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1. Introduction and Background  

Background to arc21 and the need for integrated MBT/EfW facilities 

1.1 Implementing more sustainable ways of how we manage waste in Northern Ireland is 

something the Northern Ireland Executive is committed to achieving. 

1.2 This is driven by a legal requirement to substantially reduce the amount of waste that is 

directed to landfill, which presently is the method employed in dealing with the majority of 

Northern Ireland’s waste.  The amount of municipal waste being directed to landfill should 

be reduced to 35% of 1995 levels by 2020.   

1.3 The EC Framework Directive on Waste and EC Landfill of Waste Directive provide a 

common framework for achieving action on waste management by individual countries 

within the European community.  A strategic approach to how this is achieved is embodied 

within these directives, with member states required to produce waste management 

strategies and plans to set out their own responses to how they will tackle the challenges in 

their respective countries. 

1.4 In Northern Ireland this strategic analysis has been on-going over a number of years with 

the production of ‘Towards Waste Management – The Northern Ireland Waste Management 

Strategy 2006-2020’.  That has recently been replaced by the recent publication of an 

updated Northern Ireland Waste Management Strategy ‘Delivering Resource Efficiency’, 

issued by the Department in October 2013 which seeks to be reflective of all EU Directive 

requirements and provide a coherent approach to the waste policy framework for Northern 

Ireland. 

1.5 Northern Ireland’s 26 Councils have collectively arranged themselves geographically into 

three separate Waste Groups, arc21 (11 Councils in the east of the province), SWaMP (8 

Councils in the south-west) and the NWRWMG (7 Councils in the north-west). 

1.6 arc21 is the umbrella waste management group for 11 Councils in the east of Northern 

Ireland including Antrim Borough Council; Ards Borough Council; Ballymena Borough 

Council; Belfast City Council; Carrickfergus Borough Council; Castlereagh Borough Council; 

Down District Council; Larne Borough Council; Lisburn City Council; Newtownabbey 

Borough Council and North Down Borough Council. Collectively these Council areas have 

53% of the overall Northern Ireland population living within their boundaries.   

1.7 arc21’s Waste Management Plan (WMP) sets out how it proposes to deal with waste 

throughout its region.  It was initially produced in 2003 and reviewed in 2006.  A second 

review was completed in December 2013 and was the subject of a consultation period which 

ran to 28
th
 February 2014.  It sets out how it proposes to deal with its waste over the period 

to 2020.  The central focus of arc 21’s WMP is to analyse the waste streams arising in the 

arc21 Region and the associated potential for waste prevention, recycling and recovery and 

disposal.  It sets out the range of facilities that will be needed to deliver its strategic targets. 
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1.8 Diversion of biodegradable municipal waste from landfill to comply with the Northern Ireland 

Landfill Allowance scheme (NILAS) is a key objective of the plan.  Failure to achieve the 

NILAS targets is estimated to result in domestic penalties totalling many £millions over the 

period to 2020 if no further action is taken by arc21 to address residual waste.   

1.9 arc21’s WMP assesses the potential for a number of waste management options to 

contribute to future waste management requirements, including prevention, re-use, 

recycling, biological treatment, mechanical treatment, Energy from Waste (EfW) and landfill 

disposal. 

1.10 In selecting the preferred solution for municipal waste management in the arc21 region, 

consideration has been given to a range of options, comparing their advantages and 

disadvantages and developing a scenario that best meets the arc21 objectives. 

1.11 Having undertaken this detailed analysis arc21’s preferred approach is to combine the 

processes of mechanical and biological treatment (MBT) with energy from waste (EfW).   

1.12 arc21 subsequently engaged in a site assessment exercise to help identify potentially 

suitable locations and to test the appropriateness of the proposed sites for the development 

of its preferred waste management facilities. Through the residual waste project 

procurement process the Becon consortium has identified lands at Hightown Quarry (see 

location plan, Appendix 1) as the preferred site to accommodate the co-location of MBT and 

EfW as part of an integrated residual waste management facility.   

1.13 Its revised Waste Management Plan, consistent with the direction of the revised Northern 

Ireland Waste Management Strategy, updates the statistical base relating to waste arisings 

and confirms that Hightown Quarry has been chosen as the location for its MBT/EfW as part 

of a wider residual waste treatment project. 

Planning Application 

1.14 It is against this background that this planning statement and a range of comprehensive 

supporting information have been prepared as part of a full planning application for an 

integrated residual waste treatment facility on lands at Hightown Quarry being brought 

forward by arc21 in conjunction with its procurement bidder, the Becon Consortium. 

1.15 Specifically this planning application for full planning permission seeks approval to develop a 

Residual Waste Treatment facility incorporating a co-located Mechanical and Biological 

Treatment (MBT) facility, an Energy from Waste (EfW) Thermal Treatment facility, an 

Incinerator Bottom Ash (IBA) Treatment facility, a Refuse Derived Fuel (RDF) Bale Storage 

building, an Administration/Visitor Centre and related infrastructure including widening of the 

Boghill road from its junction with Hydepark Road to west of the existing access road into 

the Hightown Quarry site and other ancillary works.  
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1.16 The nature and scale of the overall project mark it out as one which is of major regional 

significance both in terms of delivering necessary new waste management infrastructure 

and the substantial economic impact in construction and operational jobs that it will create.  

1.17 It represents a first for the region in proposing to divert waste from landfill to a 

technologically advanced integrated waste management facility.  It also represents what is 

understood to be a UK first by co-locating MBT and EfW technologies within a single 

residual waste treatment facility. 

1.18 The facility will receive all of the respective 11 Councils’ waste and an element of third party 

commercial waste.  Recyclable and re-usable material will be recovered from the waste in 

the MBT facility before the residual waste is transferred as a ‘fuel’ to be thermally treated 

which will produce electricity in a way that is safe and sustainable in environmental terms. 

1.19 The twin technologies of MBT and EfW will be complemented by a Visitor/Educational 

centre that will allow a platform for schools and community organisations to learn about the 

waste journey and understand how new waste management technology is vastly more 

beneficial in environmental terms to landfill, helping to contribute to changes in cultural 

behaviour and habits in our younger generation. 

1.20 As well as the wider environmental benefits of introducing these types of technology, the 

project will deliver a huge economic impetus on both a local and regional scale.    

1.21 Construction is programmed to start on site in January 2015 lasting three and a half years 

and will at its height employ a workforce of 455, boosting the economy by some £122.1 

million in construction wages.  When the facility becomes fully operational, scheduled for 

summer 2018, it will generate 94 full-time job positions on site from a total of 337 jobs 

created or sustained at the operational stage.  These jobs will generate some £7.7million 

annually in wages to the local economy. 

1.22 In overall terms it represents a construction investment of some £240million with 

considerable beneficial effects on the wider service economy flowing from the increased 

spending power it will generate through the construction jobs created as well as 

considerable further revenue generation through local rates and from putting people back 

into work and off the social security register. 

1.23 Befitting the nature and scale of this proposed development project there has been an 

exacting and comprehensive process in preparing the full planning application and all of its 

associated documentation. 

1.24 This supporting statement explains: 

 the approach that has been taken in preparing the full planning application and the 

documentation that has been produced; 
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 the engagement to date with DoE Planning and its consultees as part of DoE Strategic 

Projects’ Pre-Application Discussion (PAD) process; 

 the extensive public consultation to share the proposal and all related findings of the 

draft Environmental Statement and related studies with the public and encourage their 

feedback prior to full planning application submission; 

 the material relevance of the operational quarry planning history associated with the 

application site; and 

 the planning policy context within which the planning decision will be taken and the 

consistency of the proposal with relevant planning policy. 

1.25 This supporting statement is complemented by the following planning application 

documentation: 

 Environmental Statement Volume 1;  

 Environmental Statement Volume 2; 

 Environmental Statement Volume 3; 

 Environmental Statement Volume 4;  

 Environmental Statement Non-Technical Summary; 

 Design Statement; 

 Statement of Community Involvement; and  

 Full package of application drawings (including full detailed design of proposed upgrade 

to Boghill Road).   

1.26 In parallel a separate submission to NIEA for an environmental permit to operate the 

proposed facility is being made.  That is the subject of a separate review by the regulator, 

NIEA IPRI. 

Pre-Application Discussion (PAD) Process  

1.27 Finalisation of the planning application documentation follows substantive consultation with 

DoE Planning Strategic Projects Team and statutory consultees to share the draft proposals 

and related environmental information in order to try and make its content as robust, 

comprehensive and responsive as possible. 

1.28 A wide range of organisations have been consulted as part of the PAD process and their 

views gathered on the proposed development, including:  

 Antrim Borough Council, Environmental Health; 
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 Belfast City Council, Environmental Health; 

 Belfast International Airport; 

 DARD Rivers Agency; 

 DCAL Inland Fisheries;  

 DRD Roads Service – Network Planning section; Roads Service HQ; Design 

Consultancy 

 DoE Planning Strategic Projects -  Design Unit;  

 Department of Health, Social Services & Public Safety (DHSSPS); 

 Department of Agriculture and Rural Development (DARD); 

 Department of Culture, Arts and Leisure (DCAL); 

 Department of the Environment (DoE) Minerals Unit; 

 George Best Belfast City Airport; 

 Geological Survey of Northern Ireland (GSNI); 

 Department of Enterprise, Trade and Investment (DETI); 

 Public Health Agency; 

 National Air Traffic Services; 

 Newtownabbey Borough Council, Environmental Health; 

 Northern Health and Social Care Trust; 

 Northern Ireland Electricity (NIE); 

 Northern Ireland Environment Agency (NIEA) – Water Management Unit; Land and 

Resource Management Unit; Industrial Pollution and Radiochemical Inspectorate; 

Natural Heritage; Protecting Historic Monuments; Landscape Architects Branch; 

 Northern Ireland Water (NIW); and 

 Health and Safety Executive (HSE). 

1.29 The comments and feedback received from all of the above alongside the environmental 

legislation requirements have confirmed the environmental information relevant to the 

proposed development and which have been the subject of Environmental Impact 

Assessment (EIA).  
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1.30 The EIA of the proposed development at Hightown Quarry has addressed the following: 

 Geology, Soils and Agriculture; 

 The Water Environment; 

 Land Quality / Contaminated Land; 

 Ecology; 

 Landscape and Visual Impact; 

 Cultural Heritage; 

 Transport Issues; 

 Noise; 

 Air Quality; 

 Climatic Factors; 

 Population, including the economic, environmental and perceived health impact of the 

project; and 

 Material Assets (including Aviation safeguarding, grid connection and service 

infrastructure). 

EIA Process  

1.31 EC Directive 85/337/EEC (as amended) outlines the need to undertake an assessment in 

line with the Planning (Environmental Impact Assessment) Regulations (Northern Ireland) 

2012.  

1.32 The Regulations primarily describe an extended range of developments within two 

Schedules. For Schedule 1 developments, an EIA is always mandatory. 

1.33 The proposed development falls within Schedule 1 (10) of the EIA Regulations (NI) 2012 

defined as waste disposal installations for the incineration or chemical treatment (Annex I to 

Directive 2008/98/EC under heading D9) of non-hazardous waste with a capacity exceeding 

100 tonnes per day. 

1.34 The purpose of the assessment process is designed to help produce an environmentally 

sensitive scheme.   

1.35 Detection of adverse environmental impacts at an early stage enables appropriate mitigation 

measures to be built into development proposals at the earliest opportunity. In addition to 

operational impacts, the assessment also considers the environmental impacts associated 

with the construction of the scheme. 
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1.36 The methodology that has been incorporated into the EIA can be summarised as follows: 

 consultation / scoping exercise – compiling relevant background data and identifying 

issues and constraints; 

 baseline surveys – site walkover visits, detailed specialist surveys and discussions with 

relevant statutory and other consultees, to determine nature and status of the existing 

environment; 

 impact assessment – predicting the likely environmental impacts of the scheme during 

construction and operation and evaluating the significance of such impacts; 

 development and description of mitigation proposals as part of the final design of the 

scheme; 

 assessment of residual impacts and their significance;  

 reporting the draft assessment – preparation of a draft ES and Non-Technical Summary; 

 liaison with statutory consultees to seek their feedback on the content of the draft ES;  

 review and refinement of the draft ES taking on board comments received during the 

PAD process and public consultation; and  

 final publication of ES.   

1.37 This document is structured as follows: 

 Chapter 2 provides commentary on the site description and surrounding context; 

 Chapter 3 describes the development proposal;  

 Chapter 4 explains the material significance of the planning history associated with the 

existing operational quarry which extends across much of the application site; 

 Chapter 5 outlines the key planning policy context (European, Regional and Local);  

 Chapter 6 provides consideration of the proposed development against relevant 

planning policy; and  

 Chapter 7 contains conclusions. 
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2. Description of the Site   

2.1 Hightown Quarry is located approximately 7.5km north-west of Belfast City Centre and 

3.2km south-east of the existing Biffa Cottonmount Landfill at Mallusk. It is located within 

close proximity to Junction 4 of the M2, well known as the Sandyknowes junction.  

2.2 Irregular in shape, the application site is 52.4ha (129.6 acres), which comprises the main 

development site including the area to be used as a construction compound and Boghill 

Road which is to be upgraded as part of the proposed development.   

2.3 The main development site comprises an active basalt extraction quarry, a decommissioned 

asphalt plant and, until recently, a permitted inert waste recycling facility.   

2.4 As an established quarrying use it has, and continues to have the potential to be, a noise 

generator through related blasting and associated quarrying activity as well as a generator 

of HGV movement to and from the site, carrying aggregate from the site over many years.  It 

benefits from full planning permission to continue to do so until all of the rock is extracted 

from the site.   

2.5 It is understood that the existing quarry operations on site have not been the subject of any 

complaints in terms of noise or nuisance, with no records of any objections received by any 

of the Environmental Health Departments of Antrim, Newtownabbey and Belfast Councils. 

2.6 Part of that planning permission also includes proposals to restore the site by flooding the 

excavated area to create an extensive lake feature (see attached restoration plan, Appendix 

2).  

2.7 The southern, eastern and western boundaries comprise vertical quarry rock faces while the 

northern boundary comprises security fencing.  The existing workings face the slopes of 

Sheepheads Hill overlooking the Ballymartin Valley and Three Mile Water beyond that.   

2.8 The application site is located within the Antrim Borough Council and Newtownabbey 

Borough Council areas, and is within close proximity to Belfast City Council’s area. The 

operational quarry component of the application site is located within the Antrim Borough 

Council area with the proposed upgrading of Boghill Road within Newtownabbey Borough 

Council area.  Belfast City Council’s administrative area is located a short distance to the 

east and south of the proposed application site.  

2.9 The application site is located on the north eastern slopes of the Belfast Hills approximately 

1.5km south-west of Hightown and 3km southwest of Glengormley.   

2.10 Hightown Quarry is accessed from Boghill Road, a rural road connecting Hightown and 

Glengormley to the wider rural areas between Belfast and Antrim.  

2.11 Access to the M2 motorway from the application site is via Boghill Road, Hydepark Road, 

Upper Hightown Road, Mallusk Road and Scullions Road (onto Sandyknowes Roundabout). 
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The distance to Sandyknowes Roundabout from the application site by road is 

approximately 3km.   

2.12 All of the proposed built form associated with the proposed development will be located 

within the existing quarry.  Infrastructural improvement to widen and upgrade the existing 

Boghill Road from its junction with Hydepark Road to a point west of the quarry site access 

forms part of the proposed development. 

2.13 The section of the Boghill Road to be upgraded extends to 1.4 km.  It stretches from the 

junction of Boghill Road/Hydepark Road to a point west of the junction of the Tarmac quarry 

access road to Boghill Road.   

Planning History 

2.14 The quarry site has been operational since 1965. Planning permission was formally granted 

by the Department of the Environment (Northern Ireland) for the existing operations in July 

1996.   

2.15 Wimpey Minerals Ltd purchased the site from the owner, W J Kane, in June 1991. Tarmac 

Ltd. bought the quarry in June 1996 and remain the current owners.   

2.16 Hightown Quarry has full planning consent for mineral extraction and associated activities. 

Although there has been a slow-down as a consequence of the construction downturn 

quarrying activity continues on site to service contract demand and the quarry remains in a 

position to commence full time production at any moment.   

2.17 The quarry has approximately 16 million tonnes of consented rock still in place that can be 

extracted.  Approximately 5 million tonnes of rock have been extracted by Tarmac to date.  

Prior to Tarmac owning the quarry it is estimated that 6.2 million tonnes of rock was 

extracted. 

2.18 As a working quarry the site comprises a number of terraces ranging from 285m Above 

Ordnance Datum (AOD) at the highest terrace to 227m AOD at the bottom terrace.  

2.19 The quarry is broadly segregated into an initial void area to the north and a second larger 

void to the south. The southern void is, in turn, split along a north-east south-west line to 

create two terraces approximately 15m apart vertically with the higher terrace to the east.  

2.20 The southern void area is approximately 11m higher than the northern. The site is accessed 

from the north by a common access road.   

The Surrounding Area 

2.21 The most prominent landforms in the area surrounding the application site are the Belfast 

Hills, to the east and south of the application site, which reach their highest point at the 

summit of Divis, 478M AOD, situated approximately 4.4km to the south. Other peaks within 
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this range of hills include Collinward, Squires Hill, Cave Hill, Black Mountain and McIlwhans, 

which lies immediately to the south-west.  

2.22 To the north the land falls gradually into the valley of the Ballymartin Water. Flush River 

extends north from its source in high ground approximately 1.1km to the south, passing 

approximately 100m to the east of the quarry area and under the Boghill Road before 

flowing into Hydepark Dam reservoir and on to the Ballymartin Water in the vicinity of 

Mallusk. The Ballymartin Water flows north-west to meet the Six Mile Water on the northern 

edge of Templepatrick, approximately 8km to the north-west. 

2.23 To the north of the valley of the Ballymartin Water lies a low ridge, to the north of which lies 

the valley of Three Mile Water which flows parallel to Ballymartin Water to meet the Six Mile 

Water in the vicinity of Doagh, approximately 7.7km to the north-west. North of this valley 

lies a range of hills, the southern part of which includes hills at My Lord’s Mountain (273m 

AOD) and Knockagh (270m AOD).  

2.24 The immediate surrounds of the application site include moorland to the south and south-

west of the quarry and enclosed pasture fields flanking Boghill Road to the north, west and 

east of the quarry. The transition between the pasture fields and moorland occurs at 

approximately 300m AOD. Below this height, the field pattern is predominantly formed of 

regular, small to medium sized fields, enclosed by hedgerows. On more elevated ground, 

the land comprises areas of rough grazing and open moorland, with limited hedgerow or 

fenced enclosure sub-dividing these areas. Communications masts are a feature on a 

number of the summits of the moorland area of the Belfast Hills, including at Collinward, 

Squires Hill, Divis and Black Mountain. 

2.25 Farmsteads and residential properties are scattered across the rural area and connected by 

a generally irregular network of lanes (public highways) and private access tracks between 

the more regular alignment of routes including the B39 Seven Mile Straight; the A52, in 

stretches between Ballyutoag and Lough Neagh; and the B95 from Mallusk to 

Templepatrick.  To the north and north-east, beyond Hydepark Road, lies residential 

development within Hightown, including the recently developed Blackrock neighbourhood. 

Further development is anticipated in this area. Further to the north-east within Glengormley 

is a large area of industrial and commercial development, extending along the flanks of 

Mallusk Road and the M2 motorway which extends through the urban area on a north-west 

to south-east axis. 

2.26 In addition to the industrial and commercial development in the vicinity of Glengormley and 

the wider urban area, there are a number of active and disused quarries in the wider 

landscape, including a number within upland areas to the east and south.  

2.27 Lines of electricity pylons traverse the landscape in the vicinity of the application site, 

including two roughly parallel routes on a north-south axis, passing immediately to the east 

and west of Hightown quarry.  The highest of these electricity pylons reaches 348m AOD. 
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3. Description of the Project  

3.1 The proposed residual waste treatment facility comprises a number of integrated built 

elements as shown in Appendix 3.  

3.2 These include: 

 A weighbridge complex; 

 A Mechanical and Biological Treatment (MBT) facility; 

 An Energy from Waste (EfW) Thermal Treatment facility ;  

 An Incinerator Bottom Ash (IBA) Treatment facility; 

 A Refuse Derived Fuel (RDF) Bale Storage building; 

 An Administration/Visitor Centre; and 

 Upgrading/widening of the Boghill Road and related junction improvements.  

3.3 The site has been designed to accept and treat up to 300,000 tonnes of waste in any given 

year, which will be split between both the MBT facility (capacity 300,000 tonnes) and EfW 

facility (thermal capacity 68MW). For the year 2019/20, based on the assumed waste 

composition and projected waste tonnages, the site is expected to accept and treat 241,319 

tonnes of Authority Waste and 23,879 tonnes of Third Party Waste, giving a total of 265,198 

tonnes. These are nominal throughputs and compositions and the actual tonnage and 

composition may increase or decrease from these nominal assessments. 

3.4 There will be approximately 94 employees working on the site. As the site will be in 

operation for 24 hours a day, not all the staff will be on site at any one time. They shall be 

split between the following areas: 

 MBT Facility – 36 staff;  

 EfW Facility (including IBA Processing Facility) – 37 staff; and 

 Site Services (Visitor Centre, Administration, Weighbridge and Site Services) – 21 

Staff. 

3.5 The facilities will be capable of accepting all types of waste vehicles including bulked 

container HGVs, refuse collection vehicles (RCVs), street cleaning vehicles, bulky collection 

vehicles and light collection vehicles used in parks and amenities.  Contractual requirements 

will ensure that all vehicles must have covered loads.  

3.6 The facility will have a thermal capacity of 68 MW and, at full capacity, will generate in 

excess of 100,000MWh/year of electricity for export to the grid.  
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3.7 The EfW will be in operation 24 hours a day for approximately 8,000 hours a year.  There 

will be downtime for maintenance for one three week period in the summer and another one 

week period each year.  When essential maintenance work is being undertaken waste will 

continue to transfer to the site and will go through the same process in the MBT but rather 

than being transferred to the EfW will be baled and stored in the RDF bale storage area until 

the normal operations resume.  Following that the baled waste will be gradually reduced by 

being fed through the EfW freeing up the waste bale area until the next planned 

maintenance period starts this cycle again. 

3.8 There will be up to 14 employees working in the EfW at any time during the day, including 

supervisors, maintenance staff, crane operators and engineers. 

3.9 A detailed explanation of the proposed development is provided in Chapter 3 of the 

accompanying Environmental Statement Volume 1 and is not repeated again in this 

statement but should be referred to accordingly.  It explains the inter-relationship between 

each of the integrated built elements of the site listed at 3.2 above. 

Road Infrastructure – Widening and re-alignment of Boghill Road  

3.10 In addition to the built development on the Hightown site there will be road infrastructure 

improvements.  This will comprise the upgrading of Boghill Road from its junction with 

Hydepark Road to a point to the west of the existing quarry access road to improve safety 

for vehicular movements to and from the site.    

3.11 The junction of Boghill Road and Hydepark Road will be upgraded to provide improved 

visibility splays and radii to assist the turning of larger vehicles. 

Construction Programme 

3.12 Construction works are programmed to commence on site following planning and permitting 

consent and land procurement by arc21. The construction and commissioning of the facility 

is expected to take up to 41 months and the site will begin accepting waste 32 months after 

construction start.   

3.13 As the application is for full planning permission, a comprehensive Construction 

Management Plan (CMP) has been prepared to explain the detailed approach to 

development of the site. The CMP is attached at Appendix 3.1 in the Environmental 

Statement. 

3.14 Initial construction activity will involve enabling works within the quarry site to form the 

construction platforms and also the upgrading works for the Boghill Road. 

Enabling Works 

3.15 Enabling works will involve preparing for construction of the MBT and EfW facilities by the 

formation of two distinct platforms which make use of the existing terracing within the site.  
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As the quarry remains operational the enabling work requirements will change as a 

consequence of current and future excavations in line with quarrying activity.   

3.16 The extent of enabling works will be addressed as part of the evolving Construction 

Management Plan.  The most significant element of the enabling works is likely to be the 

removal of the protruding section of the south-east rock face.  This is required to create the 

necessary platform width for the MBT facility and will be removed by blasting.   

3.17 The volume of rock generated will be moved internally and placed to fill the void to the south 

west of the MBT platform and potentially used in other areas of the construction.  By using 

the blasted rock in this way transport movements to the site during the construction phase 

will be significantly reduced. 

3.18 The MBT facility will be located on the upper quarry platform at a level of 260m AOD, which 

is approximately 1m below the current platform level.  Excavated material generated from 

lowering the platform will be placed to the south-east of the platform to form the upper 

delivery yard and unloading hall at 264m AOD.  

3.19 There will be a net surplus of material from the MBT platform enabling works which will be 

hauled and placed in the Visitor Centre and car-park area, raising this by approximately 1m 

above the existing level. 

3.20 The EfW facility will be located at the lower quarry platform at a level of 245m AOD.  The 

current platform will be extended in a south-east direction to create the necessary space for 

the EfW footprint.  This will involve the excavation of an existing ‘intermediate’ platform and 

the material generated will be used to raise the EfW platform slightly to the finished level of 

245m AOD and help to balance the cut and fill volumes. 
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4. Planning History  

4.1 There is a longstanding and comprehensive planning history associated with the existing 

operational Hightown Quarry.  

4.2 The present quarrying operation is undertaken consistent with full planning permission 

secured on 17 July 1996. 

4.3 That planning permission (T/1995/0109/F) was granted following consideration of an 

Environmental Statement by DoE.  The conditions attached to it do not restrict the site 

operations beyond what are relatively standard conditions for blasting.  As a consequence 

the operational quarrying activities are able to continue without unduly restrictive noise 

conditions. 

4.4 It is apparent that the quarrying operations have occurred without giving rise to amenity 

impact on residents of properties in the vicinity of the site.  That is evident by the lack of any 

complaints relating to blasting, quarrying, crushing, HGV movement or related plant activity 

to any of the respective Environmental Health Departments in Antrim, Newtownabbey or 

Belfast Councils. 

4.5 Notably, the full planning permission also included a condition requiring the site to be 

restored in accordance with the attached plan (see Appendix 2) and the excavated quarry 

area to be flooded to create an extensive lake feature.  That is an important material 

consideration in terms of potential aviation safeguarding issues arising from airport 

operators and potential for bird strike as it establishes the principle of a large lake on the 

site.  The proposed development will remove the prospect of such a lake feature attracting 

potentially problematic bird activity to the area given the extent of proposed built 

development across the quarry site as part of the proposed residual waste management 

facility.   

4.6 The site has also benefited from full planning permission as a ‘construction and demolition 

waste aggregate recycling facility’ for which permission was granted on 26 June 1999 

(T/1998/0498/F).  That is an important material consideration in the context of this proposal 

for residual waste management facilities on the site.    

4.7 Other planning history on the site of note is summarised below:   

 Full planning permission (T/2001/0597/F) was granted on 05 October 2001 for a 

proposed mobile crushing plant to replace static quarry plant to operate within the 

approved extraction boundary at Hightown Quarry, 40a Boghill Road, Mallusk, 

Newtownabbey.  

 



 

arc21 Residual Waste Treatment Project: Hightown Quarry   16 

 

 Full planning permission (T/1999/0180/F) was granted for the development of a quarry 

with non-compliance of conditions in respect of planning permission T/1995/0109/F at 

Hightown Quarry, Flush Road, Mallusk.  

 Full planning permission (T/1997/0424/F) was granted for the erection and use of a 

concrete and mortar batching plant at Hightown Quarry, Flush Road, Mallusk.  

 Full planning permission (T/1995/0109/F) was granted for the deepening and extension 

of existing quarry workings, changes and additions to the plant layout and the provision 

of a block plant at Hightown Quarry, Boghill Road, Mallusk.  
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5. Planning Policy Context  

5.1 The following provides an overview of international, regional and local policy that is relevant 

to the proposed development.  Chapter 6 specifically assesses the proposed development’s 

compliance with all relevant planning policy. 

European (The EU Framework Directive and Landfill Directive) 

5.2 The EU Waste Framework Directive (2008/98/EC) (WFD) and the EC Landfill Directive 

(1999/31/EC) set out a common framework for action on waste by individual countries within 

the European Community.  

5.3 The WFD sets out a strategic approach to waste management that protects human health 

and the environment by establishing an integrated and adequate network of waste facilities. 

To achieve this, member states are required to produce waste management plans, setting 

out their abilities and capacities to manage their own waste arisings, using such networks of 

facilities.  

5.4 These will enable the EU to be self-sufficient and to deal with waste as close as possible to 

its point of origin. The aim is also to minimise waste production and to recover as much as 

possible of the waste produced through recycling, recovery and reuse. The requirements of 

the revised WFD have been transposed into NI legislation through the Waste Regulations 

(Northern Ireland) 2011.  

5.5 The EU Landfill Directive sets stringent requirements for the landfilling of wastes. The key 

requirements of the Directive are:  

 reduction in the amount of biodegradable municipal waste (BMW) to be landfilled;  

 classification of landfill sites into three categories: Inert, Hazardous and Non Hazardous;  

 banning of liquid wastes and certain other hazardous wastes and tyres from landfill and 

application of waste acceptance criteria for the various classes of landfill;  

 treatment of wastes prior to landfill; and  

 specific technical standards for landfill development control and monitoring, including 

location considerations.  

5.6 For the UK as a whole, the Directive requires reduction of the amount of BMW going to 

landfill to 35% of the 1995 levels by 2020.  
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Regional  

Northern Ireland Executive Programme for Government 2011-2015 

5.7 The Executive has taken the important step of making the economy the top priority in its 

Programme for Government (PfG).  It recognises the importance of continuing to work 

towards a reduction in greenhouse gas emissions by at least 35% of 1990 levels by 2025. 

5.8 Out of the priorities set within the PfG, priority three has the potential to be complemented 

by MBT and EfW plants in Northern Ireland. 

5.9 Within priority three, a target to adapt to/mitigate the risks of climate change is expressed. 

This target will be complemented by the addition of EfW plants, enhancing the sustainable 

and renewable energy offering that Northern Ireland currently has. 

Regional Development Strategy for Northern Ireland 2035 (Building a Better Future) 

5.10 The Regional Development Strategy (RDS) is the strategic and long term perspective on the 

future development of Northern Ireland up to the year 2035. All government departments are 

required to have regard to it in the exercise of any development function.  

5.11 It too identifies that the Executive’s top priority is growing a sustainable economy and that 

spatial planning and related infrastructure development is essential to enable a working 

economy. 

5.12 One of the eight aims of the RDS is to ‘take actions to reduce our carbon footprint and 

facilitate adaptation to climate change’.  This states that we need to reduce harmful green-

house gas emissions to help reduce the threat of climate change and promote sustainable 

construction, consumption and production.  It also states that we should aim to prevent 

waste and deal with it in line with the Waste Framework Directive. 

5.13 The RDS sets out two types of strategic guidance, regional guidance (RG) which applies to 

everywhere in the region and spatial framework (SF) guidance which is tailored to the wider 

themes within the Spatial Framework. 

5.14 RG9 of the RDS seeks to ‘reduce our carbon footprint and facilitate mitigation and 

adaptation to climate change whilst improving air quality’.  Paragraph 3.25 identifies that the 

use of fossil fuels and greenhouse gas emissions can be reduced by recycling waste and 

recovering energy from it. 

5.15 RG10 seeks to ‘manage our waste sustainably’. Paragraph 3.28 states that managing waste 

is a significant part of how we treat our environment.  It endorses the application of the 

Waste Hierarchy principles as introduced by the Waste Framework Directive.  This 

encourages the management of waste materials in order to reduce the amount of waste 

materials produced and to recover maximum value from the wastes that are produced.   
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5.16 In applying this as a guide it encourages the prevention of waste, followed by the re-use and 

refurbishment of goods, then value recovery through recycling and composting.  The next 

option is recovery, including energy recovery, an important level in the hierarchy as many 

materials have significant embedded energy that can be recovered.  

5.17 Application of the ‘proximity principle’ is also key.  This emphasises the need to treat or 

dispose of waste as close as practicable to the point of generation to minimise the 

environmental impacts of waste transport. 

5.18 The RDS addresses the need to develop regionally significant economic infrastructure in its 

Chapter 4, page 82.  Strategic projects which will contribute to economic infrastructure 

development are considered to be those that: 

 Deliver strategic improvements in external and internal communications including 

transport and telecoms;  

 Contribute to the achievement of renewable energy targets;  

 Contribute to the achievement of waste management and climate change targets; or 

 Raise issues of regional or more than regional importance.  

5.19 Paragraphs 4.19 to 4.26 identify that Northern Ireland currently produces some one million 

tonnes of municipal waste annually with 33% sent for recycling in 2009/10. The majority of 

the remaining municipal waste was sent to landfill (66%), with a very small amount reused.   

5.20 In order to meet the EU Landfill Directive targets of diversion of waste from landfill to other 

treatment methods the RDS recognises that ‘there is a requirement to develop significant 

new waste management infrastructure’.   

5.21 It adds that ‘while landfill has traditionally been a low-tech, low-cost approach to waste 

management, the alternatives tend to be more complex and expensive.  Providing the new 

infrastructure is a challenging and costly process which will take considerable time to 

deliver.  A substantial programme of investment will be required if the aims set out in Strand 

3 of the NI Waste Management Strategy 2006-2020, are to be achieved (specifically the 

development of an integrated network of facilities for the recycling, recovery and disposal of 

waste). 

5.22 Paragraph 4.22 of the RDS confirms that central government is working closely with local 

government in the development of new waste facilities to ensure that Northern Ireland’s long 

term needs for all waste streams are met.  It adds that these will be developed at a limited 

number of key sites, convenient to the major centres of waste production. 

5.23 The RDS identifies that in order to meet the EU Landfill Directive targets Northern Ireland 

will require a combination of up to ‘seven MBT and three Energy from Waste plants’, 

including incineration plants to deal with the residue from the MBT process. 
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Northern Ireland Sustainable Development Strategy 2006 (SDS)  

5.24 In keeping with the RDS, SDS Strategic Objective 1 identifies Northern Ireland as a region 

to become more resource efficient with a key target being the progressive reduction of 

quantities of biodegradable waste going to landfill and reduction of waste in general across 

all sectors. 

5.25 The Executive’s Sustainable Development Strategy, recognises that concentrated efforts 

across all sectors will be needed to improve energy efficiency and reduce carbon emissions 

in order to address the challenges presented by climate change and the need for 

sustainable development.   

Delivering Resource Efficiency – Northern Ireland Waste Management Strategy (WMS)  

5.26 The WMS follows the priority order for waste treatment set out in the Waste Hierarchy, a 

cornerstone of EU waste policy and legislation.  It has a renewed focus on waste prevention, 

preparing for re-use and recycling and moves the emphasis of waste management in 

Northern Ireland from resource management to resource efficiency as well as to focus on 

extracting value from residual waste in the form of energy and other by-products. 

5.27 It is founded on the principles of the EU Waste Framework Directive, particularly the ‘waste 

hierarchy’ which emphasises the need to move waste management away from landfill 

towards more sustainable and less environmentally harmful practices.  

5.28 Within the WMS there are a number of targets set out for the recycling and recovery of 

waste streams. These include: 

 Achieve a recycling rate of 50% of household waste by 2020; 

 Achieve a recycling rate of 45% of household waste by 2020; 

 Achieve a recycling rate of 60% local authority collected municipal waste (LACMW) by 

2020; and 

 Achieve a recovery rate of 70% of all non-hazardous construction and demolition waste 

by 2020.  

5.29 It identifies that the three Waste Management Groups (WMGs), on behalf of their constituent 

Councils, will review and revise their WMPs.   

5.30 The WMS confirms that the principle of Best Practical Environmental Option (BPEO) 

included within PPS11 is to be removed as the Strategic Environmental Assessment 

required to be undertaken by the three WMGs duplicates this process.  The Department has 

confirmed that it will no longer be a material consideration on planning applications in the 

planning process through a press release on its website posted on 25 November 2013.  
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5.31 The following overarching principles underpin the WMS: 

 The Waste Hierarchy; 

 Life cycle approach; 

 Polluter pays principle; 

 Proximity and Self-sufficiency; and 

 Integration of Waste Streams; 

arc21 Waste Management Plan  

5.32 arc21’s draft WMP sets out how it proposes to deal with its waste arisings over the period to 

2020.  It considers changes that need to be made in waste management based on analysis 

of its waste streams and potential for prevention, recycling and recovery and disposal.  Its 

WMP sets out the range of facilities that will be needed to deliver its strategic targets. 

5.33 Reducing the amounts of wastes produced in the arc21 region is considered a priority to 

improve waste management and the consequent impact of human behaviour on the 

environment. Measures to reduce the amount of waste produced are identified in the plan as 

fundamental.  

5.34 A combination of limited landfill capacity in the arc21 region and evolving policy means that 

alternative treatment and disposal options to landfill are required for the majority of these 

wastes. 

5.35 arc21’s WMP identifies its preferred solution.  This requires treatment of residual wastes 

from households/commercial premises at a Mechanical and Biological Treatment (MBT) 

facility and Energy from Waste (EfW) facility. 

5.36 If the total contract waste for the proposed project was not treated and simply landfilled, the 

total landfill tax cost would be approximately £19.3m at the projected standard rate of tax of 

£80 per tonne (from April 2014). In addition, a fine, under the NILAS compliance scheme, of 

up to £10.9m, could also be incurred by the arc21 constituent Councils for failure to comply 

with the Landfill Diversion Targets. (Oxford Economics: see economic impact assessment, 

Appendix 16.3 of ES) 

5.37 However, the introduction of the proposed project would lead to a fall in the amount of this 

type of waste sent to landfill. Under normal operations, it is estimated that only 3,750 tonnes 

of the arc21 contract waste would then be sent directly to landfill incurring a Landfill Tax of 

approximately £300,000 and presenting no risk to the arc21 constituent councils of their not 

meeting the Landfill Diversion Targets. 
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Draft Strategic Planning Policy Statement 

5.38 DoE Minister, Mark H Durkan MLA, published draft strategic planning policy statement 

(SPPS) for Northern Ireland on 4
th
 February 2014, to be the subject of a 12-week public 

consultation period running to 29
th
 April 2014.  When finally adopted it will provide a shorter, 

simpler strategic policy framework that provides clarity and certainty for all users of the 

reformed planning system. 

5.39 In the context of this application para. 2.11 of the consultation draft SPPS makes clear that it 

will not be treated as a material consideration or carry weight in the determination of 

planning applications. 

Planning Policy Statements 

5.40 There are a number of planning policy statements that contain policies of relevance to the 

proposal. 

5.41 These include PPS1 (General Principles), PPS2 (Nature Conservation), PPS6 (Archaeology 

and Heritage); PPS11 (Waste Management); PPS18 (Renewable Energy) and PPS21 

(Sustainable development in the countryside).  Consideration of relevant policies within each 

of these is addressed in Chapter 6 of this statement. 

Planning Strategy for Rural Northern Ireland 

5.42 Many of the PSRNI’s planning policies have been superseded by new policy provision made 

in more recent PPSs.  Of relevance to the proposed development there are some which 

remain material to this application, including policies relating to major projects and new 

infrastructure.  These are reviewed as part of Chapter 6. 

Local  

Antrim Area Plan 1984 – 2001 (AAP) 

5.43 The majority of the application site is within the rural policy area of the AAP which remains 

the current statutory plan.   

5.44 The AAP provides general policy criteria which the Department will have regard to in dealing 

with all planning applications in the rural area (para. 23.3) as well as policy provisions 

relating to location, siting and design of buildings in the countryside. 

Newtownabbey Area Plan 2005 (NAP) 

5.45 The NAP 2005 remains a material consideration although its relevance is much reduced 

given the advanced stage of the Belfast Metropolitan Area Plan (see below) has reached 

through the process.  
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5.46 The Boghill road lies within the Newtownabbey Borough Council jurisdiction but the plan 

adds nothing of specific policy reference to the proposed development.  

Belfast Urban Area Plan  

5.47 The BUAP shows the entire quarry site outside the development limit, which follows the 

alignment of Hydepark Road. 

5.48 The Hightown quarry site is shown on the edge of the BUAP’s designated areas of High 

Scenic Value. 

draft Belfast Metropolitan Area Plan 2015 (dBMAP)  

5.49 Part of the site, the access road linking Boghill Road to Hydepark Road, falls within the 

Belfast Metropolitan Area and is shown in the dBMAP as within the countryside. 

5.50 As part of the BMAP development plan process, representations were submitted seeking to 

extend the development limits in this location south of Hydepark Road and to the east and 

west of Boghill Road. 

5.51 The Planning Appeals Commission (PAC) held a Public Inquiry to consider the 

representations received in 2007 and 2008. 

5.52 The subsequent PAC Report (released 06 June 2012) considered the merits of extending 

the limits and concluded that there should be no change to the development limit. This 

recommends that the edge of the settlement limit will be maintained as Hydepark Road.  
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6. Policy Consideration and Compliance  

6.1 There are a number of planning policy considerations to be assessed in determining this 

planning application.  Principal among these include: 

Development Plan context: 

 Antrim Area Plan 1984-2001; and  

 Belfast Urban Area Plan 2001 / Draft Belfast Metropolitan Area Plan 2015.  

Policy Considerations 

 Programme for Government 2011-2015 and the Executive’s Economic Strategy 

 Regional Development Strategy; 

 Delivering Resource Efficiency Northern Ireland Waste Management Strategy; 

 Planning Strategy for Rural Northern Ireland; 

 Arc21 Waste Management Plan; 

 PPS1 ‘General Principles’; 

 PPS2 ‘Planning and Nature Conservation’;  

 PPS6 ‘Planning, Archaeology and the Built Heritage’; 

 PPS11 ‘Planning and Waste Management’; 

 PPS18 ‘Renewable Energy’; and 

 PPS21 ‘Sustainable Development in the Countryside’. 

Programme for Government and the Executive’s Economic Strategy 

6.2 The PfG confirms that the Executive has taken the important step of making the economy 

the top priority over the period 2011-2015.  The PfG’s focus is on the creation of more jobs, 

more people in work, a better educated and more highly skilled workforce, a healthier 

population and a competent and confident well-educated and more highly skilled workforce, 

enhanced economic infrastructure, developing the Green economy and growing the private 

sector.  The proposed development will make significant contributions across all of these 

areas. 

6.3 The proposed development will generate significant economic and environmental benefits.  

It will generate significant benefits to the local construction industry and the local economy 

as a consequence of the level of investment that is involved (£240 million; £122.1million in 

construction wages alone) with the majority of the supply of labour being sourced within 
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Northern Ireland.  In advance of the site becoming operational there will be further direct 

benefit with apprenticeships for local people to work at the site. 

6.4 It is estimated the construction phase has the potential to create almost £58.0m of additional 

wages in the local economy and an estimated £94.1m to regional Gross Value Added 

(GVA). When factoring in indirect and induced impacts, total benefits could amount to 

£122.1m of wages and £215.1m of GVA, with all sectors benefiting to some extent (see 

Figure 1, ES appendix 16.1).  

6.5 It should be noted while these construction phase benefits are presented at a Northern 

Ireland regional level, it is likely that the local areas of Antrim, Belfast and Newtownabbey 

will enjoy a sizeable proportion of the benefits. 25% of the raw materials from the EfW (and 

IBA) facility and 50% of the raw materials from the MBT facility will be sourced locally (for 

example concrete, steel (reinforced and structural) and metal cladding). As such it is 

reasonable to assume a notable proportion of the total benefits will be realised within these 

local areas. 

6.6 The project has the potential to create or sustain 94 direct jobs per annum when it becomes 

fully operational and is expected to generate £2.6m of direct wages and £12.3m of direct 

GVA each year. The Administration and Visitor Centre is estimated to sustain 21 direct jobs 

per annum, with associated wages of £0.4m. The Visitor Centre will be a local attraction for 

school visits and will be a permanent local community resource.  

6.7 The operation of the project is expected to have a relatively significant impact with a Type II 

employment multiplier of 3.6 and the generation of approximately £131,000 value-added per 

direct employee. After accounting for indirect and induced impacts, the project is estimated 

to create or sustain approximately 337 jobs with £7.7m of wages and £24.6m of GVA per 

annum (Figure 2, Appendix 16.1, ES).  

6.8 It is worth noting that not all of the total impacts will be captured by the Antrim and 

Newtownabbey economies, being spread across the Northern Ireland region. While some of 

the direct on-going jobs will be taken up by local residents, some of the roles are 

specialised, requiring unique skill sets and will potentially be drawn from the wider arc21 

area (such as Belfast) or elsewhere in Northern Ireland.  

6.9 Many of the indirect benefits will be realised in Belfast, where inputs such as diesel for 

mobile plant and EfW, process consumables for MBT and EfW, mobile plant leasing for 

MBT, recycling and disposal contracts for MBT and EfW residues and transport for MBT and 

EfW residues are expected to be purchased from. However it is reasonable to assume that 

the majority of the induced benefits will be realised within the two local Council areas, 

specifically Antrim and Newtownabbey. 

6.10 In addition to the substantial scale of investment and job creation, the Public Exchequer will 

benefit from a fiscal standpoint from the construction and operational phases. Total tax 

revenue from the construction phase is estimated at £48.8m while the operation phase is 
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estimated to yield tax receipts of £3.1m per annum. Total unemployment savings are 

estimated to range from £16.3m to £32.3m over the period of construction and £0.9m to 

£1.8m per annum when the project becomes fully operational. This is a further crucial 

economic consideration given the tight public spending environment. 

6.11 By the year 2019 / 2020 if the total contract waste for the proposed project is not treated and 

continues to be landfilled, the total landfill tax cost would be approximately £19.3m at the 

projected standard rate of tax of £80 per tonne. In addition, a fine, under the NILAS 

compliance scheme, of up to £10.9m, could also be incurred by the arc21 constituent 

Councils for failure to comply with the Landfill Diversion Targets. 

6.12 In addition to electricity export, up to 10MW of the heat produced in the EfW may also be 

used to supply potential heat off-take, which could be used to support a variety of local 

industrial/commercial or residential uses. The ash generated in the EfW will be processed 

on site to produce a material which ultimately can be used as an aggregate in the 

construction industry. 

6.13 It is clear therefore that the proposed residual waste treatment project will deliver significant 

economic benefits. This is important given that the outlook for the economy is unusually 

uncertain, with a range of downside risks. The ‘jobless’ recovery expected across Northern 

Ireland means that job creation is likely to be the top priority for Central and local 

Government policy (replacing the previous focus on productivity). This project offers a range 

of employment opportunities in its construction and operation phases that are accessible to 

high and low skilled labour alike. 

Development Plan Context – AAP / BUAP / dBMAP 

6.14 The application site extends across different Council areas – Antrim and Newtownabbey.   

6.15 In doing so it falls into two development plan jurisdictions.  The operational Hightown Quarry 

site, within which all of the proposed built elements comprising the proposed residual waste 

management facility are to be located, falls within the Antrim Area Plan boundary.   

6.16 The area of the application site that comprises the upgrading proposals to the Boghill Road 

falls within the Belfast Metropolitan Area Plan boundary, from its point with Black’s 

Bridge/Flush River back along Boghill Road towards the existing development limit that is 

defined by Hydepark Road. 

Antrim Area Plan 

6.17 Although adopted in 1989, the AAP remains the working plan for the area given the lack of 

any successor plan being advanced through the system. 

6.18 It identifies a number of planning criteria (para. 23.3) that the Department will have regard to 

in dealing with planning applications in the rural area.  Of note in respect of this application 

these include the amenity of the countryside, traffic hazards caused by development 
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adjacent to and additional access onto public roads, safeguarding of restricted zones such 

as airfields and the need to protect the wildlife interest of the countryside. All of these are 

considered in comprehensive detail as part of the accompanying Environmental Statement, 

demonstrating the acceptability of the proposed development on this quarry site.  

6.19 The AAP also adds that planning permission for non-residential development in the 

countryside will depend on suitable location, siting, design as well as the criteria in its para. 

23.3. It adds that the Department will attach great importance to the detailed consideration 

of the location and siting of buildings in the landscape, their design and the carrying out of 

any ancillary works. 

Location, Siting and Design 

6.20 The AAP identifies that the nature of the existing landscape will be important.  In relation to 

this application the proposed development seeks to integrate a residual waste management 

facility within a vast quarry site with specific attention paid to maximising the ability of the 

quarry to absorb the level of development proposed.   

6.21 The quarry provides two existing development platforms within the site that provide the 

opportunity to introduce built form where this can be contained very successfully by the 

existing topographical profile of the quarry site, with views restricted mainly to the vertical 

elements of the EfW building and its flue with other parts of the complex, including the 

Visitor Centre, MBT building, IBA plant and Waste Bale storage building all extremely well 

anchored and contained within the quarry setting.  

6.22 The ES includes a very comprehensive assessment of the landscape and visual 

characteristics of the existing site and its relationship with the wider area.  That is further 

complemented by a design statement which explains the rationale behind the location of the 

building elements and the specific landscape mitigation measures that have informed the 

final elevational finish of the facility to maximise integration with the quarry and wider 

landscape setting and tie these into their surroundings as sensitively as possible. 

6.23 The AAP states that the type and colour of materials used will be considered with the 

number of different materials limited.  In this instance identifying the optimum recessive 

colouration of the cladding on the buildings has been the subject of considerable focus to 

maximise the appropriateness of its integration with the quarry and receiving landscape. 

Rendered photomontages from key representative viewpoints have been prepared to 

demonstrate the success of this design approach, with impact minimised as much as 

possible and showing how the proposed mass of the buildings will merge with the existing 

vertical structures (pylons) in the immediate landscape in an acceptable manner. 

6.24 Paragraph 23.23 of the AAP identifies policies relating to the location of non-residential 

developments in the rural area.  This includes reference at (v) to Waste Disposal although 

this relates to landfill sites for waste and facilities associated with them.  The proposed 
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development is not a landfill site but will process waste that presently goes to landfill and will 

recover recyclable products as well as energy in bespoke buildings within a quarry setting.     

BUAP and dBMAP 

6.25 The BUAP and draft BMAP identify the length of Boghill Road to Black’s Bridge, which is to 

be widened as part of the application, as outside the development limit. 

6.26 The draft BMAP was the subject of a Public Inquiry in 2007 and 2008 where representations 

to the plan were considered by the Planning Appeals Commission.  The PAC has reported 

on its recommendations and these are material in relation to the planning application as far 

as the widening of the Boghill Road is concerned. 

6.27 As part of BMAP, objections were submitted seeking to extend the development limit to take 

in field parcels on either side of Boghill Road, beyond its current limit defined by Hydepark 

Road.  These objections sought zoning of these lands for housing and mixed use.  In 

considering the merits of releasing further development in this location the PAC has 

recommended that there be no such extensions to the development limit and no change to 

the development limit to breach Hydepark Road either side of Boghill Road is proposed. 

Regional Development Strategy (RDS) 

6.28 The RDS provides an overarching strategic planning framework to facilitate and guide the 

public and private sectors.  It is a framework which provides the strategic context for where 

development should happen and is therefore material to decisions on individual planning 

applications. 

6.29 Its strategic guidance includes two long term policy directions, RG9 and RG10, which are of 

direct relevance to this planning application.  These are set out below: 

 RG9: Reduce our carbon footprint and facilitate mitigation and adaptation to climate 

change whilst improving air quality; and 

 RG10 Manage our waste sustainably.  

6.30 It acknowledges that strategic projects which will contribute to economic infrastructure 

development include those that will contribute to the achievement of waste management 

and climate change targets. 

6.31 The proposed development at Hightown Quarry will deliver the preferred waste 

management solution that has been identified by arc21 for the waste arisings generated 

across its 11 Council areas as articulated in its Waste Management Plan.  It will introduce 

modern waste management technologies to recycle and treat waste in a way that recovers 

energy whilst making a significant contribution to the need to achieve prescribed targets in 

diversion of waste from landfill. 
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6.32 The nature and scale of the project mark it out as a regionally significant economic 

infrastructure project, consistent with the RDS.  The RDS acknowledges the need to meet 

the targets to divert from landfill to other treatment methods and that this will specifically 

require the development of significant new waste management infrastructure. 

6.33 The project proposes one of the three EfW plants and one of the seven MBT facilities that 

are specified in the RDS as needed to enable Northern Ireland to meet its landfill targets.  

6.34 The proposed development is entirely consistent with specific RDS strategic guidance (RG9 

and RG10) and the general thrust of the wider strategy and will make a significant 

contribution towards achieving the long-term policy directions for carbon footprint reduction 

and adaptation to climate change (RG9) and managing our waste sustainably (RG10).  It will 

deliver a modern integrated facility to sustainably manage the waste arisings from an area 

that is home to more than half the population of Northern Ireland with 53% estimated to live 

in the 11 Councils making up arc21. 

Delivering Resource Efficiency: NI Waste Management Strategy 

6.35 The Waste Management Strategy, together with the three sub-regional Waste Management 

Plans, combine to provide the framework for establishing an integrated network of waste 

management facilities for Northern Ireland, as required by the EU Waste Framework 

Directive. 

6.36 The proposed development has been formulated to deliver the preferred waste 

management infrastructure scenario for the arc21 region, thereby meeting the longer term 

needs of the 11 Councils that form the arc21 group. 

6.37 Rather than waste being disposed of to landfill the facilities proposed for Hightown Quarry 

will ensure waste is treated as a resource with a value where recyclates are recovered at 

the front end of the process (MBT) and further value extracted from the residual waste in the 

form of electricity generation (thereby contributing to renewable energy targets) and in the 

potential for heat off take in future developments.  The Hightown Quarry project will also 

contribute significantly to the green economy by creating jobs in the waste sector. 

6.38 The arc21 Waste Management Plan has identified capacity requirements within its region 

and the need for a combination of MBT and EfW technologies to sustainably manage its 

future waste streams.   

6.39 In progressing its strategic requirement it engaged in a site identification exercise which 

ultimately, through its procurement exercise, has identified Hightown Quarry as the 

preferred location to accommodate the proposed co-location of EfW and MBT facilities.  The 

accompanying Environmental Statement describes the alternatives studied and the reasons 

why Hightown Quarry has been identified as the preferred site (Chapter 4) 
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6.40 Hightown Quarry’s close proximity to the strategic motorway network, its proximity to waste 

arisings, its degraded landscape status and opportunity to integrate the necessary buildings 

within an already tiered quarry setting and its established use as a working quarry with 

material baseline conditions relating to traffic movement, noise and other environmental 

factors all contributed to its identification as the preferred site.  It is also within close 

proximity to Cottonmount landfill site, where some of arc21 Council’s waste is presently 

directed.   

Planning Strategy for Rural Northern Ireland (PSRNI) 

6.41 Whilst the Rural Strategy has been largely superseded by more recent planning policy 

publications there are some of its provisions which remain material to the proposed 

development and require consideration. 

6.42 Policy PSU2 states that major projects will be subject to the most rigorous examination of 

potential environmental impacts.   

6.43 In considering the balance between the development proposed and its potential effects it 

advises that some proposals may be approved because there are imperative reasons of 

overriding public interest.  

6.44 It adds that major development projects will be assessed taking into account of the 

contribution of the proposal to the national or regional economy or to meeting national or 

regional needs, its environmental effects and the availability of alternatives. 

6.45 The proposed development is EIA development and falls under Schedule 1 of the Planning 

(Environmental Impact Assessment) Regulations (Northern Ireland) 2012. 

6.46 A comprehensive assessment of the environmental effects of the development has been 

prepared and is articulated in the Environmental Statement that accompanies this planning 

application.  In terms of the policy requirements of PSU2 this partly mirrors the EIA 

regulation requirements.  The ES that accompanies this statement fully addresses the 

requirements of PSU2. 

6.47 Policy PSU8 advises that the need for new infrastructure will be balanced against the 

objective to conserve the environment and protect amenity.  It identifies the following criteria 

that will be of importance: 

 need for the facility; 

 impact on the environment – in particular the visual and ecological impacts; 

 impact on existing communities; 

 impact on the natural or man-made heritage; 

 existence of alternative sites or routes; and  
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 provision to mitigate adverse effects. 

6.48 The need for the proposed development is articulated at a regional, strategic level within the 

RDS and the Waste Management Strategy and specifically within arc21’s WMP which is 

unequivocal on the requirement to provide the twin technologies of EfW and MBT to meet 

landfill diversion targets. 

6.49 The ES that has been prepared addresses the full spectrum of potential environmental 

effects that may arise including landscape and visual impact, ecology and impact on existing 

communities and as such, the proposed development is fully consistent with the provisions 

of PSU8. 

arc21 Waste Management Plan 

6.50 arc21’s strategy for dealing with residual waste is set out in its Waste Management Plan 

which has been prepared in accordance with European, national and regional policy 

requirements for management of waste and the need to achieve targets to divert waste from 

landfill. 

6.51 In selecting its preferred solution for municipal waste management in the arc21 region its 

WMP has considered a range of options, comparing their advantages and disadvantages 

and developing a scenario that best meets the arc21 objectives.   

6.52 Principal among these is to identify the options for managing waste drawing the right 

balance between meeting strategic targets for reduction, recycling and recovery, the 

protection of the environment for present and future generations and the provision and 

maintenance of sufficient disposal and treatment capacity to deal with the waste produced. 

6.53 In developing the WMP a number of scenarios have been modelled and assessed looking at 

recycling opportunities as well as treatment and disposal technologies. 

6.54 The choice and assessment of scenarios in arc21’s WMP has taken into account: 

 the specific needs of the arc 21 region as a whole; 

 the current and estimated future arisings of municipal waste in the arc21 region; 

 the need to meet all relevant policies and targets; 

 the concurrent SEA process; and 

 collection and recycling arrangements implemented since 2002. 

6.55 Overall the detailed analysis concluded that the preferred scenario was the introduction of 

mechanical and biological treatment (MBT) with energy from waste (EfW).   

6.56 Having identified its preferred scenario in its WMP arc21 has subsequently progressed 

business case and procurement exercises, resulting in the identification of the Hightown 
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Quarry site as the preferred site for co-location of the required MBT and EfW facilities.  The 

output of this process has been the preparation of this full planning application submission 

by the remaining bidder, the Becon consortium. 

PPS1 General Principles 

6.57 Paragraph 59 of PPS1 sets out the Department’s guiding principle in determining planning 

applications. 

‘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’ 

6.58 As indicated in the previous chapter the adopted development plan in this case comprises 

the Antrim Area Plan and the Belfast Urban Area Plan.  The draft Belfast Metropolitan Area 

Plan is also a consideration and it is likely that this will be adopted during the course of 

determining the planning application.  Development plan provisions have been considered 

at paras 6.2-6.15 of this statement. 

6.59 PPS1 provides for a presumption in favour of development unless demonstrable harm to 

interests of acknowledged importance can be demonstrated.  Based on objective 

assessment of the development plan policy context and all material considerations that have 

been examined in preparing the planning application the question of demonstrable harm 

does not arise.  

PPS2 

6.60 PPS2 sets out the Department’s policies as they relate to conservation of our natural 

heritage.  ES Chapter 9 ‘Ecology’ addresses the planning policy context in respect of PPS2 

and all related local, national and international requirements.   

6.61 A series of ecological surveys across the application site have been undertaken by various 

consultants as part of the ES to support this planning application since 2008 with a full suite 

of update surveys undertaken by Ecology Solutions in 2012 and 2013. 

6.62 A large part of the application site is considered to be of relatively low ecological value.  

Value can be attributed to habitats outside of the quarry (acid grassland, heath, Flush River 

and tributary, ponds and marshy grassland) within the application site and will be retained 

as part of the proposed development. 

6.63 The potential for any significant effects on nearby designated sites, in particular Belfast 

Lough which is designated at the European and international level for its coastal habitats 

and important bird populations, has been fully assessed. No significant effects on such 

designated sites have been identified. 
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6.64 The level of detailed site assessment and analysis within the ES chapter demonstrates that 

the proposed development will not give rise to any adverse effects and overall is considered 

to provide a minor beneficial enhancement over the current situation (particularly in the 

context of the existing quarrying planning consent) through new planting and appropriate 

management of retained habitats. 

PPS6 

6.65 Chapter 11 of the ES addresses ‘Cultural Heritage’ matters and related planning policy 

requirements.  The site does not contain any listed structures or any notable issues of a 

conservation or archaeological nature.   

6.66 The proposed upgrading of the Boghill Road will involve the removal of two existing bridge 

structures including Black’s Bridge, identified by NIEA Protecting Historic Monuments as an 

Industrial Heritage feature.   

6.67 A specialist survey of this has been undertaken and is appended to Chapter 11 of the ES.  It 

demonstrates that this is of only limited local cultural heritage interest.  This has been 

shared through the PAD process with NIEA Protecting Historic Monuments (PHM).  PHM 

has confirmed that it accepts the findings and recommendation of the survey report. In all 

other respects the proposal will be consistent with PPS6 policy.  

PPS11 

6.68 PPS11 sets out the Department’s planning policies for the development of waste 

management facilities.  The policy seeks to promote the highest environmental standards in 

development proposals for waste management facilities and includes guidance on the 

issues likely to be considered in the determination of planning applications.  

6.69 It sets out and explains the relationship between the planning system and authorities 

responsible for the regulation and management of waste. 

6.70 It has an important role in supporting the development of a range of waste management 

facilities consistent with the principles and objectives of the WMS and WMPs. 

6.71 It explains the relationship between the planning and pollution control regimes.  In addition 

to the planning application there is also a separate permitting application for proposed 

operations at Hightown being made to NIEA’s Industrial Pollution and Radiochemical 

Inspectorate.  IPRI is concerned with the control and regulation of proposed operations and 

processes and with day to day operation.  The objective is to ensure that the waste is 

disposed of or treated without endangering human health or causing harm to the 

environment.  The permitting application includes a range of operational and technical data 

and demonstrates how the proposed development is consistent with the stringent 

environmental requirements that must be adhered to for these types of waste management 

facilities. 
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6.72 PPS11 advises that the policies within it must be read together and in conjunction with 

development plans and other policy publications, including the Regional Development 

Strategy (RDS).  It also adds that the Department will also have regard to the contents of the 

Waste Management Strategy (WMS), Waste Management Plans (WMPs) and to published 

supplementary planning guidance. 

6.73 Policies WM1 and WM2 of PPS11 set out the main planning considerations that the 

Department will take into account in assessing proposals for the development of facilities for 

the management of waste. 

Policy WM1 

6.74 Policy WM1 states: 

‘proposals for the development of a waste management facility will be subject to a thorough 

examination of environmental effects and will only be permitted where it can be 

demonstrated that all of the following criteria are met:  

 the proposal will not cause demonstrable harm to human health or result in an 

unacceptable adverse impact on the environment;  

 the proposal is designed to be compatible with the character of the surrounding area 

and adjacent land uses;  

 the visual impact of the waste management facility, including the final landform of 

landfilling or land raising operations, is acceptable in the landscape and the 

development will not have an unacceptable visual impact on any area designated for its 

landscape quality;  

 the access to the site and the nature and frequency of associated traffic movements will 

not prejudice the safety and convenience of road users or constitute a nuisance to 

neighbouring residents by virtue of noise, dirt and dust; 

 the public road network can satisfactorily accommodate, or can be upgraded to 

accommodate, the traffic generated; 

 adequate arrangements shall be provided within the site for the parking, servicing and 

circulation of vehicles;  

 wherever practicable the use of alternative transport modes, in particular, rail and water, 

has been considered;  

 the development will not have an unacceptable adverse impact on nature conservation 

or archaeological/built heritage interests.  

 the types of waste to be deposited or treated and the proposed method of disposal or 

treatment will not pose a serious environmental risk to air, water or soil resources that 

cannot be prevented or appropriately controlled by mitigating measures;  
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 the proposed site is not at risk from flooding and the proposal will not cause or 

exacerbate flooding elsewhere;  

 the proposal avoids (as far as is practicable) the permanent loss of the best and most 

versatile agricultural land; 

 In the case of landfilling the proposal includes suitable, detailed and practical restoration 

and aftercare proposals for the site. 

6.75 The accompanying Environmental Statement has comprehensively addressed each of the 

issues raised in WM1.  The ES has assessed and articulated the potential environmental 

effects arising in respect of geology, soils and agricultural land quality; the water 

environment; land quality; ecology, landscape and visual; cultural heritage; transport, noise; 

air quality; climatic factors, impacts on population including the economic contribution made 

by the project, short term construction impacts and perceived health impact and material 

assets, including aviation safeguarding, service infrastructure and grid connection. 

the proposal will not cause demonstrable harm to human health or result in an unacceptable 

adverse impact on the environment; 

6.76 A detailed air quality assessment has been undertaken as part of the ES and demonstrates 

that there will not be any demonstrable harm to human health or unacceptable adverse 

impacts on the environment. That is complemented by a human health risk assessment 

included at Appendix 14.9 of the ES.  

6.77 In addition, a health impact assessment addresses the perceived health issues associated 

with the proposed facilities, as scoped and agreed with the Public Health Agency. This has 

been informed by public feedback and perception through a series of ten public exhibitions 

and consultations undertaken in March, April and May 2013.  The comprehensive Health 

Impact Assessment is included within the ES at Appendix 16.2.  

6.78 All of the studies that have been undertaken demonstrate that there will be no demonstrable 

harm to human health or unacceptable impact on the environment.   

the proposal is designed to be compatible with the character of the surrounding area and 

adjacent land uses; 

6.79 The design of the building complex has sought to maximise the variation in landform that is 

presented by the existing quarry platforms with taller structures associated with the EfW 

facility located on the lower quarry platform and other less prominent buildings on the upper 

platform where there are set against the backdrop of the existing vertical faces of the quarry.   

the visual impact of the waste management facility, including the final landform of landfilling 

or land raising operations, is acceptable in the landscape and the development will not have 

an unacceptable visual impact on any area designated for its landscape quality; 
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6.80 A comprehensive landscape character assessment has been undertaken to understand the 

quarry’s relationship in its wider setting and the landscape and visual impact of the proposed 

built development has been modelled to fully demonstrate how it will integrate into its 

setting.  Through the iterative design process a strategy to maximise the recessive colouring 

of the finished elevations has been worked through to ensure that this will deliver the most 

effective and sensitive design solution for the site. 

6.81 The landscape strategy that has been devised also seeks to introduce planting that will 

assist to knit the development with its surroundings in a cohesive and sensitive manner and 

to take care to avoid introducing planting measures that would not be consistent with the 

existing landscape character of the site and its surroundings. 

6.82 An extremely diligent and thorough landscape and visual assessment has been carried out 

(Chapter 10 of the Environmental Statement) and is complemented by preparation of a 

Design Statement that fully explains the function and form of the buildings and what has 

been done to maximise integration into the existing quarry site and its surroundings.  

6.83 The following has been addressed in detail: 

 the site and its surroundings, including topographical features and variation in landform 

in the vicinity of the application site; 

 vegetation features in the wider area; 

 landscape designations; 

 landscape character of the wider area, informed by the NIEA Landscape Character 

Assessment; 

 detailed landscape appraisal of the site to fully understand its landscape features and 

character; 

 detailed visual appraisal of the site, including establishing a Zone of Theoretical Visibility 

(ZTV) of the proposed built form within the surrounding landscape, extending to 15km 

from the proposed development.  This included flying a blimp at 245m AOD plus 95m 

(to accurately depict the height of the proposed EfW flue) and a windsock at 245m AOD 

plus 47.3m to reflect the highest point of the EfW building.  These were chosen as the 

other main buildings including the MBT and IBA buildings will not exceed the height of 

the existing quarry faces.  Near distance, middle distance and long distance views have 

been selected for assessment, having been agreed as representative with DoE 

Landscape Branch; 

 Detailed assessment of night-time lighting and sensitivity; and 

 Landscape strategy – anchoring and absorbing the built forms into the landscape and 

providing a softening of the quarry landscape. Making best use of the multi-level quarry 
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to absorb the vertical massing of the building complex; reinforcement of the transitional 

character of the application site between higher moorland landscapes to the south and 

lower lying farmland landscapes to the east; use of recessive colouration in a rectilinear 

pattern on the proposed built forms to convey the sense of built form being anchored 

into its setting and to break up the perception of massing of built form and minimise 

prominence against the backdrop of the quarry faces, McIlwhans hillside, the sky and 

wider rural landscape.  

6.84 The visual impact of the wider waste management facility, when set in the context of its 

receiving quarry environment, the approach to building design and location and the 

proposed landscape mitigation strategy is acceptable and will not have an unacceptable 

visual impact on any area designated for its landscape quality. 

the access to the site and the nature and frequency of associated traffic movements will not 

prejudice the safety and convenience of road users or constitute a nuisance to neighbouring 

residents by virtue of noise, dirt and dust; 

the public road network can satisfactorily accommodate, or can be upgraded to 

accommodate, the traffic generated; 

adequate arrangements shall be provided within the site for the parking, servicing and 

circulation of vehicles;  

6.85 The Hightown site is an operational quarry.  As such there has been an established pattern 

of transport movements to and from the site over many years, primarily by HGV traffic.  The 

ES provides a detailed breakdown of both the history of weighbridge data and transport 

movements into and out of the Hightown site.  Prior to the construction downturn (over the 

ten year period 1999-2008) weighbridge data demonstrates that the mean daily vehicle 

movements per day totalled 89 one-way movements (178 two-way).    

6.86 It also profiles the existing weighbridge data and haulage routes associated with all of the 

Council waste depots and the present traffic associated with this which until 1 April 2013 

was already in the local area on a daily basis, travelling to deposit its loads at the 

Cottonmount landfill site at Mallusk.  There have been contract changes at Cottonmount in 

the period since submission of the PAD documentation and draft ES and the full planning 

application has made allowances for a sensitivity test to allow for these changes. 

6.87 By doing so the TA factually presents the details of existing flows on the wider network and 

accurately reflects the net change that will result as a consequence of the proposed 

development going ahead over previous established activity at the site.  By comparison with 

the average daily vehicle movement at the quarry (1999-2008) the proposed development 

will generate 143 one-way movements (286 two-way). 
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6.88 The quarry site’s extant quarry planning permission sets an important material consideration 

in assessing the nature and frequency of associated traffic movements that may arise as a 

consequence of the proposed development.   

6.89 Continued use of the site as a quarry presents the prospect of operational activity being 

scaled up to respond to market requirements.  The extant planning permission for the site 

sets no restrictions on the amount of quarrying that can occur and with some 16 million 

tonnes of rock still in situ that could be a very significant amount of activity. 

6.90 The variation in peak production is explained by the figures presented in Table 7.1 of the 

Transport Assessment (ES Appendix 12.1).  This shows that the vehicles movements can 

be greatly influenced by the nature of contract work.  Flows in the year 2000 had over 1000 

weekly HGV movements to the site with 201 one-way HGV vehicle movements (402 two-

way) per working day.  This was due to the demand for hardcore associated with the 

reclaimed land on which the Stena passenger ferry terminal facility is now built.  

6.91 By comparison with the peak figure in that period (201 one-way; 402 two-way), the proposed 

facilities offer a marked reduction at 143 one-way (286 two-way) movements and will 

remove the propensity for more frequent movements associated with the uncertainty of 

contracts in the quarrying business.  The proposed residual waste facilities are designed to 

a certain capacity and will be restricted to this.   

6.92 The continued use of the quarry would maintain the use of Boghill Road as the principal 

access to the site without any requirement for any improvements to the width and alignment 

of this rural road.   

6.93 By contrast, the proposed development will deliver a much enhanced carriageway with 

Boghill Road widened along its length from its junction with Hydepark Road to a point west 

of the existing access road to the quarry.  This extends to some 1.4km and when completed 

will introduce a much safer road environment.   

6.94 This will deliver betterment over the existing conditions for users of the road network in this 

location, with enhanced visibility and junction arrangements in the approach to the site 

access road’s meeting point with Boghill Road and at the Boghill Road/Hydepark Road 

junction.   

6.95 The quarry site has operated without evidence of any complaints relating to nuisance from 

neighbouring residents by virtue of noise, dirt and dust.  The environmental effects of the 

proposed development have been assessed both during construction and when the facilities 

are fully operational and this has demonstrated that there will not be any prejudice to the 

safety and convenience of road users or a nuisance to neighbouring residents in noise, dirt 

or dust terms. 
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6.96 The transport assessment demonstrates that the public road network can satisfactorily 

accommodate the traffic generated.  Adequate arrangements will be provided within the site 

for parking, servicing and circulation of vehicles. 

wherever practicable the use of alternative transport modes, in particular, rail and water, has 

been considered; 

6.97 The transport assessment considers the accessibility of the site to alternative forms of 

transport. 

the development will not have an unacceptable adverse impact on nature conservation or 

archaeological/built heritage interests. 

6.98 The ES addresses both ecology and cultural heritage in Chapters 9 and 11 respectively.   

6.99 The proposed development will not result in any adverse effects in ecology terms and 

overall is considered to provide a minor beneficial enhancement over the current situation 

(particularly in the context of the current planning permission) through new planting and 

appropriate management of retained habitats. 

6.100 The cultural heritage assessment within the ES has examined NIEA databases to identify 

known features of cultural heritage interest in the wider area.  Most of these are not located 

near to the proposed development and with the largely already disturbed ground nature of 

the quarry site there is a lesser prospect of archaeological finds, with this being more likely 

along the Boghill road portion of the application site.  Mitigation measures are proposed to 

ensure soil stripping is monitored by a licensed archaeologist and recorded appropriately. 

6.101 Black’s Bridge on Boghill Road is identified as an industrial heritage feature and has been 

the subject of specific examination by a specialist archaeologist.  It dates from the late 18th 

Century/early 19th Century and is of similar construction to a large number of bridges 

throughout Co. Antrim. It has been agreed with NIEA HMU that this bridge could be 

removed as part of the proposed upgrade to Boghill Road. 

6.102 Any topsoil stripping will take place under the supervision of a licensed archaeologist. This 

archaeologist may also undertake any test trenches and excavation that is considered 

warranted. NIEA will be kept informed at all stages of the works and will be consulted and 

an agreed appropriate course of action taken in the event of a discovery.  In overall terms 

the development will not have an unacceptable adverse impact on archaeological/built 

heritage interests. 

the types of waste to be deposited or treated and the proposed method of disposal or 

treatment will not pose a serious environmental risk to air, water or soil resources that 

cannot be prevented or appropriately controlled by mitigating measures; 

6.103 The types of waste to be deposited or treated (municipal and commercial/industrial) and the 

proposed method of disposal or treatment will not pose a serious risk to air, water or soil 
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resources that cannot be prevented or appropriately controlled by mitigating measures.  

Very detailed assessment in the ES is specifically focused on considering these and other 

potential environmental effects of the development.  This demonstrates that no serious 

environmental risk will arise. 

the proposed site is not at risk from flooding and the proposal will not cause or exacerbate 

flooding elsewhere; 

6.104 The site is not at risk of flooding nor will its development exacerbate the potential for 

flooding to occur elsewhere. 

the proposal avoids (as far as is practicable) the permanent loss of the best and most 

versatile agricultural land; 

6.105 The development includes widening of the existing Boghill Road which will necessitate a 

small encroachment into existing farmland.  This will be for a modest length and will not 

unduly impact on the operational farming of these field parcels. 

WM2 

6.106 Policy WM2 ‘Waste Collection and Treatment Facilities’ states that proposals for the 

development of a waste collection or treatment facility will be permitted where:  

a. there is a need for the facility as established through the WMS and the relevant WMP, 

except in the case of Waste Water Treatment Works (WWTWs) where the need must be 

demonstrated to the Department’s satisfaction;  

b. the proposed facility is the BPEO; (no longer a material planning consideration following 

revised NIWMS and Departmental statement of clarification 25
th
 November 2013) 

c.  the proposed facility complies with one or more of the following locational criteria: 

 it is located within an industrial or port area of a character appropriate to the 

development; or  

 it is suitably located within an active or worked out hard rock quarry or on the site 

of an existing or former waste management facility including a landfill site; or  

 it brings previously developed, derelict or contaminated land back into productive 

use or makes use of existing or redundant buildings; or  

 in the case of a civic amenity and similar neighbourhood facilities the site is 

conveniently located in terms of access to service a neighbourhood or settlement 

whilst avoiding unacceptable adverse impact on the character, environmental 

quality and amenities of the local area; or  

 it is located in the countryside, it involves the reuse of existing buildings or is on 

land within or adjacent to existing building groups. Alternatively where it is 
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demonstrated that new buildings/plant are needed these must have an 

acceptable visual and environmental impact; and  

d. the following criteria are also met:  

 in the case of a regional scale waste collection or treatment facility, its location 

relates closely to and benefits from easy access to key transport corridors and, 

where practicable makes use of the alternative transport modes of rail and water;  

 proposals involving the sorting and processing of waste, are carried out within a 

purpose built or appropriately modified existing building, unless it can be 

demonstrated that part or all of the proposed operation can only be carried out in 

the open;  

 the built development associated with the proposed methods of handling, 

storage, treatment and processing of waste is appropriate to the nature and 

hazards of the waste(s) concerned; 

 proposals for the incineration of waste and other thermal processes, shall 

incorporate measures to maximise energy recovery both in the form of heat and 

electricity, taking account of prevailing technology, economics and characteristics 

of the waste stream involved; and  

 it will not result in an unacceptable adverse environmental impact that cannot be 

prevented or appropriately controlled by mitigating measures (see Policy WM1).  

a) there is a need for the facility as established through the WMS and the relevant WMP, 

except in the case of Waste Water Treatment Works (WWTWs) where the need must be 

demonstrated to the Department’s satisfaction 

6.107 A clear need for MBT/EfW as the preferred scenario for dealing with the waste arisings in 

arc 21’s region has been identified in its WMP, following detailed consideration of a wide 

range of possible options.  The EU Landfill Directive requires a phased reduction in the 

amount of biodegradable municipal waste which is sent to landfill and arc21’s examination 

of all potential scenarios has advocated an integrated approach to waste management using 

the two technologies of MBT and EfW. 

b) the proposed facility is the BPEO 

6.108 This is no longer a material consideration and the SEA as part of the revisions to the arc 21 

WMS will address this satisfactorily. 

c) the proposed facility complies with one or more of the following locational criteria: 

 it is located within an industrial or port area of a character appropriate to the 

development; or  
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 it is suitably located within an active or worked out hard rock quarry or on the site of 

an existing or former waste management facility including a landfill site; or  

 it brings previously developed, derelict or contaminated land back into productive 

use or makes use of existing or redundant buildings; or  

 in the case of a civic amenity and similar neighbourhood facilities the site is 

conveniently located in terms of access to service a neighbourhood or settlement 

whilst avoiding unacceptable adverse impact on the character, environmental 

quality and amenities of the local area; or  

 it is located in the countryside and involves the re-use of existing buildings or is on 

land within or adjacent to existing building groups.  Alternatively where it is 

demonstrated that new buildings/plant are needed these must have an acceptable 

visual and environmental impact.  

6.109 To comply with this aspect of the policy requires a development proposal to satisfy at least 

one of the above criteria. 

6.110 The application site is an active hard rock quarry which has an unrestricted planning 

permission with capacity to extract some 16 million tonnes of aggregate.  It also benefits 

from a planning history of having been permitted as a construction and demolition waste 

aggregate recycling facility.  It is located in the countryside and will introduce necessary new 

buildings in a manner which will have an acceptable visual and environmental impact. 

d) the following criteria are also met:  

 in the case of a regional scale waste collection or treatment facility, its location 

relates closely to and benefits from easy access to key transport corridors and, 

where practicable makes use of the alternative transport modes of rail and water;  

 proposals involving the sorting and processing of waste, are carried out within a 

purpose built or appropriately modified existing building, unless it can be 

demonstrated that part or all of the proposed operation can only be carried out in 

the open;  

 the built development associated with the proposed methods of handling, storage, 

treatment and processing of waste is appropriate to the nature and hazards of the 

waste(s) concerned; 

 proposals for the incineration of waste and other thermal processes, shall 

incorporate measures to maximise energy recovery both in the form of heat and 

electricity, taking account of prevailing technology, economics and characteristics of 

the waste stream involved; and  

 it will not result in an unacceptable adverse environmental impact that cannot be 

prevented or appropriately controlled by mitigating measures (see Policy WM 1).  
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6.111 The proposal involves delivery of regional scale waste management infrastructure, 

consistent with the NIWMS and WMP for arc21.  The location of the site enables it to be as 

easily located to the strategic motorway network at the Sandyknowes junction of the M2 as 

is the present landfill facility at Cottonmount where an element of current arc21 waste 

arisings are presently directed to.   

6.112 In that regard transport movements to bring waste arisings are already on the local road 

network and will be diverted instead to the new facility.  The effects of this and an 

assessment of the baseline quarry transport movement evidence base are all considered in 

the transportation assessment that forms part of the accompanying ES.  It is however not 

practicable to avail of rail or water transport modes given the absence of available 

infrastructure. 

6.113 The proposed integrated facilities at Hightown will all be contained within enclosed buildings.  

The combined technologies of MBT and EfW are housed within two separate but interlinked 

building complexes.  Waste will be deposited primarily at the MBT where recyclates and re-

useable material of value will be extracted manually and by machine before the residual 

element is transferred to the EfW by conveyor belt.  These facilities are purpose built and 

specifically sited within the existing quarry setting to enable them to integrate as 

successfully as possible with the quarry platforms and faces.   

6.114 The facilities will receive municipal and commercial and Industrial waste that is appropriate 

to the MBT and EfW process.   

6.115 The EfW facility will incinerate waste in accordance with stringent environmental permitting 

requirements.  This will generate in excess of 100,000 MWh/year of electricity for export to 

the grid.   

6.116 The proposed development will not result in an unacceptable adverse environmental impact.  

The accompanying ES and separate PPC permit application submission have examined all 

potential environmental effects and demonstrate that the proposed facilities will operate in 

accordance with all recognised environmental standards. 

PPS18  

6.117 PPS 18 sets out the Department’s planning policy for development that generates energy 

from renewable resources and that requires the submission of a planning application. 

6.118 Energy from waste presents a technology to generate electricity through sustainable 

processing of municipal and commercial waste and is specifically identified within the 

corresponding PPS18 Best Practice guidance at its section 4 as an alternative energy 

technology for power generation.   

6.119 Policy RE1 states that the ‘Best Practice Guidance to PPS18’ will be taken into account in 

assessing proposals.  Its section 4 focuses specifically on types of technology and planning 
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issues associated with thermal energy from waste.  There is therefore a renewable element 

to the proposed development and Policy RE1 is a material consideration as part of this 

application. 

6.120 Policy RE1 of PPS18 identifies that: 

“Development that generates energy from renewable resources will be permitted provided 

the proposal, and any associated buildings and infrastructure, will not result in an 

unacceptable adverse impact on: 

(a) public safety, human health, or residential amenity; 

(b) visual amenity and landscape character; 

(c) biodiversity, nature conservation or built heritage interests; 

(d) local natural resources, such as air quality or water quality; and  

(e) public access to the countryside.’ 

6.121 These tests broadly echo the policy provisions of PPS11 which have been addressed earlier 

in this chapter.  All of these potential environmental impacts are addressed as part of the 

Environmental Statement and no unacceptable adverse impact will arise. 

6.122 Government guidance is unequivocal in its clear confirmation that  energy from waste can 

contribute to meeting Northern Ireland’s non-fossil fuel obligations and Government’s 

policies on renewable energy as well as helping Northern Ireland to meet its landfill 

diversion targets. 

6.123 It asserts that energy from waste will be a necessary component of the preferred 

infrastructure, both in terms of its policies on renewable energy and to ensure that Northern 

Ireland meets its landfill diversion targets.  

6.124 PPS18 further identifies that the wider environmental, economic and social benefits of all 

proposals for renewable energy projects are material considerations that will be given 

significant weight in determining whether planning permission should be granted.   

6.125 In this regard the proposal will radically modernise how waste is sustainably managed in a 

waste management group’s region that covers 53% of NI’s population.  It will ensure that 

significant environmental financial penalties if such infrastructure is not developed, will be 

avoided while very significant economic and employment benefits of regional significance 

will be created during construction and operation of the facilities. An economic impact 

assessment has been prepared by Oxford Economics (Appendix 16.1 of ES) which 

calculates the overall financial benefits of the development including:  

 Total investment in Northern Ireland infrastructure of £240million; 
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 Construction phase expected to generate £122.1 million wages and contribute 

£215million to regional GVA; and 

 Operational phase expected to generate £7.7m wages annually and £24.7m of GVA.  

Planning Policy Statement 18 ‘Renewable Energy’ Best Practice Guide (BPG) 

6.126 The BPG offers helpful guidance in the Department’s consideration of EfW facilities and 

under ‘Planning Issues’ outlines a number of key issues that DoE Planning will assess as 

part of its determination.  

Siting Issues 

6.127 The BPG states the siting of an Energy from Waste plant is likely to be influenced by the 

following factors:  

 the source of the waste – the site is convenient and central to the wider arc21 region 

with ease of accessibility to the strategic road network at Sandyknowes/M2 junction.  

The proposed site is located 3.2km from the existing Cottonmount landfill where an 

element of waste arisings are currently transported to and on the site of an operational 

quarry with full planning permission where there is an established baseline of HGV 

movement and construction and demolition waste recycling that could scale up to full 

production at any time in the future;  

 the economic implications of transporting the waste and disposal of any associated by-

products – waste flows are already being transported to the local road network and 

diversion from landfill at Cottonmount to the new facility is sustainable in travel and 

proximity to waste arisings terms;  

 site access – the road improvements proposed will deliver a substantial enhancement 

over the existing Boghill Road access, whereas continued use as a quarry has the 

potential to scale up at any time without any requirement to introduce road 

improvements; and  

 proposed energy use, the availability of local heat markets and ease of connection to 

the electricity distribution network – there will be 100,000 MWh per year of electricity 

generated which will be exported to the grid with undergrounding connection from the 

site in accordance with a route agreed in principle with NIE.  There is the longer term 

prospect of heat off-take to serve future residential and mixed use expansion of the 

wider area.  

Visual Effects  

6.128 Paragraphs 4.3.4 to 4.3.5 of the BPG identifies that EfW developments are likely to be 

proposed in industrial areas, where they will be broadly in keeping with the existing 

buildings.  
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6.129 The site is largely within an operational quarry with natural containment provided by the 

composition and topography of the quarry terrain and the upper and lower development 

platforms that offer the opportunity for substantial building forms to be accommodated within 

the site with minimum visual impact.  NIE Pylons provide a vertical and industrial presence 

in the landscape around the quarry and these are prominent in the more open views of the 

quarry site from the M2 direction.  Those views are framed by the urban and industrial 

context provided by the large sheds that characterise the Mallusk industrial area, the 

scarred quarry landscape and the vertical pylons.  

6.130 This provides a very helpful baseline to introduce the scale of buildings required for the 

integrated waste management facility where there is significant capacity to do so without 

being unacceptably damaging in landscape and visual terms. 

6.131 There has been much emphasis placed on the landscape and visual assessment of the 

buildings and their integration into the quarry and wider landscape with the detailed 

elevational treatment of the buildings being examined to introduce recessive colouration that 

best fits the buildings within the quarry and receiving landscape together with a landscape 

strategy of planting to enhance the transitional landscape character in the wider area. 

6.132 The rendered photomontages that have been prepared to demonstrate how the 

development will appear show the EfW stack blending with existing vertical pylon influences  

in the wider landscape from the more open views in the urban area. Significantly, it also 

shows only a limited visibility from more rural views, due to the existing landform shielding 

much of this in longer views.  

Ambient Air Quality and Odour  

6.133 The ES has examined the issue of air quality and odour to explain how the proposal meets 

all of the stringent environmental operational requirements that such facilities must comply 

with in order to be granted a permit in accordance with PPC Regulations administered by 

the Northern Ireland Environment Agency (NIEA).  

Dust  

6.134 All of the operations on site will be undertaken within enclosed buildings.   

 

6.135 Waste reception areas will benefit from negative air pressure ventilation and filter systems to 

prevent the escape of dust particles into the environment.  

 

6.136 During the time in which the Incinerator Bottom Ash (IBA) is stored in the Treatment Facility 

for maturation, water will be applied to the bottom ash using a roof installed sprinkler/hydrant 

system to provide dust suppression.   
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6.137 Other dust suppression measures across the wider site include covered conveyor systems, 

reduced vehicle speed limits and wheel washing to reduce the amount of material on roads 

surfaces which could generate dust.  

Emissions to water  

6.138 The hydrological regime within the site has been designed to ensure there is a self-

contained approach to the drainage on site with measures introduced in the proposed SUDs 

lagoon to ensure that this can be automatically locked in the event of a fire or emergency 

and avoid any prospect of pollution to any watercourses.    

PPS21 Sustainable Development in the Countryside 

6.139 Policy CTY1 of PPS21 provides policy relating to development in the countryside.  It states 

that there are a range of types of development which in principle are considered acceptable 

in the countryside and that will contribute to the aims of sustainable development. 

6.140 All proposals for development in the countryside must be sited and designed to integrate 

sympathetically with their surroundings and to meet other planning and environmental 

considerations.  The integration of the proposed buildings within the quarry landform has 

been a key focus, taking advantage of the excavated quarry floor to site the taller EfW 

buildings and carefully utilising the backdrop of the quarry faces to successfully anchor other 

built development on site.  A further design element is witnessed by the specific attention 

paid to the finish of the materials of the buildings as part of a very comprehensive landscape 

and design strategy to integrate development into the Hightown quarry site as 

sympathetically and sensitively as possible (the design evolution: landscape and visual 

mitigation by design statement demonstrates this further) 

6.141 Under the heading ‘Non-Residential Development’ the policy sets out a number of cases 

where planning permission will be granted including ‘renewable energy projects in 

accordance with PPS18’ and further commentary which makes clear there are a range of 

other types of non-residential development that may be acceptable in principle in the 

countryside, including certain utilities development. 

6.142 The waste management industry forms part of the energy and utility sector, which also 

includes power, gas and water.  Unequivocally, this regionally significant waste 

management infrastructure project is a utilities development.  It also will generate significant 

energy from waste, recognised in PPS18 Best Practice Guidance as one of the various 

renewable energy technologies that may come forward in Northern Ireland. 

6.143 Policy CTY13 provides policy relating to integration and design of buildings in the 

countryside. 

6.144 It states that planning permission will be granted for a building in the countryside where it 

can be visually integrated into the surrounding landscape and it is of an appropriate design. 
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6.145 The existing quarry site is in itself a degraded and scarred landscape set against the urban 

setting of Mallusk.  It is prominent in open views of the site from the M2.   

6.146 It is a vast site which provides the opportunity to absorb the proposed development within 

an already tiered quarry landscape.  This presents the opportunity to use the screening 

provided by the quarry topography to ensure that the majority of built development within the 

new residual waste management facility will not be seen in wider views.   

6.147 The quarry topography also enables the taller EfW buildings to be largely contained in wider 

views, particularly from the countryside.  Where upper elements of these will be seen the 

design has specifically focussed on finishing these in materials that will blend successfully 

with the quarry and the skyline.   

6.148 From the extensive landscape and visual analysis that has been prepared to support the 

proposal it is evident that the taller elements of the EfW building and stack will read in the 

context of existing tall linear structures in the immediate quarry setting, which has a strong 

presence of electricity pylons running adjacent to the site.  It is considered that in integration 

and design terms the proposal satisfies the requirements of CTY13. 

6.149 Policy CTY14 provides policy relating to Rural Character.  It states that planning permission 

will be granted for a building in the countryside where it does not cause a detrimental 

change to or further erode the rural character of the area. 

6.150 In considering this policy the planning status of the Hightown quarry site is an important 

material planning consideration.  It is an operational quarry which benefits from full planning 

permission and has remaining capacity to extract some 16 million tonnes of rock.  It is an 

established use which has a history of HGV movement to and from the site, noise from 

blasting, crushing and associated environmental factors.  It has a number of built structures 

on site and as well as traditional quarrying activities has also had demolition and recycling 

waste facilities operating on site.  All of this gives some understanding of its current 

character and use. 

6.151 There has been an exacting and comprehensive landscape and visual assessment 

prepared as part of the planning application which demonstrates that the proposed 

development will integrate successfully into the landscape.  In CTY14 terms it is considered 

that the proposed development is acceptable.    
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7. Conclusion  

7.1 Northern Ireland must manage its waste in a more environmentally responsible and 

sustainable way.  EU legislation means that we cannot continue to send large volumes of 

waste to landfill and alternative solutions must be explored to facilitate the development of 

significant new waste management infrastructure. 

7.2 This infrastructure is much needed to complement existing and continuing programmes to 

divert black bin waste from landfill and will make substantial contributions to recycling 

targets and to generating electricity from renewable sources.  In short it will create value 

from our waste arisings both at the front end by extracting recyclates for re-use and in 

generating electricity and heat from the residual waste.  It will do so using proven  

environmentally friendly technologies rather than the waste resource being lost to a hole in 

the ground.   

7.3 Delivering a fully integrated waste management facility at Hightown Quarry will introduce 

proven MBT and EfW technology to Northern Ireland, emulating leading European countries 

who have embraced these types of modern facilities over the last two decades.  In doing so 

it will dramatically move the arc21 region towards being a more self-sufficient and 

sustainable society, consistent with key objectives of the NIWMS. 

7.4 The Hightown Quarry site represents a suitable location for an integrated residual waste 

management facility.  It has: 

 strong proximity to the location of the waste arisings in arc 21;  

 is closely related to the motorway network; 

 is closely located to Cottonmount landfill facility where an element of waste is presently 

transported to;  

 represents a degraded, tiered quarry landscape with a high absorption capacity to 

integrate the buildings in a sensitive manner;  

 has capacity for connection to the grid; and 

 has a favourable planning history given the unrestricted nature of the quarrying 

operations and the baseline activity in transport, noise and related environmental factors 

this presents both now and in the future. 

7.5 The project is fully consistent with all related planning policy for waste in Northern Ireland 

which establishes a firm acceptance of the need for EfW and MBT as part of the wider 

region's infrastructural solution to how we manage our waste in future (notably Regional 

Development Strategy RG9 & RG10; Waste Management Strategy Strand 3; PPS11 WM1 & 

WM2; PPS18, RE1). It is also consistent with other material planning policy considerations 

(PPS1, PPS2, PPS6, PPS21 and PSRNI).  
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7.6 It represents a major investment for Northern Ireland with:   

 £240million in development and construction alone;   

 Construction wages (peak construction workforce of 455 full time jobs) estimated to 

account for some £122.1million to be introduced into the local economy over the 

construction period that is anticipated to run from early 2015 to 2018;  

 337 direct and indirect full-time jobs estimated to be created when the plant is 

operational with some £7.7 million wages annually going into the local economy. 

7.7 The planning application is accompanied by a range of supporting documentation to 

articulate: 

 how the likely environmental effects of the development have been assessed and the 

significance of the residual effects after mitigation measures have been accounted for; 

 how the iterative process behind the design and integration of the proposed building 

complex within the Hightown quarry setting has evolved; 

 how the proposal meets all prevailing planning policy; and  

 the extensive public consultation process undertaken prior to the planning application 

being formally lodged to explain the plans in greater detail, listen to people’s views and 

answer any questions raised.  

7.8 In addition to the planning application a separate submission is being made, in parallel, to 

the Northern Ireland Environment Agency for a PPC (Pollution Prevention and Control) 

permit – demonstrating how the facilities will comply with strict and stringent environmental 

requirements on how it will operate. 

7.9 In summary, this project is a vital waste management infrastructure project that is consistent 

with all aspects of related planning policy. The Hightown Quarry site represents an 

appropriate location to absorb the nature and scale of development.   

7.10 Given the importance of this major planning application it warrants a high level of priority in 

determining it.  It has benefitted from an exacting and highly collaborative PAD process and 

extremely meaningful public consultation through a range of exhibitions and face to face 

meetings. 

7.11 It should be determined positively and in line with the Executive’s Programme for 

Government target of taking a decision within six months for formal submission.  
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Appendix 1 Site Location Plan  
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Appendix 2 Hightown Quarry Restoration Plan (condition 
no. 39 of planning permission T/1995/0109/F) 
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Appendix 3 3D Visual of the Proposed Development  
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