern Ireland transmission network and are summarised 

in the legislation21 which, requires SONI to: 

 ensure the development and maintenance of an efficient, co-ordinated and 
economical system of electricity transmission which has the long-term ability 
to meet reasonable demands for the transmission of electricity; and 

 contribute to security of supply through adequate transmission capacity and 
system reliability; and 

 facilitate competition in the supply and generation of electricity 

To ensure these objectives are met we must provide on-going and timely 

reinforcement of the Northern Ireland transmission network. 

In the development of the network reinforcements we are led by the following 

strategy statements: 

 Inclusive consultation with local communities and landowners will inform how 

we plan the development the network; 

 All practical technology options will be considered for network development; 

and 

 The network will be optimised to minimise the requirement for new 

infrastructure to be built. 

 

                     
19 The Strategic Energy Framework can be found here: https://www.economy-
ni.gov.uk/sites/default/files/publications/deti/sef%202010.pdf. Note that the SEF expires in 2020 and there is currently 
nothing in place beyond this date. The Department for the Economy is currently in the process of producing an energy 
strategy for NI beyond 2020. 
20 http://ec.europa.eu/energy/en/topics/energy-strategy/2030-energy-strategy  
21 Article 12, The Electricity (Northern Ireland) Order 1992 

https://www.economy-ni.gov.uk/sites/default/files/publications/deti/sef%202010.pdf
https://www.economy-ni.gov.uk/sites/default/files/publications/deti/sef%202010.pdf
http://ec.europa.eu/energy/en/topics/energy-strategy/2030-energy-strategy
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3 GENERAL APPROACH TO DEVELOPING THE GRID 

3.1 Scenario Planning 

As TSO, we are obliged to plan the development of a safe, secure, reliable, 

economical, efficient, and coordinated transmission network that is able to meet all 

reasonable demands for electricity, in accordance with the activities permitted by our 

licence. 

We plan the development of the transmission network taking account of the long-

term needs and the economics of various development options.  The need for 

development is determined by assessing long-term future network performance 

against technical standards.  These technical standards are embodied in the 

Transmission System Security and Planning Standards22 (TSSPS), which are 

approved by the Utility Regulator.  When it is established that expected changes 

across the network cannot be accommodated without violating the performance 

criteria outlined in the TSSPS, a range of issues are considered in selecting a 

transmission reinforcement strategy. 

When assessing development options to address future potential network needs, we 

consider the impacts of each possible option on other potential development needs. 

Sometimes by making more effective use of the existing network, we can delay 

large investment or avoid the need for additional circuits. In some cases, a 

proposed project may meet more than one development requirement and prove 

more economic and have less impact on the environment than multiple projects. 

Where possible, we seek to find single development projects to meet multiple 

network requirements. 

                     
22 http://www.soni.ltd.uk/media/Northern-Ireland-TSSPS-September-2015.pdf 
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3.2 Planning Standards 

To ensure transmission system reliability and security, predicted power flows of the 

network are compared with the requirements of the Transmission System Security 

and Planning Standards (TSSPS). 

The TSSPS establishes a set of design criteria for the transmission system.  This 

includes setting the minimum level of redundancy that should be incorporated into 

the design to deal with credible faults and outages.  The standard includes 

checking for any circuits that would be overloaded or where voltages would fall 

below statutory levels. 

SONI assesses the present and future transmission system against these standards 

and, when breaches are forecast, establishes plans to address those breaches.  

However, in some limited circumstances it may be more appropriate to seek 

derogation in the particular case (such as economic reasons).  This derogation 

would be directed by The Utility Regulator following consultation with SONI and 

materially affected electricity undertakings, including the TAO and the TSO of 

Ireland. 

3.3 Roles and Responsibilities 

There are three parties licensed to participate in the transmission of electricity in 

Northern Ireland.  Northern Ireland Electricity Networks (NIE Networks) is 

responsible for the development and maintenance of the transmission system in 

accordance with the Transmission Interface Arrangements (TIA), as mandated by 

Condition 18 of the SONI licence.  SONI holds the Transmission System Operator 

license and is responsible for the operation and planning of the transmission 

system.  Moyle Interconnector Limited also holds a transmission licence as the 

owner of the interconnector to Scotland. 



 

Transmission Development Plan Northern Ireland 2019-2028  Page 39 

The arrangements between NIE Networks and SONI are governed by the 

Transmission Interface Arrangements (TIA).  The TIA arrangements include 

responsibilities regarding the preparation of draft asset replacement plans by NIE 

Networks and the system development plans prepared by SONI.  The TIA allows 

for the ongoing development of an asset replacement and system development 

investment plan. SONI is responsible for ensuring that asset replacement and 

system development are integrated into an investment plan. 

Some projects included in the investment plan will be well developed whereas 

others will be conceptual or indicative and therefore more likely to be changed from 

year to year.  The plan is modified regularly as planning assumptions and 

scenarios are changed. 

The investment plan is then circulated between SONI and NIE Networks before 

becoming a draft Transmission Development Plan Northern Ireland (TDPNI) and is 

subject to a Strategic Environmental Assessment (SEA).  After the SEA process 

is complete, the plan is finalised as the annual TDPNI.  The draft TDPNI is 

subject to public consultation23 by SONI and consultation and approval by the Utility 

Regulator. 

3.4 SONI’s Grid Development Process 

The planning of grid development projects by SONI is done under a three part 

process (See Figure 3-1 below).  Asset replacement projects are progressed 

separately by NIE Networks.  The process includes for stakeholder and public 

participation in the development of projects. 

                     
23 In parallel with the SEA process 
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Figure 3-1: SONI’s Grid Development Process 

Part 1: Planning: Identifying the optimum solution and what area may be affected 

When a potential breach of the standards is identified, SONI will study the potential 

breach in detail including any other related issues.  Consistent with good practice, 

as set out in the TSSPS, SONI may seek ways that would allow the potential 

breach to be managed operationally and put into place any changes to operational 

practice as may be required.  However, in certain cases where that operational 

mitigation would lead to unacceptable cost or risk for customers, SONI will a need 

case to develop the transmission system. 

When we identify the need to develop a transmission project we then have to 

consider how it is best delivered. This means looking at a number of solutions and 

narrowing these down based on their technical viability, deliverability, cost, potential 

impact on the environment and on those living and working in the general area 

where the project may be located.  This process is conducted in close cooperation 

with NIE Networks. 
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The steps in planning are to first identify a long list of options across a range of 

different technologies.  Such options will include the need for any new substations 

or overhead line and underground cables.  In some cases where appropriate the 

use of flexible AC transmission systems (FACTS) and HVDC will also be 

considered depending on the need identified.  The long list of options will be 

assessed against multi-criteria analysis including , technical implications, asset 

management issues, environmental and cost benefit assessments to identify a 

shorter list of potential options. 

SONI will then consider the short list in greater detail, continue to engage with 

NIE Networks and in some cases engage expert consultants to assist.  These 

studies may include sensitivity studies to assess the performance of the options 

against different generation and demand assumptions.  The process culminates with 

a recommendation for a preferred solution and tiering to establish the level of 

stakeholder engagement and consultation required. 

At this stage SONI will engage with the Utility Regulator in regard to cost recovery. 

Depending on the nature of the project, SONI will seek to engage with key 

stakeholders before progressing the recommendation further.  SONI will consider the 

stakeholder engagement findings and amend any plans accordingly before 

progressing further.  It will also publicise the results of the stakeholder engagement 

process and its decision. 

In parallel with the stakeholder engagement phase, and recognizing that the Utility 

Regulator is also a key stakeholder, SONI will seek approval for cost recovery 

through The Utility Regulator and progress the project to the outline design stage.  

This stage will identify any study areas for identification of new substations or 

corridors for overhead line and/or cable routes. 
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Part 2: Outline Design: Identifying where the project will be built 

SONI manages the pre-construction outline design of transmission projects once the 

need has been identified (part 1). This also includes consultation with the TAO, 

NIE Networks. The projects can involve the development of new substations, 

overhead lines or cable circuits operating at 110 kV and above.  

SONI is responsible for preparing documentation required to apply for planning 

consent for the development of the projects - this entails developing the design to 

the level required for obtaining planning consent including any necessary 

environmental reports or assessments, and consultations with stakeholders and 

landowners to obtain the right to gain access and install transmission equipment on 

their lands.  

Part 3: Consents: Planning application to project handover to NIE Networks 

SONI submits planning applications with the relevant planning authority. SONI is 

also responsible for submitting any other consent applications that may be required, 

e.g. Marine License with the relevant consenting authority.  The planning authority 

will make a legally binding decision on the project. It may grant full planning 

permission, grant permission on the basis that we make changes, or refuse 

permission. SONI is also responsible for the acquisition of any wayleaves, 

easements, access rights, land options, leases and any other legal rights required 

for the installation of the new infrastructure. 

Following receipt of planning and landowner consents the project is handed over to 

NIE Networks for detail design. This includes a review of the SONI functional 

specification (outline design and consents) and preparation of a design 

specification. Separate preconstruction work for NIE Networks will include tendering 

and procurement. Following receipt and review of the design specification from NIE 



 

Transmission Development Plan Northern Ireland 2019-2028  Page 43 

Networks, SONI issues a Transmission Project Instruction and enters into a Project 

Agreement with NIE Networks.  NIE Networks then deliver the project.   

3.5 Public Planning and Environmental Considerations 

Planning and environmental considerations integrated into the three part process for 

grid development.  This section details SONI’s public planning and environmental 

responsibilities and how these issues are considered in grid development (See also 

Section 4). 

3.5.1 Public Planning Considerations 

SONI is supported by experienced professional planning and ecological consultants. 

These consultants assist in the development of transmission infrastructure projects, 

and in other aspects of network development, from a planning and environmental 

perspective. 

3.5.2 Environmental Considerations 

Environmental considerations are integrated into the functioning of grid development 

at both the strategic (i.e. Plan level) and at the project level. 

The requirements for Environmental Impact Assessment (EIA- for projects) and 

Appropriate Assessment (AA) (see below) are transposed into Northern Ireland 

law in Statutory Rules of Northern Ireland 2017 No. 83  The Planning 

(Environmental Impact Assessment) Regulations (Northern Ireland) 2017 and 

Conservation (Natural Habitats) Regulations 1995 (as amended). 

Where necessary, applications for statutory consent are accompanied by an 

Environmental Statement (ES) or an Environmental Report (ER) the need for a 

statutory ES is informed by way of an EIA Screening report. 
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Similarly, screening for the need for AA for impacts on sites specifically designated 

for nature conservation is routinely undertaken for all our grid projects. 

3.5.3 Strategic Environmental Assessment 

Strategic Environmental Assessment (SEA) is a systematic process of predicting 

and evaluating the environmental effects of a proposed plan or programme, in order 

to ensure that these effects are adequately addressed as early as possible.  A 

SEA is prepared in respect of this transmission development plan.  The purpose of 

the SEA is to ensure that environmental considerations are integrated into the 

development plan and that to anticipate and avoid, where possible, potential 

adverse environmental impacts arising from the TDPNI. 

The SEA has a five year lifespan, with review and drafting processes for the next 

SEA beginning in the final year. An SEA was carried out on TDPNI 2018-2027.  

However, as the preparation of a TDPNI is an annual rolling process, each TDPNI 

prepared is accompanied by an Environmental Appraisal Report (EAR) which 

assesses the plan against the provisions of the adopted SEA statement.  This 

process ensures consistency of approach in environmental issues of each TDPNI 

across the lifespan of the SEA. 

A summary of the environmental assessment and mitigation measures of this SEA 

is presented in Section 8 of this report.  The relationship between the TDPNI, 

SEA and EAR is set out graphically in Figure 3-2 below. 
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Figure 3-2 Structure for TDP, SEA, and associated EARs 

 

Environmental Impact Assessment (EIA) 

EIA is the process of examining the environmental effects of projects, from 

consideration of environmental aspects at design stage, to preparation of a non-

statutory Environmental Report, through to preparation of an Environmental 

Statement (ES).  Projects where an ES is mandatory are identified in Annex I of 

the EIA Directive.  This includes transmission of electricity by overhead lines 

where: 

 The voltage is 220 kV or more; and 

 The circuit length is more than 15 km. 

An ES may be required for sub-threshold development where likely significant 

impacts on the environment are identified by the relevant planning authority. 
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The content and scope of the EIS is defined by the EIA Directive; however, detail 

varies between projects depending on local environmental sensitivities. 

Appropriate Assessment (AA) 

In accordance with the provisions of the EU Habitats Directive (92/ 43/ EEC), 

any plan or project not directly connected to a Natura 2000 site (Special Area of 

Conservation (SAC) or Special Protection Area (SPA)), that is likely to have a 

significant effect on the site, is subject to Appropriate Assessment (AA) of its 

implications on the site. 

The Habitats Directive is implemented via the Conservation (Natural Habitats) 

Regulations 1995 (as amended) in Northern Ireland. 

The Appropriate Assessment process in Northern Ireland is generally referred to as 

a Habitats Regulations Assessment (HRA).  A Screening for Appropriate 

Assessment is referred to as a Test of Likely Significance (ToLS), with the 

resultant report being referred to as a ToLS Report. 

In Northern Ireland, the HRA process is undertaken by Shared Environmental 

Services (SES), a centralised body comprising specialist staff that provides expert 

environmental advice and support to Councils.  SONI as project proponent will 

usually submit a ToLS Report or a HRA Report as part of a bundle of 

environmental information when seeking planning permission. 
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4 IMPLEMENTATION: HOW THE STRATEGY FOR 
DEVELOPING THE GRID WILL BE IMPLEMENTED 

In this chapter we set out how our strategy for developing the grid is implemented.  

SONI is responsible for the inclusion of asset replacement projects in the 

investment plan and TDPNI, but the delivery of these asset replacement projects 

(including planning, consents and all detailed assessments) are the responsibility of 

the TAO, NIE Networks. 

SONI’s strategy for planning the development of the grid is discussed under the 

following headings: 

 Our approach to the environment; 

 Our approach to technology; 

 Our approach to project development; 

 Our approach to planning and consenting of projects; and 

 Our approach to consultation and engagement. 

These topics build upon the previous chapter which detailed our general approach 

to developing the grid.  Policies and objectives are set out to assist in delivery of 

the grid strategy objectives in a sustainable manner.  

4.1 Our Approach to the Environment 

4.1.1 Introduction 

SONI has a legal responsibility to comply with planning law, including all relevant 

environmental legislation.  In practice, this means that environmental issues inform 

the decision making process when it comes to developing the grid in Northern 

Ireland. 
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This TDPNI is subject to Strategic Environmental Assessment as outlined in 

previous sections. (See Chapter 8 for a detailed description of the process.) 

Planning and environmental considerations are embedded into every grid 

development project that SONI undertakes in order to ensure that environmental 

issues are at the forefront of decision-making.  Early involvement in projects allows 

potential environmental issues to be identified and avoided or managed in the 

course of project development. 

4.1.2 Policies and Objectives 

The following environmental policies (ENVP) have been compiled to ensure that 

SONI has due regard for existing environmental protection legislation and 

environmental best practice when developing projects. 

Environmental objectives (ENVO) have also been developed for a number of 

environmental topics. 

4.1.3 General 

It is the policy of SONI: 

ENVP1: To promote best environmental practice in the design and appraisal of 

transmission development projects. 

4.1.4 Biodiversity 

It is the policy of SONI: 

ENVP2: To exercise its functions as a TSO in line with the Wildlife and 

Natural Environment Act (Northern Ireland) 2011 and the Northern Ireland 

Biodiversity Strategy (2015) to further the conservation of biodiversity so far as 

is consistent with the proper exercise of those functions. 
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ENVP3: To avoid adverse effects on sites designated for nature conservation 

including, Special Conservation Areas, Special Protection Areas, RAMSAR Sites, 

Areas of Special Scientific Interest and National Nature Reserves. 

ENVP4: To protect NI priority species and habitats and other species protected 

under legislation in the development of any transmission infrastructure and to 

preserve key ecological linkage features  

It is the objective of SONI: 

ENVO1: To prepare and utilise industry specific Ecology Guidelines for the 

development of Transmission projects.  This will ensure a standard approach to 

ecological impact assessment for transmission projects. 

4.1.5 Climate Change 

It is the policy of SONI: 

ENVP5:  To integrate measures related to climate change into grid development, 

by way of both effective mitigation and adaptation responses, in accordance with 

available guidance and best practice. 

4.1.6 Noise 

It is the policy of SONI: 

ENVP6: To employ methods on transmission infrastructure which minimise noise 

emissions in line with best industry practice. 

It is the objective of SONI: 

ENVO2: To give careful consideration to the siting of transmission infrastructure 

so as to ensure that noise-sensitive receptors are protected from potential noise 

emissions. 
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ENVO3: To seek to preserve and maintain noise quality in accordance with 

good practice and relevant legislation. 

4.1.7 Landscape 

It is the policy of SONI: 

ENVP7: To have regard to the Northern Ireland Landscape Character 

Assessment 2000, and the Northern Ireland Seascape Character Assessment in 

the design and appraisal of its transmission development projects. 

It is the objective of SONI: 

ENVO4: To protect landscapes through the sustainable planning and design of 

transmission infrastructure and to have regard to important landscape 

designations including AONBs and the World Heritage Site. 

4.1.8 Cultural Heritage 

It is the policy of SONI: 

ENVP8: To take reasonable measures to ensure that the special interest of 

protected structures, including their curtilages and settings, are protected when 

considering site or route options for the planning of transmission infrastructure. 

ENVP9:  To protect archaeological material when planning transmission 

infrastructure, by avoidance or by best practice mitigation measures. 
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4.1.9 Water 

It is the policy of SONI: 

ENVP10: That there is no increase in flood risk as a result of transmission 

development, and to ensure any flood risk to the development is appropriately 

managed. 

ENVP11: To promote the use of sustainable urban drainage systems in any 

new developments where it is appropriate. 

ENVP12: To have regard to Planning Policy Statements and Supplementary 

Planning Guidance: PPS 15 Planning and Flood Risk Development Control 

Considerations in the preparation of grid development strategies and plans. 

It is the objective of SONI: 

ENVO5: That all grid development proposals, and in particular, transmission 

substation developments, shall carry out, to an appropriate level of detail, a 

site-specific Flood Risk Assessment that shall demonstrate compliance with all 

current Guidelines, standards and best practice.  The Flood Risk Assessment 

shall pay particular emphasis to residual flood risks, site-specific mitigation 

measures, flood-resilient design and construction, and any necessary 

management measures. 

4.1.10 Air Quality 

It is the policy of SONI: 

ENVP13: To preserve and maintain air quality in accordance with good practice 

and relevant legislation in the proposed construction of its transmission projects. 

ENVP14:  To ensure appropriate dust suppression during construction works. 
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4.1.11 Tourism 

It is the policy of SONI: 

ENVP15: To consider the potential impact upon tourism in the planning of 

transmission projects. 

It is the objective of SONI: 

ENVO6: To identify the nature of tourism in a project area; to consider the 

cumulative / in combination impact on tourism of a project and to consider 

short term and long term impacts of grid development projects on tourism as 

appropriate. 

4.1.12 Conclusion 

All of the environmental policies and objectives detailed above are assessed against 

Strategic Environmental Objectives.  This is provided in the SEA Environmental 

Report. 

4.2 Our Approach to Technology 

4.2.1 Introduction  

As outlined in Chapter 2 of this document, the SONI Strategy sets out three 

strategy statements, two of which directly relate to technology in transmission 

infrastructure development: 

 We will consider all practical technology options; and 

 We will optimise the existing grid to minimise the need for new 

infrastructure. 
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The use of new technologies can bring a number of advantages, including 

enhanced operational performance, improved system reliability, shortened construction 

times and reduced impact on the environment. All of these have the potential to 

reduce system costs. 

We have developed a world-leading initiative “Delivering a Secure, Sustainable 

Electricity System” (DS3 programme).  The aim of the programme is to meet the 

challenges of operating the electricity system in a secure manner while achieving 

the 2020 renewable electricity targets.  The programme is designed to ensure that 

we can securely operate the power system with increasing amounts of variable 

renewable generation over the coming years.  

We continued to examine the performance of underground cables and their technical 

impact on the network, noting their advantage in terms of the potential for reduced 

visual impact compared with overhead lines.  However, this must be balanced 

against costs as well as the potential impacts on sensitive environmental and 

ecological areas from what can be significant civil engineering works.  We will 

continue to assess technological developments in this area to ensure the full 

capability of this technology is available for use on the NI grid. 

The transmission grid in Northern Ireland, similar to other European and 

international grids, uses high voltage alternating current (HVAC).  Where power is 

to be transferred over long distances it may be cost effective and technically 

possible to do so using high voltage direct current (HVDC).  Over the last 

number of years we have continued to examine the performance of HVDC and its 

technical impact on the network. 

Demand Side Management and Response has been used in Northern Ireland for 

many years, primarily at industrial level. It works by customers reducing their 
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electricity consumption on request.  This helps us to operate the grid more 

securely.  

We are also investigating the use of modular power flow control technologies that 

may enable us to make better use of the existing transmission network. 

In most cases overhead line technology remains the most reliable and least 

expensive option for developing new circuits. 

Over the last number of years, we have learned that the level of uncertainty over 

the future usage of the grid is increasing.  To cater for this, we are changing 

how we plan the grid.  Our new approach involves developing a range of energy 

scenarios (possible situations or events that impact on energy) called ‘Tomorrow’s 

Energy Scenarios’. 

In the process of developing the range of energy scenarios, key policy makers, 

industry experts, and stakeholders are asked how they see the energy landscape 

changing over time.  The final scenarios will be published and reviewed every two 

years. We will use these scenarios throughout our planning analysis to assess the 

future needs of the electricity system, and to test the practicality and merits of 

different options for grid development.  These scenarios were consulted upon by 

SONI from September to November 201924. Once the scenarios are finalised they 

will serve as an input to our grid development process and consequently future 

iterations of the TDPNI. 

                     
24 http://www.soni.ltd.uk/newsroom/press-releases/tomorrows-energy-scenario/ 

http://www.soni.ltd.uk/newsroom/press-releases/tomorrows-energy-scenario/
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4.2.2 Policies and Objectives  

It is the policy of SONI: 

TP1: To promote and facilitate the sustainable development of a high-

quality transmission grid to serve the existing and future needs of NI. 

TP2: To consider all practical technology options in the development of 

projects, including maximising use of existing transmission grid. 

4.3 Our Approach to Project Development 

4.3.1 Introduction 

SONI undertakes a number of grid development projects as part of its statutory role 

in planning the development of and operating the transmission grid. 

A focus in the development of our projects is on matters of proper planning and 

sustainable development.  This requires a careful balancing of the technical need 

and solutions for a project with appropriate and adequate opportunities for public 

participation in the project development process. 

SONI has established an approach to developing grid projects in Northern Ireland.  

This is a three part process, from the identification of a need to develop the grid 

to the eventual hand over to NIE Networks for construction and operation of a 

project by SONI.  This approach integrates the technical development of a project 

with increased and enhanced engagement with stakeholders, communities and 

landowners.  We are now progressing with a managed transition to full 

implementation of this approach across our grid development projects. 
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4.3.2 Policies and Objectives 

The following policies and objectives have been adopted by SONI in order to 

ensure an appropriate and sustainable approach to the development of our 

transmission projects. 

It is the policy of SONI: 

PDP1: To develop projects in accordance with SONI’s Process for Developing 

the Grid in Northern Ireland. 

PDP2: To promote sustainable grid development by balancing complex and/or 

competing technical, economic, environmental, social and deliverability goals and 

priorities in decision-making. 

PDP3:  To ensure that grid development is carried out in an economically 

efficient manner, and seek derogation from the Utility Regulator when this is not 

possible. 

4.4 Our Approach to Planning and Consenting of Projects 

4.4.1 Introduction 

The SONI license requires it to plan and operate the transmission system.  SONI 

is also required to carry out these duties in accordance with the TIA.  The TIA 

requires SONI to develop the design of projects to the point where consents are 

obtained.  Our grid developments occur within a planning and environmental context.  

In this context the focus is on matters of proper planning and sustainable 

development, and where public participation is of key importance, as is the 

environmental and ecological impact of our projects, along with providing an 

economic solution for end-users of the network. 
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4.4.2 Policies and Objectives 

The following policies and objectives have been adopted by SONI in order to 

ensure an appropriate and sustainable approach to the planning and consenting of 

our transmission projects. 

It is the policy of SONI: 

PCP1: To have regard to relevant legislation and guidelines in respect of 

planning and consenting of transmission infrastructure development projects, and 

make provision for any policies for the provision of transmission infrastructure set 

out in these documents. 

PCP2: To have regard to precedent arising from decisions of the Competent 

Authorities, and of the High Court in Judicial Review of decisions, relating to 

the planning and consenting of transmission infrastructure development projects. 

PCP3: To promote sustainable grid development by balancing complex and/or 

competing technical, economic and environmental goals and priorities in decision-

making. 

4.5 Our Approach to Consultation and Engagement 

4.5.1 Policies and Objectives 

The following policies and objectives have been adopted by SONI in order to 

ensure an appropriate and sustainable approach to consultation and engagement in 

the development of our transmission projects. 
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It is the policy of SONI: 

CEP1: To consult and engage with statutory and non-statutory stakeholders, 

including communities, landowners and the general public, at the earliest 

appropriate stage of a project’s development. 

CEP2: To recognise and develop the essential role that communities, 

landowners and other stakeholders play in transmission infrastructure development, 

and to engage with different stakeholders as appropriate during the life of a 

grid development project. 

CEP3:  To ensure consultation and engagement feedback is appropriately 

considered in decision making. 
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5 INVESTMENT NEEDS 

SONI is responsible for planning and operating an economic, efficient and 

coordinated electricity transmission network in Northern Ireland.  Key to achieving 

this is a reliable and high-quality electricity infrastructure which powers the NI 

economy and supports investment in the region.25  

The Strategic Energy Framework (SEF)26 released in 2010 sets out Northern 

Ireland’s energy future.  Investment in the transmission system is necessary to 

enable Northern Ireland’s transition to a low carbon energy future.  The SEF 

expires in 2020 and there is currently nothing in place beyond this date, however 

it is assumed that decarbonisation targets will continue to increase beyond 2020. 

In 2019, the UK government set a legally binding target of full decarbonisation by 

2050 and it is anticipated that future energy policy in Northern Ireland will reflect 

this.  The Department for the Economy is currently engaged in drafting a 

replacement for the SEF and SONI is engaged in this process.  In this regard, 

the TDPNI is developed to support local government objectives and enable this 

energy transition. 

By facilitating new connections onto the network, reviewing maintenance plans and 

identifying the future electrical needs of Northern Ireland, SONI can direct and plan 

investment in the transmission system. This investment will, in turn, secure the 

electricity supply into the future. 

 

                     

25 Grant Thornton: “Powering Northern Ireland A report exploring SONI’s role in the economy”, October 2016. Available 
here: http://www.grantthorntonni.com/globalassets/1.-member-firms/ireland/insights/publications/powering-northern-
ireland_grant-thornton.pdf  
26 https://www.economy-ni.gov.uk/sites/default/files/publications/deti/sef%202010.pdf  

Note that the SEF expires in 2020 and there is currently nothing in place beyond this date. 

http://www.grantthorntonni.com/globalassets/1.-member-firms/ireland/insights/publications/powering-northern-ireland_grant-thornton.pdf
http://www.grantthorntonni.com/globalassets/1.-member-firms/ireland/insights/publications/powering-northern-ireland_grant-thornton.pdf
https://www.economy-ni.gov.uk/sites/default/files/publications/deti/sef%202010.pdf
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5.1 Policy Drivers of Transmission Network Investment  

In order to achieve the identified strategic objectives laid out by national and EU 

policies, we must continue to produce investment plans and progress individual 

projects to develop the electricity transmission network.  Specific drivers of 

investment in transmission network infrastructure are identified, and described in the 

following sections. 

5.1.1 Security of Transmission Network 

Security of supply generally addresses two separate issues: 

 The availability of primary energy resources and ability to generate sufficient 

electricity to meet demand (which is the responsibility of the UR and the 

Department for the Economy); and 

 The ability of the transmission network to reliably transport electrical energy 

from the generators, where it is generated, to the demand centres, where it 

is consumed, as set out in the TSSPS.  

The TDPNI is aimed at addressing the security of supply issues that relate to the 

transmission network. 

Therefore, for this document, security of supply means the ability of the 

transmission network to reliably and securely transport electrical energy from where 

it is generated to the demand centres where it is consumed. 

5.1.2 Market Integration 

With increased market integration, electrical power can flow from areas where it is 

cheap to produce to areas where it is more highly valued.  Therefore, the aim is 

to make the EU electricity markets more integrated. 
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The integration of RES and other forms of low carbon generation significantly 

increases the power exchange opportunities across the region.  Differences in 

national targets combined with varying availabilities of renewable sources across 

Europe will lead to greater penetration of RES in certain areas compared to others. 

Therefore, there is a need to reinforce the transmission networks between and 

within EU countries to obtain these economic benefits. 

5.1.3 Renewable Energy Sources Integration 

Developing renewable energy is an integral part of Northern Ireland’s sustainable 

energy objectives and climate change strategy. In comparison to fossil fuels, RES 

has lower or no net emissions when compared to fossil fuels. RES contribute to 

the decarbonisation of the energy supply and reduction in greenhouse gases 

emissions. They also contribute to energy security, being, for the most part, an 

indigenous energy source. In a period of volatile energy costs RES can also 

contribute to cost competitiveness by reducing dependence on imported fossil fuels. 

At the moment windfarms are the main sources of renewable electricity generation 

in Northern Ireland. However, as Europe moves to further decarbonise its energy 

system, it is expected that additional forms of renewable energy will be further 

developed e.g. solar, biomass, wave and tidal. 

In order to fulfil both European and local renewable targets27, many RES-related 

projects are expected to be initiated throughout the period of this TDPNI. Many of 

these projects are located in rural areas where the transmission network is less 

developed. This places pressure on the electricity transmission network in these 

                     
27 Northern Ireland currently has a non-binding target of 40% electricity consumption to be met by renewable sources by 
2020. This is currently under review by the Department for the Economy. 
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rural areas.  Significant challenges will arise in extending and reinforcing the 

network to connect new RES. 

5.2 Technical Drivers for Transmission Network Investment 

Technical drivers of transmission network investment include changes in demand, 

generation and interconnection, inter-regional power flows and changes in asset 

conditions. 

5.2.1 Demand, Generation and Interconnection 

Changes in Demand and Generation 

Demand growth and the connection of new demand can give rise to higher power 

flows which may trigger the need to reinforce the network as a result.  Closure or 

reduction in the size of demand facilities can reduce the power flows on lines 

feeding the load.  However, in certain cases where the demand is absorbing local 

generation and reducing the amount of generation exported from the area, the 

closure can lead to increased power flows on specific transmission lines. 

Our All-Island Generation Capacity Statement 2019 (GCS)28, available here29, 

details the forecast of electricity demand for the years 2019 to 2028.  The peak 

demand in Table 5-1 corresponds to the forecast median transmission system peak 

demand published in GCS 2019.  

                     
28 It is important to note that the information in the GCS 2018 is based on the best information available at the freeze 
date, October 2017.  
29 http://www.soni.ltd.uk/media/documents/Generation_Capacity_Statement_2018.pdf 

http://www.soni.ltd.uk/media/documents/Generation_Capacity_Statement_2018.pdf
http://www.soni.ltd.uk/media/documents/Generation_Capacity_Statement_2018.pdf


 

Transmission Development Plan Northern Ireland 2019-2028  Page 63 

Year 
Peak 

Demand 
(GW) 

Generation 
Capacity 

(GW) 

2019 1.74 3.48 

2020 1.74 3.48 

2021 1.75 3.57 

2022 1.76 3.59 

2023 1.77 3.59 

2024 1.79 3.59 

2025 1.83 3.01 

2026 1.85 3.01 

2027 1.87 3.01 

2028 1.88 3.01 

Table 5-1 Forecast Peak Demand and Generation Capacity over the period 2019 

to 202830 

 

Our All-Island Ten Year Transmission Forecast Statement 2018 (TYTFS)31, 

available here32, includes information on how the GCS demand forecast relates to 

each individual demand centre node over the period covered by this TDPNI. 

Because of the relative size of individual generators, changes in generation 

installations, whether new additions or closures can have a more significant impact 

                     
30 This forecast is based on information presented in GCS 2019 and TYTFS 2018.  The Moyle interconnector is not 
included in the figures above.   
31 It is important to note that the information in the TYTFS 2018 is based on the best information available at the freeze 
date, July 2018. 
32 http://www.soni.ltd.uk/media/documents/TYTFS-2018-FINAL-HI-RES.pdf  

http://www.soni.ltd.uk/media/documents/TYTFS-2017-Final.pdf
http://www.soni.ltd.uk/media/documents/TYTFS-2018-FINAL-HI-RES.pdf
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on power flows than demand. This is equally so in the case of interconnectors 

which are treated as generators during periods when power is imported. 

The addition of new generation capacity requires network development to connect 

the new generator to the network. This provides a path for electric power flow 

between the new generator and the transmission network. This is known as the 

shallow connection. The new generation capacity will inevitably alter the power flows 

across the network, which has the potential to create overload problems deep into 

the network. To resolve these overloads we need further reinforcements (known as 

deep reinforcements) to allow full network access. 

The connection of large generators, or groups of generators, combined with the 

increasingly meshed nature of the transmission network results in lower network 

impedance and consequently increased short circuit levels. This is a safety issue, 

as under fault conditions such high short circuit levels may cause catastrophic 

failure of high voltage equipment. We monitor fault levels on the network and take 

measures to prevent such conditions occurring.  The areas where the network is 

close to the fault rating of installed equipment, without mitigation, are highlighted on 

the map in Figure 5-1.  Note that mitigation measures will be used to manage 

fault levels that would otherwise exceed switchgear rating.  This may include 

reconfiguration of the transmission system as necessary until switchgear is replaced 

or alternative permanent solutions put in place. 

Table 5-1 highlights the level of existing generation and projected levels of 

generation expected to connect over the period of this TDPNI, as detailed in the 

TYTFS 2018.  It is important to note that this figure does not include additional 

generation that is in the applications queue, but is not contracted as of the freeze 

date of January 2019, as these generators do not yet have an agreed connection 

method.. 
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The projected changes in generation are accommodated by the reinforcements 

included in this TDPNI. This includes the identified future potential projects 

discussed in Chapter 6.  

 

Figure 5-1 Stations with forecast high fault levels, 2018 – 2024 (from TYTFS 

2018) 

 

Changes in Northern Ireland’s Interconnection 

EU Policy recognises the economic and technical benefits associated with increased 

interconnection and therefore seeks to promote interconnection between European 

transmission systems.  Increased interconnection between transmission networks 

results in a larger energy market.  With increased market integration there is 

greater competition and the potential for prices to be reduced.  With increased 

interconnection there is also access to a broader generation base, which enhances 
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the networks’ security of supply. This can potentially defer the need for additional 

generation to be constructed to meet security of supply standards or requirements. 

The planned second North-South Interconnector between Northern Ireland and 

Ireland is addressed in this TDPNI. 

5.2.2 Changes in Inter-Regional Power Flows 

The following factors have the potential to significantly change the flow of electrical 

power throughout the transmission network.  They can drive the need for network 

reinforcements over the next ten years and beyond:  

 Changes in demand; 

 Further integration with neighbouring countries; and  

 Integration of significant levels of new generation (both conventional and 

renewable).  

There is now a growing need to accommodate a much broader range of plausible, 

credible flow patterns across the network. This is due to the extent of the likely 

changes that are envisaged for Northern Ireland, particularly in respect of RES 

integration.  To cater for a broader range of flow patterns, greater transmission 

network flexibility is required. 

5.2.3 Changes in Asset Condition 

Transmission network assets have a finite lifespan. The useful life of transmission 

assets are impacted by a number of factors.  These include: 

 The age of the asset;  

 Technology type and its propensity for obsolescence; 

 Maintenance adequacy and effectiveness; 
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 Environmental conditions; and 

 Utilisation 

In order to ensure that security of supply is not compromised, routine condition 

assessments are carried out by the TAO. These assess the condition of the assets 

and estimate remaining useful life. 

Typically, where assets are considered to have reached the end of their useful life 

and they continue to be required, assets are: 

 Refurbished; 

 Replaced on a “like-for-like” basis; or 

 Replaced with higher rated equipment to cater for future needs. 
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6 PLANNED NETWORK DEVELOPMENTS  

6.1 Overview of the Plan 

This chapter summarises the network development projects that are a result of the 

transmission network development planning process (outlined in Section 2.4). 

Projects are described in greater detail in Chapter 7 and Appendix B. 

The TDPNI includes a total of 81 projects that are currently in progress.  These 

projects are categorised as either: 

 New Build; 

 Uprate/Modify; 

 Refurbish/Replace related projects; or 

 Combination. 

New Build projects: are projects that involve the construction of new substations or 

new circuits.  This category also includes projects that involve the installation of 

new equipment in existing substations. 

An example of a new build project is the installation of new transformers or new 

reactive support devices within existing stations. 

Uprate/ Modify projects: are projects that involve the uprating of existing assets.  

An example of an uprate project is the changing of equipment to increase the 

capacity of circuits between stations; or busbars within existing stations. 

This category also includes projects that involve the modification or reconfiguration 

of existing assets. 
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An example of a modification project is the installation of new couplers in existing 

substations. 

Refurbish/ Replace projects: are projects that involve the refurbishment of existing 

substations or circuits.  This category also includes projects that involve the 

replacement of existing assets. For example the replacement of stations at or close 

to the end of their useful life or replacement and upgrading of protection in 

existing stations. 

Combination: are projects that involve a combination of any of the three categories 

above. 

Table 6-1 below summarises the 81 active projects into their respective categories. 

Table 6-1 Summary of Projects by Category 

Project Category 
Network 

Development 
Projects 

Asset 
Replacement 

projects 

New Build 18 0 

Uprate/ Modify 20 2 

Refurbish/ Replace 0 38 

Combination 3 0 

TOTAL 41 40 
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6.2 Summary of Stage of Projects  

Table 6-2 below summarises the number of development projects (not including 

the 40 asset replacement projects) in each phase of network development33. 

Table 6-2 Number of Development Projects in each stage of development 

No. of Development Projects in Each Stage 

Part 1 
Planning 

Part 2 
Outline Design 

Part 3 
Consents 

Under 
Construction 

TOTAL 

31 2 7 1 41 

 

Figure 6-1 below illustrates the location of the larger network development projects 

in Parts 1 to 3, excluding the NW of NI large scale Reinforcement project, which 

are detailed in Figure 6-2.  Figure 6-3 shows NIE Networks asset replacement 

projects. 

For those projects in the early stages of the planning process, indicative corridors 

are shown on the map as a specific solution or line route has not yet been 

decided on. A full list of projects and their corresponding stage of development is 

given in Appendix B. 

  

                     
33 The process of network development is described in section 2.  Further information on the stage of the project is 
available in Appendix A.  
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Figure 6-1 Planned Network Developments in Parts 1, 2 and 3 (not including NW 

of NI Reinforcement) 
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Figure 6-2 North West of NI Large Scale reinforcement – potential options 
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Figure 6-3 Planned NIE Networks asset replacement projects 
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7 PROJECT DESCRIPTION  

7.1 Overview 

As described in Chapter 1, planned development projects are categorised on a 

planning area basis, as per Figure 1-1. Asset replacement projects are listed 

together as these are the responsibility of NIE Networks and are not subject to 

SONI’s grid development process.There are 5 individual projects that are in, or 

have the potential to be in, both planning areas. These projects are listed in Table 

B-1 in Appendix B. 

Projects of pan-European and regional significance in, or partly in, Northern Ireland 

are identified in ENTSO-E’s most recent TYNDP and RegIP documents. Such 

projects are identified in this TDPNI using the following labels: “  TYNDP/ 

TYNDP_Project_No” or “  RegIP/ RegIP_Project_No” and are listed in Appendix 

C. 
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7.2 Asset Replacement Projects 

NIE Networks’ asset replacement projects (in both areas) are detailed below. 

Projects with a completion date beyond 2024 are indicative as they are subject to 

the outcome of NIE Networks’ RP7 price control. 

Ballylumford Switchgear Replacement 

The existing 110 kV switchgear at Ballylumford is to be replaced with a new 110 kV 

GIS double busbar and the 110 kV circuits diverted accordingly.  The need for this 

project arises from the age, condition and obsolescence of the existing equipment 

as well as the need for a higher short circuit rating.  Completion date: Winter 2023. 

Ballymena Transformer 3 and 4 Replacement 

The 110/33 kV transformers TX 3 and 4 at Ballymena Main are to be replaced 

due to the condition of the assets. Completion date: 2020. 

Castlereagh Inter-Bus Transformer 1 Replacement 

The 275/110 kV 240 MVA interbus transformer IBTx 1 at Castlereagh is to be 

replaced due to the age and condition of the existing transformer.  Completion 

date: By 2024. 

Coolkeeragh - Magherafelt 275 kV Circuits Refurbishment 

The need for this project arises from the condition and rating of the existing 

conductor on the double circuit tower line, originally installed in the 1960s. Under 

certain scenarios there is a risk of overloading the existing conductor. The rating of 

the replacement conductor will be increased to cater for increased generation and 

will be defined as part of the redesign of the circuit. Completion date: Winter 2022. 

Donegall Main (North) Transformer Replacement 

The 60 MVA transformer Tx B at Donegall North is to be replaced by a new 90 

MVA unit. The need for this arises because of the condition of the asset.  The 
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rating of 90 MVA is the standard rating now procured for 110/33 kV transformer 

applications.  Completion date: 2021. 

 Enniskillen Main Transformer 1 and 2 Replacement 

The 110/33 kV transformers TX 1 and 2 are to be replaced due to the condition 

of the assets. Completion date: by 2024. 

Glengormley Main Transformer Tx B Replacement  

The 110/33 kV transformer Tx B is to be replaced due to the condition of the 

asset.  Completion date: 2022. 

Hannahstown 110 kV Disconnectors Replacement 

The 110 kV disconnectors at Hannahstown are to be replaced due to the condition 

of the assets. Completion date: 2020. 

Hannahstown 275 kV Structures, Busbars and Disconnectors Replacement 

The 275 kV structures, busbars and disconnectors at Hannahstown are to be 

replaced due to the age and condition of the existing assets. Completion date: 

Summer 2022. 

Hannahstown Inter-Bus Transformer 1 and 2 Replacement 

The 275/110 kV 240 MVA interbus transformers IBTx 1 and 2 at Hannahstown are 

to be replaced due to the condition of the existing transformers.  Completion date: 

After 2024. 

Kells Inter-Bus Transformer 1 Replacement 

The 275/110 kV 240 MVA interbus transformer IBTx 1 at Kells is to be replaced 

due to the age and condition of the existing transformer.  Completion date: By 2024. 
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Kells and Tandragee Shunt Reactor Replacement 

Kells TR1 and Tandragee TR2 shunt reactors are to be replaced due to the age 

and condition of the existing assets. Completion date: by 2024. 

Limavady Main 110 kV Refurbishment 

The 110 kV mesh at Limavady Main is to be refurbished due to the condition and 

rating of the existing assets.  Consideration will also be given to the installation of 

a double busbar AIS or GIS switchboard.  Completion date: by 2024. 

Strabane Main 110kV Refurbishment 

The 110 kV mesh at Strabane Main is to be refurbished due to the condition of 

the existing assets. Consideration will also be given to the installation of an AIS or 

GIS switchboard.  Completion date: by 2024. 

RP6 275 kV Tower Maintenance 

This project includes maintenance of 275 kV towers and condition assessment of 

towers and foundations. Completion date: Before 2024. 

RP6 110 kV Tower and Overhead Line Maintenance 

This project includes conductor replacement on some 110 kV spans, wood pole 

replacement, tower maintenance and tower and foundation condition assessments. 

Completion date: Before 2024. 

RP6 110 kV Cable Maintenance 

This project includes 110 kV cable refurbishment, cable flushing and maintenance of 

ancillaries. Completion date: Before 2024. 

RP6 110 kV Transmission Protection 

This project includes replacement, maintenance and upgrading of protection at 

110 kV substations. Completion date: Before 2024. 
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RP6 275 kV Transmission Protection 

This project includes replacement, maintenance and upgrading of protection at 

275 kV substations. Completion date: Before 2024. 

Miscellaneous RP6 Works 

This includes a number of small, within-station works including asbestos removal, 

concrete refurbishment, transformer bunding, station electrical systems, civil works, 

painting, earthing transformer replacement, transformer cooler replacement, security 

upgrades, health and safety upgrades, and provision of spares. This work is to be 

completed within the RP6 period and thus should be completed by 2024. 

Ballylumford 275 kV CVT Replacement 

The Capacitor Voltage Transformers (CVTs) on a number of 275 kV circuits at 

Ballylumford are to be replaced due to the age and condition of the existing assets.  

Completion date: After 2024. 

Banbridge Main Transformer 1, 2, 3 and 4 Replacement 

The 110/33kV transformers Tx 1-4 at Banbridge Main are to be replaced due to 

the age and condition of the existing transformers.  Completion date: After 2024. 

Castlereagh 275 kV Structures, Busbars and Disconnectors Replacement 

The 275 kV structures, busbars and disconnectors at Castlereagh are to be 

replaced due to the age and condition of the existing assets. Completion date: 

After 2024. 

Castlereagh Interbus Transformer 3 Replacement 

The 275/110 kV 240 MVA interbus transformer IBTx 3 at Castlereagh is to be 

replaced due to the condition of the asset. Completion date: After 2024. 
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Coolkeeragh 275 kV Structures, Busbars and Disconnectors Replacement 

The 275 kV structures, busbars and disconnectors at Coolkeeragh are to be 

replaced due to the condition of the existing assets. Completion date: After 2024. 

Coolkeeragh 110 kV Disconnectors Replacement 

The 110 kV disconnectors at Coolkeeragh are to be replaced due to the condition 

of the existing assets.  Completion date: After 2024. 

Hannahstown 110 kV Current Transformers Replacement 

All of the 110 kV Current Transformers (CTs) at Hannahstown are to be replaced 

due to the condition of the assets. Completion date: After 2024. 

Kells 275 kV Structures, Busbars and Disconnectors Replacement 

The 275 kV structures, busbars and disconnectors at Kells are to be replaced due 

to the condition of the existing assets.  Completion date: After 2024. 

Kilroot 275 kV CVT Replacement 

The Capacitor Voltage Transformers (CVTs) on the 275 kV circuits at Kilroot are 

to be replaced due to the condition of the existing assets.  Completion date: After 

2024. 

Magherafelt 275 kV Structures, Busbars and Disconnectors Replacement 

The 275 kV structures, busbars and disconnectors at Magherafelt are to be 

replaced due to the condition of the existing assets.  Completion date: After 2024. 

Rathgael 110 kV Structures and Disconnectors Replacement 

The 110 kV structures and disconnectors at Rathgael are to be replaced due to the 

condition of the existing assets.  Completion date: After 2024. 

Tandragee Inter-Bus Transformer 1 and 2 Replacement 

The 275/110 kV 240 MVA interbus transformers IBTx 1 and 2 at Tandragee are to 
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be replaced due to the age and condition of the existing transformers.  Completion 

date: After 2024. 

Tandragee 275 kV Structures and Disconnectors Replacement 

The 275 kV structures and disconnectors at Hannahstown are to be replaced due 

to the age and condition of the existing assets.  Completion date: After 2024. 

RP7 275 kV Tower and Overhead Line Maintenance 

This project includes maintenance of 275 kV towers and lines and condition 

assessment of towers and foundations.  Completion date: After 2024. 

RP7 110 kV Tower and Overhead Line Maintenance 

This project includes conductor replacement on some 110 kV spans, wood pole 

replacement, tower maintenance and tower and foundation condition assessments.  

Completion date: After 2024. 

RP7 110 kV Cable Maintenance 

This project includes 110 kV cable refurbishment, cable flushing and maintenance of 

ancillaries.  Completion date: After 2024. 

RP7 110 kV Transmission Protection 

This project includes replacement, maintenance and upgrading of protection at 

110 kV substations.  Completion date: After 2024. 

RP7 275 kV Transmission Protection 

This project includes replacement, maintenance and upgrading of protection at 

275 kV substations.  Completion date: After 2024. 

Miscellaneous RP7 Works 

This includes a number of small, within-station works including station electrical 

station upgrades, auxiliary transformer replacement, transformer cooler replacement, 
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refurbishment of earthing systems, health and safety upgrades, transformer bunding, 

civil works, and provision of spares.  This work is to be completed within the RP7 

period and thus should be completed after 2024. 
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7.3 The North and West Planning Area  

The North and West Planning Area Overview 

The North and West planning area comprises all areas connected to the transmission 

system north and west of the 275 kV double circuit ring around Lough Neagh, and 

the 275 kV connection with Louth station in Ireland.  

2027 Forecast Regional Generation and Demand Balance34 

  

Summary of TDPNI Projects 

TDPNI project category No. of Projects 

New Build 9 

Uprate/ Modify 8 

Total 17 

Regional Description 

                     
34 The Forecast Regional Generation and Demand Balance is based on peak Demand levels published in GCS 2017, and 
the Generation figures published in the TYTFS 2017. 

Generation  Demand

Regional Generation/ Demand 

Balance 

734 MW 

1708 MW 
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This area is characterised by a significant amount of wind generation connected to 

the 110 kV network and has more generation than demand. Conventional generation in 

this area is provided by Coolkeeragh Power Station, connected to the main 275 kV 

ring by a double circuit spur line which crosses the Sperrin mountains from 

Magherafelt. 

There are two cross-border connections on the 110 kV system, connecting Strabane 

with Letterkenny in County Donegal and Enniskillen with Corraclassy in County Cavan. 

Cross-border power flows are managed by power flow controllers (PFCs). 

There is limited high capacity 275 kV infrastructure in this area, and currently little or 

no spare capacity for generation on the 110 kV system. 

The planning area has considerably more generation than demand. 

The excess of generation in the area is set to increase in the coming years.  This 

is due to generators that currently have live connection offers connecting to the 

transmission and distribution networks. 

To cater for the high levels of generation described above, network reinforcement is 

necessary.  This will enable the efficient export of generation from this area towards 

areas with high load, such as the South-East. 
There are also reinforcement needs due to local constraints related to a shortage of 

transmission capacity and voltage support. 

The projects described in this section will enable the transmission network to safely 

accommodate the more diverse power flows which are a result of excess regional 

generation.  This project list is not definitive and will be updated in future TDPs to 

reflect the changing nature and understanding of the needs of the power system.  

They will also provide benefits to existing and future users of the transmission 

network in the planning area and facilitate broad future regional load growth. 

 



 

Transmission Development Plan Northern Ireland 2019-2028  Page 84 

The 17 development projects in the North and West planning area are discussed in 

more detail below.  The status of the network development projects is noted in 

Appendix B. 

Please refer to Figures 6-1 and 6-2 for locational information of planned Network 

Developments in the North and West Planning Area. 

7.3.1 Renewable Generation Cluster Substations and New Connections 

Agivey 110/33 kV Cluster 

The driver of this project is RES integration.  It is planned to establish a 

110/33 kV cluster substation near Garvagh to allow connection of new wind 

generation. This will be connected to the existing 110 kV Brockaghboy to Rasharkin 

overhead line.  Completion date: Winter 2020. 

Gort 110/33 kV 2nd Transformer (NEW) 

The driver of this project is RES integration and security of supply.  A reduction in 

local demand and increase in small scale generation on the distribution system 

connected to Omagh Main means that there is a risk of overload from a wind 

farm connected to this system.  This project will involve the installation of a 

second 110/33 kV transformer at Gort to allow the transfer of a nearby wind farm 

to Gort.  Completion date: Summer 2022. 

7.3.2 Renewable Integration Developments 

Coolkeeragh Reactive Compensation (NEW) 

The drivers of this project are security of supply and RES integration. The 

development of a specific demand connection in the North West of Northern Ireland 

has resulted in a need for voltage support. Completion date: Winter 2023. 
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Coolkeeragh – Killymallaght 110 kV Uprate 

The drivers for this project are security of supply and RES integration.  As a 

result of increasing growth in renewable generation in the northwest of NI there will 

be a need to uprate the 110 kV circuit between Coolkeeragh and Killymallaght. 

Completion date: 2028 

Coolkeeragh – Magherafelt 275 kV Switchgear (NEW) 

The drivers of this project are RES integration and security of supply.  During 

periods of high generation in the North West, there is a risk that in the event of 

a double circuit fault on the 275 kV line between Coolkeeragh and Magherafelt its 

auto-reclose facility would be inhibited.  This project involves installing single phase 

tripping and high speed auto-reclose circuit breakers on these circuits to allow 

rapid reinstatement following a transient fault and minimise the associated risk.  

Completion date: 2024.  

Coolkeeragh – Strabane 110 kV Uprate 

The drivers for this project are security of supply and RES integration. As a result 

of increasing growth in renewable generation in the northwest of NI there will be a 

need to uprate the 110 kV circuit between Coolkeeragh and Strabane.  Completion 

date: 2028 

Coolkeeragh – Trillick New 110 kV Circuit  

The drivers for this project are security of supply, RES integration and market 

integration. A need has been identified to strengthen the electricity network on both 

sides of the border in the north-west to assist in the integration of renewable 

power sources.  This project will interact with the North West of NI Reinforcement 

(see below) and the scope of the solution required to be delivered through that 

project.  Completion date: 2027. 
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Creagh/Kells-Rasharkin New 110 kV Circuit  

The drivers of this project are security of supply and RES integration. As a result 

of increasing growth in renewable generation there will be a need to construct a 

second 110 kV circuit between either Creagh or Kells and Rasharkin 110/33 kV 

cluster substation.  Completion date: Winter 2026. 

Killymallaght – Strabane 110 kV Uprate 

The drivers for this project are security of supply and RES integration. As a result 

of increasing growth in renewable generation in the northwest of NI there will be a 

need to uprate the 110 kV circuit between Killymallaght and Strabane. Completion 

date: 2028 

North West of NI 110 kV reinforcement 

The drivers for this project are security of supply and RES integration.  As a 

result of increasing growth in renewable generation in the northwest and potential 

for voltage instability there will be a need to reinforce the 110 kV transmission 

system near Rasharkin, Coleraine, Limavady and the proposed Agivey cluster.  As 

well as likely uprating of the circuits from Coolkeeragh to Limavady, the new circuit 

options to be investigated as part of this project will include: 

 110 kV circuit from Agivey cluster – Limavady; and 

 110 kV circuit from Coleraine – Rasharkin.  

Completion expected after 2026. 

North West of NI Large-scale Reinforcement 

The drivers for this project are security of supply and RES integration.  As a 

result of increasing growth in renewable generation in the west there will be a 

need to construct a new circuit between the 275 kV system and the 110 kV system 

electrically close to Coolkeeragh. 
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A long list of options shall be narrowed down to a short list.  A combination of 

these may be required.  The long list of main and supporting options will include 

the following: 

 HVDC link from Kilroot to Coolkeeragh; 

 275 kV or 110 kV circuit from Magherafelt to Coolkeeragh; 

 275 kV or 110 kV circuit from Magherafelt to Strabane (new s/s); and 

 Turleenan - Omagh South – Co. Donegal New 275 kV Line.  

These can be seen in Figure 6-2.  Completion expected after 2026. 

Omagh Main – Dromore Uprate 

The drivers of this project are facilitation of a connection and RES integration. With 

the connection of Curraghamulkin cluster substation to Dromore it is necessary to 

restring the Omagh Main – Dromore tower line with higher capacity conductor.  

Completion date: Summer 2022 

Omagh Main – Dromore Third Circuit (NEW) 

The drivers of this project are security of supply and RES integration.  There is 

expected to be further connections that will result in a need for reinforcement in 

addition to the planned uprate of these circuits.  This project will involve further 

reinforcement including the option of the construction of a third circuit to alleviate 

these expected future constraints.  Completion date: 2028. 

Strabane – Omagh 110 kV Uprate (NEW) 

The drivers of this project are RES integration.  With increasing generation in the 

North West there is a risk of overload of the 110 kV circuits between Strabane and 

Omagh.  This project will involve replacement of the conductor on the existing 

tower lines with new conductor of a higher rating.  Completion date: 2026. 
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The drivers for this project are security of supply, RES integration and market 

integration.  A need has been identified to strengthen the electricity network on 

both sides of the border in the north-west to assist in the integration of renewable 

power sources.  This project is on hold and may be replaced by the North West 

Reinforcement (see below) but still has Project of Common interest (PCI) status.  

Completion date: after 2025. 

7.3.3 Load Related and Security of Supply 

Coolkeeragh T1 Transformer Cabling Uprate 

The driver for this project is security of supply. The increase in wind generation in 

the north-west of NI has resulted in an increase in power flows at Coolkeeragh.  

The project is to uprate the 110 kV cabling associated with Transformer 1 in order 

to accommodate these flows.  Completion date: Winter 2021. 

East Tyrone Reinforcement Project (NEW) 

The driver for this project is security of supply. The driver of this project is 

security of supply. NIE Networks and SONI are jointly assessing the level of 

security of supply on the distribution system supplying Cookstown and the 

110/33 kV substation at Dungannon.  It is forecast that demand will exceed 

capacity at the existing Dungannon 110/33 kV substation.  In addition there is a 

particular risk to supplies following a second circuit outage.  Options being 

considered include: 

 Installation of a 2nd Transformer at Tremoge as well a further distribution 

circuitry from Trimoge to Cookstown; 

 Construction of a 2nd 110/33 kV substation at Dungannon; 
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 Establishing a new 110/33 kV substation at Cookstown with new 110 kV 

circuits from Dungannon, Tremoge or Tamnamore. 

Completion date: Winter 2022. 

North West Special Protection Scheme Upgrade 

The drivers of this project are security of supply and RES integration.  This 

scheme was installed to protect the network in the north-west in the event of 

faults on the 275 kV network before the large-scale installation of wind generation 

in the north and west of NI.  As wind generation capacity has increased, a need 

has been identified to replace and upgrade the existing special protection scheme.  

Completion date: Winter 2019. 
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7.4 The South-East Planning Area  

The South-East Planning Area Overview 

The South-East planning area comprises all areas within the 275 kV double circuit 

ring around Lough Neagh, as well as Greater Belfast, South Antrim and County 

Down. 

2027 Forecast Regional Generation and Demand Balance 

 

Summary of TDPNI Projects 

TDPNI project category No. of Projects 

New Build 9 

Uprate/Modify 7 

Combined Uprate/Modify/ 

Refurbish/Replace 
3 

Total 19 

Regional Description 

This area is characterised by its relatively high demand, particularly in the Greater 

Generation  Demand

Regional Generation/ Demand 

Balance 

1065 MW 1058 MW 
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Belfast area.  There are two large conventional power stations; Ballylumford near 

Larne and Kilroot near Carrickfergus.  Wind generation makes up a small proportion 

of installed capacity. 

There is one cross-border connection on the 275 kV system, connecting Tandragee 

with Louth. The Moyle HVDC interconnector provides a connection between the 

275 kV system near Ballylumford with the power system of Great Britain, via 

Scotland. 

There is strong 275 kV infrastructure in this area, with significant spare capacity for 

generation and demand. In contrast to the North and West area, demand is greater 

than generation in the South-East. 

The development of the transmission network in the area is characterised by the 

need to meet increasing demand and improve system resilience and flexibility.  

Investment is required to increase transmission of wind power from the North and 

West as well as cross-border interconnection. 

There are also reinforcement needs due to: 

 Local constraints related to a shortage of transmission capacity and voltage 

support;  

 Accommodate further market integration with Ireland.   

The projects described in this section will enable the transmission network to safely 

accommodate the more diverse power flows which are a result of excess regional 

generation.  This project list is not definitive and will be updated in future TDPs to 

reflect the changing nature and understanding of the needs of the power system.  

They will also provide benefits to existing and future users of the transmission 

network in the planning area and facilitate broad future regional load growth. 
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The 19 development projects in the South-East planning area are discussed in 

more detail below.  The status of the network development projects is noted in 

Appendix B. 

Please refer to Figures 6-1 and 6-2 for locational information of planned Network 

Developments in the South-East Area in Parts 2 & 3. 

7.4.1 Dual Asset Replacement/ Load Related and Security of Supply Projects 

Ballylumford-Eden 110 kV Circuit Uprate  

The driver for this project is security of supply.  The conductor on the existing 

tower line as well as a number of towers and foundations will be replaced due to 

the condition and age of the existing assets.  The conductor will also be uprated 

to cater for increased demand.  Completion date: Winter 2022. 

Eden-Carnmoney 110 kV Circuit Uprate/Reconfiguration 

The driver for this project is security of supply.  The existing conductor is due for 

replacement due to the age of the assets.  This project may involve reconfiguration 

of the circuits but the full scope will be determined in due course.  Completion 

date: Winter 2023. 

Carnmoney-Castlereagh 110 kV Circuit Uprate/Reconfiguration 

The driver for this project is security of supply.  The existing conductor is due for 

replacement due to the age of the assets.  This project may involve reconfiguration 

of the circuits but the full scope will be determined in due course. Completion 

date: Winter 2024. 
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7.4.2 Renewable Generation Cluster Substations and New Connections 

Kells 110/33 kV Cluster 

The driver of this project is RES integration.  It is planned to establish a 

110/33 kV cluster substation near to the existing Kells 275/110 kV substation to 

connect new renewable generation to the transmission system.  This will be 

connected to the existing Kells 110 kV station via an underground cable.  

Completion date: Winter 2020. 

Belfast Power Station Connection 

The driver of this project is connecting new generation. Belfast Power Ltd. is 

proposing a new 480 MW CCGT, to be located in Belfast Harbour Estate.  The 

project is in the early stages of development.  It is assumed that this power 

station will connect to the transmission network via underground cable at 

Castlereagh substation.  This project will encompass the connection of the power 

station to the network.  Completion date: TBA. 

7.4.3 Renewable Integration Developments 

Tamnamore – Turleenan 275 kV Uprate 

The drivers of this project are security of supply and RES integration.  Pending 

the establishment of Turleenan substation it is planned to uprate the conductors 

between Turleenan and Tamnamore 275 kV substation in order to improve inter-

region power flow.  Completion date: Winter 2023. 

Rasharkin Cluster 110/33 kV 2nd Transformer (NEW) 

The driver of this project is RES integration and security of supply.  Gruig wind 

farm is currently connected to the distribution system.  A reduction in local demand 

and increase in small scale generation means that there is a risk of overload on 

this network.  This project will involve the installation of a second 110/33 kV 
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transformer at Rasharkin to allow the transfer of Gruig wind farm to Rasharkin.   

Completion date: Summer 2022. 
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7.4.4 Load Related and Security of Supply 

Tandragee 275 kV Second Bus Coupling Circuit Breaker 

The driver of this project is security of supply. This project is to install a second 

busbar coupler onto the existing 275 kV double busbar. This project will improve 

resilience and redundancy of the protection at Tandragee. Completion date: Winter 

2022. 

Tamnamore – Drumnakelly 110 kV Uprate (NEW) 

The driver of this project is security of supply. These circuits may be subject to 

overload under high wind generation conditions and are operated out of service. 

This project is to replace the conductor on these circuits with higher capacity 

conductor. This will allow these circuits to fully return to service.  Completion date: 

2027. 

Airport Road 110/33kV substation 

The driver of this project is security of supply.  It is planned to construct a new 

110/33 kV substation in the Belfast Harbour Estate, close to the existing Airport 

Road 33/6.6 kV substation.  The substation will be connected to the existing 

Rosebank substation via the existing 110 kV tower line (currently operated at 

33 kV) from Rosebank to Sydenham Road.  The need for this project arises from 

the increasing load in the Belfast Harbour and city centre area.  Completion date: 

Winter 2022. 

Castlereagh 275 kV New no. 4 Inter-Bus Transformer 

The driver of this project is security of supply. There is a need to provide 

additional capacity at Castlereagh to meet expected demand growth.  Completion 

date: Winter 2022. 

Castlereagh, Tandragee and Hannahstown Reactors 

The driver of this project is security of supply.  Further shunt reactors are planned 
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to be installed at Castlereagh, Tandragee and Hannahstown substations in order to 

improve voltage regulation when the network is lightly loaded.  Completion date: 

2022. 

Drumnakelly and Armagh Reinforcement 

The driver of this project is security of supply.  There is a need to reinforce the 

distribution system supplying Armagh city and the surrounding area due to 

increasing demand.  It is also forecast that demand will exceed capacity at the 

existing Drumnakelly 110/33 kV substation.  Options being considered include: 

 Establishing a new 110/33 kV substation adjacent to the existing Drumnakelly 

Main along with associated 33 kV reinforcements to the Armagh area; and 

 Establishing a new 110/33 kV substation at Armagh with new 110 kV circuits 

from Tandragee or Drumnakelly. 

Completion date: 2026. 

7.4.5 Fault Level Replacements 

Castlereagh 110 kV Switchgear Replacement 

The driver for this project is safety. Due to increasing fault levels it is planned, 

subject to detailed study, to replace 110 kV circuit breakers and current transformers 

at Castlereagh.  Completion date: Summer 2021. 

Castlereagh – Knock 110 kV Cables Uprate 

The driver for this project is safety. The protection on this circuit will be replaced 

and uprated as well as the cable sealing ends and a section of cabling. This 

project is necessary due to the fault level exceeding the short circuit rating of the 

cable under certain conditions.  Completion date: Summer 2020. 
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Cregagh Transformer B Switchgear Replacement and Transformer Realignment 

The driver of this project is security of supply. This project is to replace and 

uprate the 110 kV switchgear on Tx B at Cregagh and to increase the clearance 

between the two transformers. This project is needed as there is potential for the 

fault level to exceed the short circuit rating of the equipment under certain 

conditions.  Completion date: After 2024. 

Tandragee 110 kV Switchgear Replacement 

The driver for this project is safety. Due to increasing fault levels it is planned, 

subject to detailed study, to replace 110 kV circuit breakers and current transformers 

at Tandragee.  Completion date: Summer 2021 

7.4.6 Interconnection 

North-South Interconnector 

The drivers for this project are market integration, security of supply and RES 

integration.  This project involves construction of a new 400 kV circuit from existing 

Woodland 400 kV station in County Meath (Ireland) to a proposed 400/275 kV 

station at Turleenan in County Tyrone (Northern Ireland).  This project is needed 

to remove constraints within the single electricity market, improve security of supply 

and facilitate safe and secure operation of the power sustem with high renewable 

penetration levels. Completion date: Winter 2023. 

Moyle 275 kV Reinforcement (NEW) 

The drivers for this project are market integration, security of supply and RES 

integration. At present, full utilisation of the 500 MW export capability of the Moyle 

Interconnector is prevented by the potential for network overloads in the event of 

the loss of the 275 kV double circuit between the Moyle converter station at 

Ballycronan More and the nearby Ballylumford substation. This project involves 

works to allow reconfiguration of the connection to Moyle to address this 
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contingency.  It will be subject to cost-benefit analysis before proceeding. 

Completion date: 2028.  
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7.5 Projects in Both Planning Areas 

Enhancement to the Low Frequency Load Disconnection Scheme 

It is planned to modify existing under-frequency automatic load shedding schemes 

to prevent tripping of distribution-connected windfarms.  Completion date: Summer 

2022. 

Augmentation of Capacity at Transmission/Distribution Interface 

It is planned to increase 110/33 kV transformer capacity at four substations; 

Coleraine, Strabane, Limavady and Omagh.  This capacity will be increased either 

by uprating transformers or by the installation of an additional transformer.  

Completion date: Winter 2025. 

CVT Upgrade for Harmonic Measurement 

It is planned to replace Capacitor Voltage Transformers (CVTs) at a number of 

sites with models capable of power quality monitoring, in order to improve 

monitoring of power system harmonics. Completion date: Summer 2022. 

Filter Tuning/Replacement 

The driver of this project is security of supply. With increasing use of cable on the 

transmission system as well as an increase in non-linear load and generation, 

harmonic levels on the transmission system are increasing.  This project will 

analyse the requirement for harmonic filters and re-tune/augment these accordingly. 

Completion date: 2025. 

22 kV Switchgear Uprates 

It is planned to uprate the 22 kV switchgear on the tertiary windings of a number 

of 275/110 kV transformers.  The exact number of sites and scope of the work is 

yet to be determined. Completion date: 2024.
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8 ENVIRONMENTAL APPRAISAL REPORT OF TDPNI 
2019-2028  

An Environmental Appraisal Report (EAR) has been prepared as an 

accompanying document to this TDPNI.  The purpose of the EAR is to 

ensure the TDPNI 2019-2028 is in line with committed strategic 

environmental objectives (SEOs).  These objectives were set out in the 

Strategic Environmental Assessment (SEA) prepared for TDPNI 2018-2027 

and integrated into the overall approach to grid development.  A series of 

environmental, planning, social and technical policies and objectives guide 

sustainable Grid development. 

As outlined in the earlier sections, this TDPNI includes 41 reinforcement 

projects.  Of these, 9 projects are new to TDPNI 2019 and therefore were 

not considered in the environmental appraisal carried out for TDPNI 2018-

2027 or as part of the SEA process. 

These new projects consist of new build projects and uprate/modification 

projects.  These projects are examined in the EAR and evaluated against 

the SEOs.  Following the implementation of mitigation measures (where 

necessary) the SEOs will be achieved. 

Therefore we consider TDPNI 2019-2028 to be in accordance with the 

provisions of the Strategic Environmental Obligations as set out in TDPNI 

2018-2027 and associated SEA.  
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APPENDIX A: PROJECT TERMS  

This appendix explains terms that are used to describe projects in the 

following appendices. 

Estimated Completion Date (ECD): the estimates provided are subject to: 

 The planning process where applicable; 

 The construction progress; and 

 Availability of transmission outages and commissioning; and  

 May be liable to change. 

Project Capex: The anticipated capital expenditure associated with a project, 

comprising the combined total of the TSO (SONI) and TAO (NIE 

Networks) costs. 

Stage: the stage the project has progressed to on the data freeze date. 

The SONI approach to project development consists of three parts, namely: 

Part 1 – Planning 

Part 2 – Outline Design 

Part 3 – Consents 

Once projects have progressed beyond Part 3, they are handed over to NIE 

Networks for construction. These projects are marked as NIE Networks within 

the tables below. 

Asset replacement projects are carried out by NIE Networks outside SONI’s 

Grid Development Process. These are marked as AR in the tables below. 
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APPENDIX B: PLANNED NETWORK DEVELOPMENTS  

This appendix details active TDPNI 2018 projects and their driver(s), need(s), location, stage and ECD, as at the data freeze 

date 01 January 2018.  Projects are categorised by planning area35.   

Please note the following label:  

  “  TYNDP/ TYNDP_Project_No” or “  RegIP/ RegIP_Project_No” included with a project’s title signifies that it is 

in ENTSO-E’s most recent TYNDP or RegIP North Sea. Projects included in the TYNDP are projects of pan-European 

significance. Projects included in the RegIP North Sea are projects of regional significance. These projects are listed in 

Appendix C; and  

 “*” included with a project’s length signifies that the circuit length is an estimate at this time. 

  

                     
35 Some projects are in, or have the potential to be in, both planning areas 
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NIE Networks Asset Replacement Projects 
There are 40 projects in NIE Networks’ Asset Replacement Plan; these projects are listed in Table B-1 below. 

Table B-1 NIE Networks Asset Replacement Projects (40 Projects) 

Project Title Type km 

DRIVERS NEEDS 

Project 
Capex 
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t 
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Ballylumford Switchgear Replacement Uprate/ Modify 0              £17.4M 2023 

Ballymena Transformer 3 and 4 replacement Refurbish/ Replace 0               £1.99M 2020 

Castlereagh inter-bus transformer 1 replacement Refurbish/ Replace 0               £1.30M 2024 

Coolkeeragh - Magherafelt 275 kV Circuits Refurbishment Refurbish/ Replace 56              £30M36 2022 

Donegall Main (North) transformer replacement Uprate/ Modify 0              £1.0M 2021 

Enniskillen Main Transformer 1 and 2 replacement Refurbish/ Replace 0               £2.1M 2024 

Glengormley Main Transformer B Replacement Refurbish/ Replace 0               £1.2M 2022 

Hannahstown 110 kV Disconnectors Replacement Refurbish/ Replace 0               £0.9M 2020 
Hannahstown 275 kV Structures, Busbars and Disconnectors 
Replacement 

Refurbish/ Replace 0               £1.2M 2022 

Hannahstown inter-bus transformer 1 and 2 replacement Refurbish/ Replace 0               £7.0M 2024 

                     
36 Currently under pre-construction review by NIE Networks.  
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Project Title Type km 

DRIVERS NEEDS 
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Kells Inter-bus Transformer 1 Replacement Refurbish/ Replace 0               TBC37 2024 

Kells and Tandragee Shunt Reactor Replacement Refurbish/ Replace 0               £1.4M 2024 

Limavady Main 110kV refurbishment Refurbish/ Replace 0               £1.47M 2024 

Strabane Main 110kV refurbishment  Refurbish/ Replace 0               £2.55M 2024 

RP6 275 kV Tower Maintenance Refurbish/ Replace 0               £8.3M 2024 

RP6 110 kV Tower and Overhead Line Maintenance Refurbish/ Replace -                £9.4M 2024 

RP6 110 kV Cable Maintenance Refurbish/ Replace  -               £1M 2024 

RP6 110 kV Protection Refurbish/ Replace 0               £1.4M 2024 

RP6 275 kV Protection Refurbish/ Replace 0               £2.7M 2024 

Miscellaneous RP6 Works Refurbish/ Replace 0               £4.8M 2024 

Ballylumford 275 kV CVT Replacement Refurbish/ Replace 0               £0.2M >2024 

Banbridge Main transformer 1, 2, 3 and 4 replacement Refurbish/ Replace 0               £1.94M >2024 
Castlereagh 275 kV Structures, Busbars and Disconnectors 
Replacement 

Refurbish/ Replace 0               £3.75M >2024 

Castlereagh inter-bus transformer 3 Replacement Refurbish/ Replace 0               £3.5M >2024 
Coolkeeragh 275 kV Structures, busbars and Disconnectors 
Replacement 

Refurbish/ Replace 0               £3.5M >2024 

                     

37 This is likely to involve transportation of the existing spare 275/110 kV transformer at Castlereagh to Kells at installation at Kells. 
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Project Title Type km 

DRIVERS NEEDS 
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Coolkeeragh 110 kV Disconnectors Replacemet Refurbish/ Replace 0               £1.3M >2024 

Hannahstown 110 kV Current Transformers Replacement Refurbish/ Replace 0               £0.5M >2024 

Kells 275 kV Structures, Busbars and Disconnectors 
Replacement 

Refurbish/ Replace 0               £3.25M >2024 

Kells and Hannahstown Shunt Reactor Replacement Refurbish/ Replace 0               £1.53M 2027 

Kilroot 275 kV CVT Replacement Refurbish/ Replace 0               £0.2M >2024 
Magherafelt 275 kV Structures, Busbars and Disconnectors 
Replacement 

Refurbish/ Replace 0               £3.5M >2024 

Rathgael 110 kV Structures and Disconnectors Replacement Refurbish/ Replace 0               £0.25M >2024 

Tandragee inter-bus transformer 1 and 2 replacement Refurbish/ Replace 0               £7M >2024 

Tandragee 275 kV Structures and Disconnectors Replacement Refurbish/ Replace 0               £3.5M >2024 

RP7 275 kV Tower and Overhead Line Maintenance Refurbish/ Replace 0               £8M38 >2024 

RP7 110 kV Tower and Overhead Line Maintenance Refurbish/ Replace                 £9M39 >2024 

RP7 110 kV Cable Maintenance Refurbish/ Replace                 £1M39 >2024 

RP7 110 kV Protection Refurbish/ Replace 0               £1.4M39 >2024 

                     
38 These figures are estimates based on RP6 
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Project Title Type km 
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RP7 275 kV Protection Refurbish/ Replace 0               £2.7M39 >2024 

Miscellaneous  RP7 works Refurbish/ Replace 0               £3.2M39 >2024 
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Projects in the North and West Planning Area  

There are 17 development projects in the North and West Planning Area; these projects are listed in Table B-2 below. 

Table B-2 Planned Projects in the North and West Planning Area (17 Projects) 

Project Title 
  
  

Type km 

DRIVERS NEEDS 

Stage 
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Project 
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Agivey 110/33 kV Cluster New Build 0                3 n/a39 2020 

Gort 110/33 kV 2nd Transformer (NEW) New Build 0                1 £1.5M 2022 
Coolkeeragh Reactive Compensation 
(NEW) 

New Build 0               2 
£20.87

M 
2023 

Coolkeeragh – Killymallaght 110 kV Uprate 
Uprate/ 
Modify 

15               1 n/a40 2028 

Coolkeeragh – Magherafelt 275 kV 
Switchgear (NEW) 

Uprate/ 
Modify 

0                1 £2.12M 2024 

Coolkeeragh – Strabane 110 kV Uprate 
Uprate/ 
Modify 

27               1 n/a39 2028 

                     
39  Cluster substation projects are funded according to the NIE Networks “Statement of Charges For Connection to Northern Ireland Electricity Networks’ Distribution System” - 

http://www.nienetworks.co.uk/documents/connections/statement-of-charges 

40 This project is at an early stage and final costs are not yet known. Costs provided are provisional. 
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Project Title 
  
  

Type km 
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Coolkeeragh – Trillick new 110 kV Circuit  New Build 16              1 £8.9M 2025 

Creagh/Kells-Rasharkin New 110 kV Circuit New Build 0               1 £21.8M 2026 

Killymallaght – Strabane 110 kV Uprate 
Uprate/ 
Modify 

11               1 n/a39 2028 

North West of NI 110 kV Reinforcement  New Build -               1 £30M 39 >2026 
North West of NI Large-scale 
Reinforcement 

New Build -               1 
£170M 

39 
>2026 

Omagh Main – Dromore Uprate 
Uprate/ 
Modify 

9              2 £4.4M 2022 

Omagh Main – Dromore Third Circuit 
(NEW) 

New Build 9                1 n/a 39 2028 

Strabane – Omagh 110 kV Uprate (NEW) 
Uprate/Modif
y 

36                1 £5M 2026 

Coolkeeragh T1 Transformer cabling uprate 
Uprate/ 
Modify 

0                 1 £0.6M 2021 

East Tyrone Reinforcement Project (NEW) New Build TBC                1 £1.6M 2022 
North West Special Protection Scheme 
upgrade 

Uprate/ 
Modify 

0                1 £0.4M 2019 
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Projects in the South-East Planning Area  

There are 19 development projects in the South-East Planning Area; these projects are listed in Table B-3 below. 

Table B-3 Planned Projects in the South-East Planning Area (19 Projects) 

      DRIVERS NEEDS 

  
Stage 
(Part) 

Project 
Capex 
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Ballylumford-Eden 110 kV Circuit Uprate  

Refurbish/Re

place/Uprate

/Modify 

15 



        3 £9.5M 2022 

Eden-Carnmoney 110 kV Circuit 

Uprate/Reconfiguration 

Refurbish/Re

place/Uprate

/Modify 

12 



        1 £7.9M 2023 
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      DRIVERS NEEDS 
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Carnmoney-Castlereagh 110 kV Circuit 

Uprate/Reconfiguration 

Refurbish/Re

place/Uprate

/Modify 

25 



        1 £28.5M 2024 

Kells 110/33 kV Cluster New Build 0 

        3 N/A41 2020 

Belfast Power Station Connection New Build ~14 

        1 N/A42 >TBA 

Tamnamore – Turleenan 275 kV Uprate 
Uprate/ 

Modify 
5 



        1 £4.3M 20232 

Rasharkin Cluster 110/33 kV 2nd Transformer 

(NEW) 
New Build 0 



        1 £1.7M 2022 

                     

41  Cluster substation projects are funded according to the NIE Networks “Statement of Charges For Connection to Northern Ireland Electricity Networks’ Distribution System” - 
http://www.nienetworks.co.uk/documents/connections/statement-of-charges  
42 This project is at a very early stage and costs are not yet known. 

http://www.nienetworks.co.uk/documents/connections/statement-of-charges
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      DRIVERS NEEDS 
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Tandragee 275 kV second bus coupling circuit 

breaker 

Uprate/ 

Modify 
0 



        1 £2.1M 20221 

Tamnamore – Drumnakelly 110 kV Uprate (NEW) 
Uprate/ 

Modify 
22 



        1 TBA43 2027 

Airport Road Main 110/33 kV substation  New Build 0 

        3 £6.8M 2022 

Castlereagh 275 kV new no. 4 inter-bus 

transformer 
New Build 0 



        1 £10.7M 2022 

Castlereagh, Tandragee and Hannahstown Reactors  New Build 0 

        3 £3.6M 20224 

Drumnakelly and Armagh Development Plan New Build 17 

        1 £24.9M 20267 

Castlereagh  and Tandragee 110 kV Switchgear 

replacement 

Uprate/ 

Modify 
0 



        1 £7.1M 2021 

                     
43 This project is at a very early stage and costs are not yet known. 
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Castlereagh – Knock 110 kV cables uprate 
Uprate/ 

Modify 
5 



       

NIE 

Networks 
£1.2M 2021 

Tandragee 110 kV Switchgear replacement 
Uprate/ 

Modify 
0 



        1 £3.3M 2021 

Cregagh Transformer B Switchgear Replacement and 

Transformer B Realignment 

Uprate/ 

Modify 
0 



        1 £1.3M 2022 

North South 400 kV Interconnection Development  

(     TYNDP/ 81) 
New Build 

137 

(34)44 



        3 £116.3M45 202346 

Moyle 275 kV Reinforcement (NEW) New Build 1 

        1 £4.1M 2028 

  
                     
44 The total length is 137 km: 103 km in Ireland and 34 km in Northern Ireland 
45 Included in this amount are the costs associated with obtaining planning consent plus the cost of developing the new substation at Turleenan and the cost of looping the existing 275kV 
double circuit overhead line into that new substation.  Together these will amount to some tens of millions of pounds.  A detailed breakdown of the cost estimates cannot be provided however 
as that has the potential to compromise the competitive tendering process for the services and material required to complete the development. 
46 Since the freeze date the estimate completion date of this project has changed to winter 2023 



 

Transmission Development Plan Northern Ireland 2019-2028        Page 113 

Projects in Both Planning Areas:  

There are 5 development projects that are in multiple Planning Areas; these projects are listed in Table B-4 below.  

 

Table B-4 Planned Projects that are in Both Planning Areas (5 Projects) 

Project Title Type km 
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Enhancement to the low frequency load 
disconnection scheme 

Uprate/Modify 0         1 £0.9M 2022 

Augmentation of capacity at 
Transmission/Distribution interface 

Uprate/Modify 0         1 £3M 2025 

CVT Upgrade for Harmonic Measurement Uprate/Modify 0         3 £1.1M 2022 
Filter Tuning/Replacement Uprate/Modify 0         1 £2.2M 2025 
22 kV Switchgear Uprates Uprate/Modify 0         1 £2.1M 2024 
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APPENDIX C: NORTHERN IRELAND PROJECTS IN EUROPEAN 

PLANS47  

How are Northern Ireland transmission projects included in ENTSO-E’s 
TYNDP?  

Licensed TSOs, who are members of ENTSO-E, and third party promoters propose 

transmission projects to ENTSO-E for inclusion in ENTSO-E’s TYNDP. If these 

projects match the project of pan-European significance criteria below, they are 

included in the TYNDP.  

Criteria for Inclusion in TYNDP 

A project of pan-European significance is a set of Extra High Voltage assets, 

matching the following criteria:  

 The main equipment is at least 220 kV if it is an AC overhead line or at 

least 150 kV otherwise and is, at least partially, located in one of the 34 

countries represented within ENTSO-E;  

 The project increases the grid transfer capability across a network boundary 

within the ENTSO-E interconnected network48 or at its borders49; 

 The grid transfer capability increase (expressed in MW) meets at least one of 

the following minimums:  

- At least 500 MW of additional Net Transfer Capacity; or  

                     
47 For the avoidance of doubt, the term “Northern Ireland Projects in European Plans” refers to Northern Ireland projects in 
ENTSO-E’s TYNDP and RegIP NS and Northern Ireland projects designated Projects of Common Interest.  
48 For example, additional Net Transfer Capacity between two market areas.  
49 That is, increasing the import and/or export capability of ENTSO-E countries in relation to others.   
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- Connecting or securing output of at least 1 GW/ 1000 km² of 

generation; or  

- Securing load growth for at least 10 years for an area representing 

consumption greater than 3 TWh/ year.  

SONI Projects in TYNDP 2018 and RegIP NS 2015 

Table C-1 below lists the Northern Ireland projects we proposed, that are in ENTSO-

E’s most recent final versions of TYNDP and RegIP NS. These were issued in 2018 

and 2015 respectively. 

Table C-1 Our projects in European TYNDP 2018 

TYNDP No. Project Title 

81 North South 400 kV Interconnection Development 

82 Renewable Integration Development Project (RIDP) 
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Northern Ireland Projects of Common Interest (PCIs)50  

The EC oversees the designation of Projects of Common Interest (PCI). To be 

eligible for PCI status, inclusion in the last available TYNDP is an explicit condition. 

Table C-2 below lists the Northern Ireland Projects of Common Interest. 

Table C-2 Northern Ireland Projects of Common Interest 

PCI No. TYNDP No. Project Title 

2.13.1 81 North South 400 kV Interconnection Development 

2.13.2 82 Renewable Integration Development Project (RIDP) 

 

Northern Ireland e-Highway 2050 projects 

The e-Highway2050 is a study project funded by the EC aimed at building a 

development plan for the European transmission network from 2020 to 2050. The 

development plan supports the EU’s overall policy objectives with regard to energy and 

decarbonising the European economy.  Table C-3 below lists the Northern Ireland 

projects included in the e-Highway 2050 plan. 

Table C-3 Northern Ireland projects in e-Highway 2050 plan 

TYNDP No. Project Title 

81 North South 400 kV Interconnection Development 

82 Renewable Integration Development Project (RIDP) 

 

                     
50 https://eur-lex.europa.eu/legal-content/EN/TXT/PDF/?uri=CELEX:32018R0540&from=EN 

https://eur-lex.europa.eu/legal-content/EN/TXT/PDF/?uri=CELEX:32018R0540&from=EN
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How are Northern Ireland and European Plans related? 

It is worth highlighting how the TDPNI and the European plans and designations are 

related.  Figure C-1 below illustrates the relationship. All our capital projects, 

irrespective of size, are described in the TDPNI. 

Only high voltage projects that involve a large increase in transmission capacity are 

included in European plans.  Of those only a small number of large cross border 

projects which increase the import and/ or export capability of ENTSO-E countries are 

designated Projects of Common Interest. 

 

Figure C-1 Relationship between Northern Ireland and European Plans 

  



 

Transmission Development Plan Northern Ireland 2019-2028 Page 118 
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ITEM 7  
 

Ards and North Down Borough Council 

Report Classification Unclassified 

Council/Committee Planning Committee 

Date of Meeting 01 December 2020 

Responsible Director Director of Regeneration, Development and Planning 

Responsible Head of 
Service 

Head of Planning 

Date of Report 19 November 2020 

File Reference       

Legislation       

Section 75 Compliant  Yes     ☒         No     ☐        Other  ☐ 

If other, please add comment below:  

      

Subject Draft Information Guide for Local Councils - listed 
buildings 

Attachments Item 7a - Draft Guide 

 
The Historic Environment Division of the Department for Communities has written to 
the Councils providing draft guidance proposed for the local authorities in relation to 
the listing of buildings process. 
 
Elected members and officers are welcome to provide any feedback or comments on 
this draft or if additional information on any aspects contained within the guide are 
required to enable a better understanding of the listed building process. 
 
Members are advised that images are not currently included in this document (ignore 
yellow highlighted text) and to ignore editing instructions eg. [Heading] or eg. [1.1] 
and text in red. 
 
Comments are requested to be provided to the Department by 21 December 2020. 
 
It is proposed that the Local Development Plan team will review and provide 
comments to DfC and will include any comments from Members within the stated 
timeframe. 
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RECOMMENDATION 

It is recommended that Council notes the draft Guide and provides any comments to 

the Local Development Plan team for compilation and response to DfC by 21 

December 2020. 



*** DRAFT *** 

 

1 
 

ALL NUMBERING OR TITLES IN BRACKETS [1] ARE FOR EDITING PURPOSES 

AND SHOULD NOT TO BE INCLUDED IN FINAL DOCUMENT 

 

[DOCUMENT TITLE AND COVER]  

Information guide for Local 

Councils: Listed Buildings  
 

[COVER TEXT 1] The Protection of Buildings of Special Architectural or Historic 

Interest – the Process of Listing 
 

[INSIDE COVER TEXT 2] The Department for Communities (DfC), Historic 

Environment Division (HED) is the government department you should contact if you 

have any queries about listed buildings 

 

This information guide has been created for Local Councils to explain the listing 

process  

  

 

IMAGE 01 – FRONT COVER – CAPTION: Rathlin East Light (Grade B+) 
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[SECTION 1 TITLE] 1. Why are buildings listed? 
[1.1] In Northern Ireland, the Department for Communities has a statutory duty to 

protect buildings through listing (currently around 8,900 listed buildings in NI): “Listed 

Buildings” are those man-made objects and structures designated as being of 

‘special architectural or historic interest’ under Article 80(1) of the Planning Act 

(NI) 2011, which gives the overall test for assessing a building for listing.  

It states that: ‘The Department –  

 (a) shall compile a list of buildings of special architectural or historic interest,    

and  (b) may amend any list so compiled.  

 

[1.2] Listing marks and celebrates a building's special architectural and historic 

interest, allowing us to highlight what is significant about a building. It also brings it 

under the consideration of the planning system, so that it can be protected for future 

generations. Buildings1 are protected through listing throughout the world. The 

importance of legislative protection is also recognised by Historic England, Historic 

Environment Scotland, Cadw in Wales, and The Department of Culture, Heritage 

and the Gaeltacht in Ireland.   

 

[1.3] ‘The List’ is a register recording all types of structures, ranging from grand 

houses and cathedrals to warehouses and small buildings.  

The term ‘listed building’ refers to any building included in ‘the list’ and the following 

is also treated as part of the building: 

(a) Any object or structure within the curtilage of the building and fixed to the building 

and (b) Any object or structure within the curtilage of the building which, although not 

fixed to the building, forms part of the land and has done since before 1 October 

1973. 

It is important to note that the listing covers the complete interior and exterior of the 

building.  

Buildings included in this statutory list are divided into different grades: A, B+, B, B1 

and B2. However, the statutory controls apply equally to all listed buildings, 

irrespective of grade. 

 

[1.4] Statutory listing of buildings began in Northern Ireland in 1974. This was called 

the ‘First Survey’ and it took over 20 years to complete. In 1996, the need for a 

‘Second Survey’ was identified. This is being progressed on a systematic area basis, 

where buildings that were listed in the First Survey are reviewed, as well as other 

buildings being identified for listing. 

 

[1.5] DfC has a statutory duty to consult with the Historic Buildings Council and the 

Local Council before including a building on a list or amending the list. 

 

IMAGE 02 – CAPTION: The Ashby Institute, South Belfast (Grade B+) 

                                                           
1 The term ‘Buildings’ also encompasses listed structures such as telephone kiosks, pumps, bridges, railway signals etc. 
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[SECTION 2 TITLE] 2. How are buildings listed?  
[2.1] The following steps explain what happens at each stage of the listing process 

(refer to https://www.communities-ni.gov.uk/publications/listing-process-buildings): 

 

Initial decision to determine if a survey is required: HED will decide to 

investigate if a building is worthy of listing as a result of three normal routes: the 

‘Second Survey’, in response to a ‘Listing Query’ or through a ‘Thematic Survey’. 

 

Choice of ‘Route’: The ‘Second Survey’ (www.communities-

ni.gov.uk/publications/information-guide-2nd-survey-historic-buildings-listed-historic-

buildings-northern-ireland) is the most holistic and efficient method to carry out 

surveys as it is systematic and area-based. 

‘Listing Queries’ (www.communities-ni.gov.uk/articles/nominating-building-listing-

northern-ireland) are progressed to a full survey only after an initial investigation has 

been carried out to assess if it is worthy of further research.  

‘Thematic surveys’ are carried out to record a specific building ‘type’ eg. thatched 

buildings and water pumps etc.  

 

Another route to potential listing is through the use of a ‘Building Preservation Notice’ 

(BPN). This power was transferred from DoE to District Councils in April 2015. A 

BPN is defined under Article 81 of the Planning Act 2011. It ‘may’ be issued if:  

‘… it appears to the Council that a building which is not a listed building -   

(a) is of special architectural or historic interest; and   

(b) is in danger of demolition or of alteration in such a way as to affect its character 

as a building of such interest’.  

This protects a building, as if it were listed, for a period of up to six months.  

If a building is considered to be at high risk of loss or significant alteration then HED 

will advise the District Council, providing details on the case and requesting that they 

consider serving a BPN: 

www.planningni.gov.uk/index/advice/northern_ireland_environment_agency_guidanc

e/practice_guide_-_building_preservation_notice_complete-2.pdf 

 

The Survey: The survey is carried out by HED surveyors (or their contractor) and 

consists of a written internal and external description, historical research and 

photographs. An evaluation of the architectural and/or historic value of the structure 

is made relative to the Criteria for Listing. Understanding this criteria is vital in 

appreciating what ‘special architectural or historic interest’ means – refer to Section 3 

for more detail and Section 7 for a typical survey report.  

 

Evaluation Meeting: A forum of Conservation Architects and Architectural 

Historians meets to evaluate the survey against the listing criteria and form a 

‘proposal’ to list the building. 

 

https://www.communities-ni.gov.uk/publications/listing-process-buildings
http://www.communities-ni.gov.uk/publications/information-guide-2nd-survey-historic-buildings-listed-historic-buildings-northern-ireland
http://www.communities-ni.gov.uk/publications/information-guide-2nd-survey-historic-buildings-listed-historic-buildings-northern-ireland
http://www.communities-ni.gov.uk/publications/information-guide-2nd-survey-historic-buildings-listed-historic-buildings-northern-ireland
http://www.communities-ni.gov.uk/articles/nominating-building-listing-northern-ireland
http://www.communities-ni.gov.uk/articles/nominating-building-listing-northern-ireland
http://www.planningni.gov.uk/index/advice/northern_ireland_environment_agency_guidance/practice_guide_-_building_preservation_notice_complete-2.pdf
http://www.planningni.gov.uk/index/advice/northern_ireland_environment_agency_guidance/practice_guide_-_building_preservation_notice_complete-2.pdf
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Consultation: Under Section 80(3) of the Planning Act (NI) 2011, the Department is 

required to consult with the Historic Buildings Council (HBC) and the Local Council 

before including a building on a list or amending The List. Formal consultation 

papers are normally issued simultaneously to these consultees. As a matter of 

routine, HED presents listing proposals to the HBC. The owner and the District 

Council’s planning section are also advised of the Department’s intention at the 

same time. While there is no statutory obligation to consult owners, they are kept 

informed throughout the process and are sent copies of the listing report along with 

an advisory note to (a) help them to confirm its accuracy and (b) to increase their 

understanding of the case being made for listing and alleviate any concerns.  

Representation from these groups is considered by the Department before a final 

decision is made. The Department can only take into consideration representation 

against the Criteria for Listing, and for no other reason; refer to Section 4. 

DfC gives district councils six weeks to reply to the written consultation. If they do not 

reply or seek an extension of time within the 6-week period, then their support for the 

proposal is assumed.   

 

Evaluation of Consultation: Representations received may involve a detailed 

reconsideration of the proposal, provided the case is based upon the Criteria for 

Listing. As a result further research could be commissioned at this stage.   

The record may then be updated.  

 

Delays in the listing process: In rare circumstances, the processing of a record 

may have been delayed after the consultation period. If the time since consultation 

exceeds twelve months, the owner/occupier will receive a further reminder notice of 

the Department’s intention to list, and therefore be given the opportunity to present 

any new information with regard to the listing. The record is then assessed to 

evaluate whether this information may affect the proposal to list. The scale of any 

change to the record may require the building to be re-surveyed, re-evaluated 

against the listing criteria and/or for HBC and the district council to be re-consulted. 

 

Preparation of Listing Papers: The legal listing papers are prepared, the extent of 

listing is checked on site (including the listing map) and the report is checked and 

finalised.  

 

Departmental Consideration: The Director of HED is the delegated officer who acts 

on behalf of the Department to authorise and to sign off legal papers. The Director is 

presented with the proposal, consisting of the statutory listing schedule for signature, 

the recommendation for listing, a summary of the various consultation responses 

and any other correspondence on the case. In rare occasions the Director may 

consult further with other senior Departmental colleagues in cases that are high 

profile or particularly sensitive.  
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The Director may decide that there is insufficient information or may disagree with 

the proposal. In this case he may request that further research is carried out and/or 

the proposal re-evaluated by the Forum of Conservation Architects.  

The Director may, in exceptional circumstances, overrule the view of the Architect’s 

Forum and decide that a case for listing has not been made, or that some 

modification of the recommendation is required.  

 

Amendment of the List: The Director’s signature means the final decision to list or 

de-list has been made, and the list is formally amended. The Departmental Seal is 

affixed to the new list entry and a record is placed on, or modified at, Land Registry.  

Under Section 245 of the Planning Act, an entry in a list compiled under Section 80 

must be registered in the ‘Statutory Charges Register’ of the Land Registry. 

As required under Article 80(4) the District Council is issued with a copy of the 

amendment to the list for its area. The owner receives a formal notification of the 

decision regarding the designation.   

The survey record is also transferred onto the DfC website (NI Buildings Database:  

www.communities-ni.gov.uk/services/buildings-database), for public information 

purposes. Information on the interior of private buildings is withheld to respect 

owner’s privacy rights and other security considerations.  

‘The list’ is held on public access in the Historic Environment Register of Northern 

Ireland (HERoNI): (www.communities-ni.gov.uk/topics/historic-environment/historic-

environment-record-northern-ireland-heroni), and deposited in the Public Record 

Office (PRONI).  

 

IMAGE 03 – CAPTION: Portrush Railway Station (Grade B1). This was the first 

Listed Building in Northern Ireland, listed in March 1974 

 

 

[SECTION 3 TITLE] 3. Understand the Criteria for Listing  
[3.1] The general principles that the Department applies when deciding whether a 

building is of special architectural or historic interest are set out in the ‘Criteria for 

the Scheduling of Historic Monuments and the Listing of Buildings of Special 

Architectural or Historic Interest, with associated procedures’ published 03 

June 2019: https://www.communities-ni.gov.uk/publications/criteria-scheduling-

historic-monuments-and-listing-buildings-special-architectural-or-historic. 

The key criteria for listing are, therefore, architectural interest or historic interest. A 

building can be listed for either criteria but in most cases it will have both. The overall 

test is that this interest must be considered ‘special’. 

[3.2] Architectural Interest is understood to encompass a broad spectrum which 

ranges from style, character and ornamentation to internal plan form and 

functionality. Also important are examples of particular building types and techniques 

used in their construction. Where buildings have been changed over time (as many 

http://www.communities-ni.gov.uk/services/buildings-database
http://www.communities-ni.gov.uk/topics/historic-environment/historic-environment-record-northern-ireland-heroni
http://www.communities-ni.gov.uk/topics/historic-environment/historic-environment-record-northern-ireland-heroni
https://www.communities-ni.gov.uk/publications/criteria-scheduling-historic-monuments-and-listing-buildings-special-architectural-or-historic
https://www.communities-ni.gov.uk/publications/criteria-scheduling-historic-monuments-and-listing-buildings-special-architectural-or-historic
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have) it is the consideration of its current architectural interest that is important, 

rather than what it may have been like in the past.  

 

[3.3] Historic Interest is understood to encompass a broad spectrum which ranges 

from age and rarity, through the amount of historic material left in a building, to its 

importance as a historic structure, and to the stories, historical events and people 

associated with the building. It is important that associations are linked in a clear and 

direct way to the fabric of the building if they are to be regarded as major grounds for 

listing. Aspects of social, economic and cultural history revealed by the building may 

also be considered important. 

 

[SECTION 4 TITLE] 4. Objecting to a listing / de-listing 

proposal 
[4.1] Should the local council wish to object to a proposal for listing or de-listing, HED 

will only consider an objection if it is based on the Criteria for Listing. Any other 

reasons for objecting will not be considered.  

 

[4.2] Below are some common reasons for objections received by the Department.  

None of these can be taken into consideration when considering listing / de-listing as 

they are not based on the Criteria for Listing: 

 Condition: The condition of a building is not taken into account. 

 Personal circumstances: Personal circumstances cannot be taken into 

consideration. 

 Perceived negative effect on property prices: Whilst no statistical research 

has yet been completed in Northern Ireland, UK-wide investigation shows that 

listing has had no impact on the property value of period homes.  

 Cost of repairs: Regular maintenance should be no more costly than looking 

after any building, and should save on repairs in the long run. In terms of 

materials, for example historic timbers used in sliding sash windows are of 

superior quality compared to modern timber and it is often less costly to repair 

the windows than replace them.   

 Future development proposals: The impact of listing on future planning 

considerations, such as development proposals, cannot be considered.  
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Please note a building will not normally be considered for listing by the 

Department once planning permission which will affect its special architectural 

or historic interest has been granted and is still valid, or while works which 

have received such planning permission are under way. 

 And any other reason which is not based on the Criteria for Listing will 

not be considered 

[4.3] Relevant HED guidance (see links in Section 6): 

 ‘Owning or buying a listed building – myths and queries’ which outlines 

common misconceptions about listing and sets out the facts (in progress) 

 ‘Making a de-listing application’ (in progress) 

 

[SECTION 5 TITLE] 5. Making changes to Listed Buildings 
HED is a statutory consultee to Local Councils when determining Listed Building 

Consent applications. It also advises on development within the setting of listed 

buildings, which is specifically protected. 

Relevant guidance (see links in Section 6): 

 Historic Environment Advice and Guidance in the Planning Process: 

www.communities-ni.gov.uk/articles/historic-environment-advice-and-

guidance-planning-process 

 Guidance on Setting and the Historic Environment: www.communities-

ni.gov.uk/publications/guidance-setting-and-historic-environment 

 Guidance on making changes to Listed Buildings: Making a better application 

for listed building consent: www.communities-ni.gov.uk/publications/guidance-

making-changes-listed-buildings-making-better-application-listed-building-

consent 

 

IMAGE 04 – CAPTION: Arcadia, Portrush (Grade B2).  

 

The circumstances in which HED is consulted on applications are set out in the 

Planning Act (Northern Ireland) 2011 and are further explained in the ‘Consultation 

Guide: A guide to consulting HED on development management applications’: 

www.communities-ni.gov.uk/publications/consultation-guide-guide-consulting-hed-

development-management-applications. 

 

Listing does not prohibit future proposed work; all listed buildings can be adapted for 

future use and can be altered in an appropriate manner, where the ‘special interest’ 

or ‘significance’ of the building is retained. Understanding the special interest helps 

inform and assist in the decision-making process. 

 

Proposals are assessed against the Strategic Planning Policy Statement 

(www.planningni.gov.uk/index/policy/spps_28_september_2015-3.pdf) and Planning 

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

BH7–11 & 15, until such time as Local Development Plans are adopted: 

http://www.communities-ni.gov.uk/articles/historic-environment-advice-and-guidance-planning-process
http://www.communities-ni.gov.uk/articles/historic-environment-advice-and-guidance-planning-process
http://www.communities-ni.gov.uk/publications/guidance-setting-and-historic-environment
http://www.communities-ni.gov.uk/publications/guidance-setting-and-historic-environment
http://www.communities-ni.gov.uk/publications/consultation-guide-guide-consulting-hed-development-management-applications
http://www.communities-ni.gov.uk/publications/consultation-guide-guide-consulting-hed-development-management-applications
http://www.planningni.gov.uk/index/policy/spps_28_september_2015-3.pdf
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www.planningni.gov.uk/index/policy/planning_statements_and_supplementary_plann

ing_guidance/pps06.htm. 

[SECTION 6 TITLE] 6. Further guidance & information 
 For all HED guidance visit: www.communities-ni.gov.uk/topics/historic-

environment/listed-buildings 

 Development Management Practice Note 05 Historic Environment (Sept 

2017) https://www.planningni.gov.uk/index/advice/practice-notes/dmpn05-

historic-environment.pdf 

 The most recent changes to the List of Buildings of Special Architectural or 

Historic Interest: https://www.communities-ni.gov.uk/publications/changes-list-

buildings-special-architectural-or-historic-interest 

 ‘Owning or buying a listed building – myths and queries’ (in progress) 

 ‘Making a de-listing application’ (in progress) 

 Under the Planning Act (NI) 2011, Local Councils can serve an Urgent Works 

Notice on unoccupied listed buildings, or the unused part of occupied listed 

buildings, that have deteriorated to the extent that their preservation may be 

at risk. Costs for this work can be reclaimed from the owner.  

Refer to: ‘Urgent Works Notices – a good practice guide for District Councils’:  

https://www.communities-

ni.gov.uk/sites/default/files/publications/communities/hed-urgent-works-

notices.pdf 

[SECTION 7 TITLE] 7. Case study / survey report example 
When reading a survey report, the best way to understand the ‘special interest’, or 

the ‘significance’ of the building, is the read the ‘evaluation’ (currently located near 

the end of the survey report - highlighted in red below. Note: The layout of survey 

reports is currently under review, with plans to relocate the statement to the 

beginning).  

 

This short, factual statement summarises the building’s architectural and/or historic 

importance, as well as its development over time. It makes an objective and 

informed assessment of the relative merits or 'significance' of aspects or features of 

the building or group of buildings. It draws together and supports the reasons for a 

recommendation to list or not to list, and is based on the Criteria for Listing. 

 

 

 

 

 

 

 
 

http://www.planningni.gov.uk/index/policy/planning_statements_and_supplementary_planning_guidance/pps06.htm
http://www.planningni.gov.uk/index/policy/planning_statements_and_supplementary_planning_guidance/pps06.htm
http://www.communities-ni.gov.uk/topics/historic-environment/listed-buildings
http://www.communities-ni.gov.uk/topics/historic-environment/listed-buildings
https://www.planningni.gov.uk/index/advice/practice-notes/dmpn05-historic-environment.pdf
https://www.planningni.gov.uk/index/advice/practice-notes/dmpn05-historic-environment.pdf
https://www.communities-ni.gov.uk/sites/default/files/publications/communities/hed-urgent-works-notices.pdf
https://www.communities-ni.gov.uk/sites/default/files/publications/communities/hed-urgent-works-notices.pdf
https://www.communities-ni.gov.uk/sites/default/files/publications/communities/hed-urgent-works-notices.pdf
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[start this report at top of page like this to avoid the ‘front page’ running over 2 pages] 

 

(Available on request. Web database report does not currently display photographs) 

Address  HB Ref No HB05/16/022 

South Light 
Rue Point 
Rathlin Island 
Co. Antrim 
 

 

Extent of Listing 
Lighthouse and 29no. Metal posts on 
approach 
 

Date of Construction 
1920 - 1939 
 

Townland 
Roonivoolin 
 

Current Building Use 
Light House/ Navigation Mark 
 

Principal Former Use 
Light House/ Navigation Mark 
 

 

Conservation Area No Current Grade B1 OS Map No 03/16 

Industrial Archaeology Yes   IG Ref D1505 4724 

Vernacular No Date of Listing 25/05/2017 IHR No 03711:000:00 

Thatched No Date of Delisting   

Monument No Delisted/Relisted Not Required SMR No  

Area of Townscape 
Character 

    

Local Landscape 
Policy Area 

   HGI Ref  

Historic Gardens 
Inventory 

    

Derelict No     

Owner Category  
 

Building Information 
 

Exterior Description and Setting 
South (or Rue Point) Lighthouse is a four-stage octagonal concrete lighthouse dating from 1921. It is 
accessed down a grassy/concrete footpath from the end of the public road down the E side of the island.  
On its final approach to the lighthouse, the path becomes a slightly raised concrete footpath as it 
crosses the rocks. Along one side of it is a modern plastic/wire handrail supported on regularly-spaced 
painted original metal posts. 
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The four-stage 35ft high octagonal concrete tower sits on a low concrete platform cast directly on top of 
the rocky foreshore. Each stage is delineated by a shallow string course and alternately painted black 
and white to give a banded effect. The base of the tower is slightly advanced and painted black. 
 
Flat concrete roof with two-bar metal handrail around. A low parapet runs atop a plain cornice around 
the edge of the roof, on which is mounted a two-bar metal handrail. There are small rectangular 
openings in the parapet for rainwater run-off. An omni-directional light rises 17ft from the centre of the 
roof (no protective lantern). It makes two white flashes every five seconds and has a range of 14 nautical 
miles (16.1 miles). A small radio aerial sits beside it. 
 
The landward (N) cant has a vertical metal ladder up to a cantilevered concrete platform in front of a 
sheeted timber door (with small louvered ventilator) at stage 2 level (stage 1 being GF). The top of the 
ladder can be pulled out to facilitate access to the outer end of the platform. The doorway is flanked to 
each side by a projecting curved metal handrail. Above the doorway is a window opening at stage 4 
level. It has slightly advanced jambs and horizontal stucco head; the string course doubles as its cill. 
There are identical window openings at this stage to the E, S and W cants. All four opes have been 
blanked off and are painted black. 
Just SE of the lighthouse is a low concrete platform on which was originally mounted a fog gun. It was 
reused between 1917 and 1921 for a temporary light whilst the present one was being constructed. 
 
Setting: 
The lighthouse is located on the wave-swept rocky shore at the very SE tip of Rue Point, the southern-
most extremity of Rathlin Island. The access track down to it passes a modern single-storey standby 
block housing a back-up electricity generator (grid D1511 4738). This building is aligned NE-SW and has 
a pitched roof with painted eaves boards and boxed eaves; no rainwater goods. Cement-rendered walls 
and flat-headed painted t&g door to NE gable and modern one-pane window (with shallow concrete cill) 
to NW elevation. The SW gable is blank. A galvanised metal ventilation duct and pipe project from its SE 
elevation.   
Concrete floor platforms in the vicinity of this building indicate the positions of the wooden huts, one of 
which was used by the keepers until the site was demanned in the mid-1900s. The other housed two 
diesel engines for generating electricity.  
On its final approach to the lighthouse, the path becomes a slightly raised concrete footpath as it 
crosses the rocks. Along one side of it is a modern plastic/wire handrail supported on regularly-spaced 
painted original metal posts. 
 

Architects 
Scott, Charles William 
 

Historical Information 
The present lighthouse at Rue Point is one of three on Rathlin Island and the last to have been erected; 
the East Light was the first in 1856, followed by the West Light in 1919.  The present structure dates 
from 1921 and replaced a previous one of 1915.   
 
The original Rue Point lighthouse was a temporary structure erected by the Board of Trade on behalf of 
the Admiralty following a petition from the Londonderry Chamber of Commerce in 1914. It was first 
exhibited on 19 November 1915. It was augmented by an adjoining acetylene-powered fog gun from 12 
April 1917.   
 
A storm in November 1917 washed the temporary light away, so a replacement was erected on the fog 
gun platform. 
It was not until 1920 that the Board of Trade began the construction of the present permanent 
lighthouse. It was probably designed by Charles William Scott, Engineer to Commissioners of Irish 
Lights from 1900 to 1930. It was completed the following year and had an acetylene lamp and fog gun 
on its roof. The gas was generated by an internal calcium carbide plant (when water is added to the 
carbine, inflammable acetylene gas is produced). As there was no room for them in the actual 
lighthouse, the two men who apparently looked after the lighthouse were accommodated in a wooden 
hut on less exposed ground to NE. 
 
The lighthouse is first shown on the 1922 OS map, being captioned "Southern Lighthouse (white light 
flashing)".  
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The fog gun proved unreliable and was withdrawn on 1 January 1931; it was subsequently transferred to 
Barr Point, at the entrance to Larne Lough. 
 
On 9 October 1955 the acetylene lamp was replaced with an electric one which was monitored from the 
East Light. The electricity was supplied by batteries located inside the lighthouse. They were recharged 
using electricity generated by a diesel engine housed in a building some 160m NE.    
On 25 March 2004, a new optic was installed.  
Since the inception of the National Grid cable from the mainland in 2008, the batteries powering the light 
have been recharged using mains electricity rather than a diesel engine. However, an emergency back-
up generator is still maintained in a purpose-built standby block in the vicinity of where the previous 
generating station once stood. 
 
References - Primary Sources: 
1. PRONI: OS/6/1/1/4. Fourth edition OS 1:10,560 map, Co Antrim sheet 1 (1922). 
References - Secondary Sources: 
1. Forsythe W. & McConkey R. 2012. An Archaeological Survey of a Maritime Landscape, pp 305-307 
and 444-445 (Belfast: Northern Ireland Environment Agency). 
2. Commissioners of Irish Lights website, <http://www.cil.ie/safety-navigation/our-lighthouses/rue-
point.aspx>. 
3. Irish Architectural Archive, Dictionary of Irish Architects, 1720-1940,  
<http://www.dia.ie/architects/view/6517/SCOTT-CHAR LESWILLIAM#tab_biography>. 
4. Mr Noel McCurdy, Irish Lights' Attendant, Rue Point Lighthouse (1 June 2015). 
    

Criteria for Listing 
 
Architectural Interest Historical Interest 

A. Style 
B. Proportion 
C. Ornamentation 
J. Setting 
K. Group value 

X. Local Interest 
Y. Social, Cultural or Economic Importance 
R. Age 
S. Authenticity 
T. Historic Importance 
V. Authorship 

  

Evaluation 
The small size and shape of this structure makes for an unusual style of lighthouse compared with most 
others, which are taller, wider, and round. The painted horizontal banding also accentuates its distinctive 
appearance.  Its fabrication in concrete reflects its post World War 1 date (dressed masonry was the 
norm before this)  Its setting, at sea level on exposed wave-swept rocks, underscores its purpose in 
warning passing ships of the presence of Rue Point. 
 
The fabric of this structure is completely authentic. It is the last of the three lighthouses to have been 
built on the Island; the others are East Light (HB05/16/010A) and West Light (HB05/16/016). Until the 
recent inception of GPS navigation, it was also of social and economic importance in safeguarding 
passenger and cargo ships passing between Rathlin and Fair Head en route to and from Britain. Finally, 
it is also of local interest, most probably designed by Charles William Scott. 

 

General Comments 
 
 

Monitoring Notes – since Date of Survey 
 
 

Date of Survey 04/03/2015 
  

 

 

 



*** DRAFT *** 

 

12 
 

[SIDE BY SIDE IMAGES]: 

 

IMAGE 05 – BACK COVER  – CAPTION: Edward VII Post Box, Ulsterville Avenue, 

Belfast (Grade A). 

IMAGE 06 – BACK COVER – CAPTION: ‘K6’ Telephone kiosk, Waring Street, 

Belfast (Grade B2). 

 

 

“Supporting people, Building communities, Shaping places” 

 

Historic Environment Division 

Ground Floor 

9 Lanyon Place |Town Parks | Belfast 

BT1 3LP 

 

Tel: 028 9081 9226 / 028 9081 9212 

Email: hed.secondsurvey@communities-ni.gov.uk 

Web:  www.communities-ni.gov.uk/topics/historic-environment 

 

 

 

end 


