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Drawings and additional information are available to view on the
Planning Portal- www.planningni.gov.uk
1

RECOMMENDATION

1.1

That the Committee has taken into consideration and agrees
with the reasons for recommendation set out in Section 9 and
the policies and guidance in sections 7 and 8 and resolves to
REFUSE planning permission subject to the conditions set out
in section 10.

2

SITE LOCATION & DESCRIPTION

2.1

The application site is located adjacent to No 31 Killymaddy
Road and to the south west of No 33. The site is accessed
along a laneway which runs adjacent to a lane servicing another
dwelling which has yet to be completed. The land is flat and
although the site is set back from the public road is visible
travelling west to east along the Killymaddy Road.

2.2

The laneway is defined with a native species hedge to the left
hand side and a post and wire fence to the right hand side. The
site itself is defined with ranch type fencing to the south and
eastern boundaries with an open board fence to the boundary
of No 31. The lane continues past the site to a further dwelling
house which has mature trees and hedging around.

2.3

The site is located in the open countryside outside any
settlement limits as defined in the Northern Area Plan 2016.
There are no specific zonings or designations covering the site.

3

RELEVANT HISTORY
D/2004/0216/F
2 Storey dwelling with detached garage (domestic use)
Land at Killymaddy Road (approx. 90m South of 53 Vow Road
Ballymoney. Granted 01/03/2005
D/2005/0100/F
Private Dwelling with Detached Garage on infill site
Site at Killymaddy Road Ballymoney (approx. 110m S and 25m
E of 53 Vow Road Ballymoney. Appeal Dismissed.
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D/2004/0795/RM
Private Dwelling with Detached Garage
Site at Killymaddy Road Ballymoney (approx30m South and
70m East of 53 Vow Road). Granted. 26/01/2005
D/2003/0459/O
Site for two storey dwelling and domestic garage
Land at Killymaddy Road (approx. 40m S of 53 Vow Road
Ballymoney. Granted. 20/11/2003
D/2002/0345/O
Site for dwelling (renewal of D/99/0178)
Diagonally to rear of 59 Vow Road Ballymoney. Granted
21/08/2002
C/2005/0607/O, Site adjacent to 32 Newmills Road, Coleraine,
Retention and conversion of former mill to provide 1 no.
dwelling. Granted 20.02.2007

4
4.1

THE APPLICATION
The application is for an infill dwelling and garage.

5

PUBLICITY & CONSULTATIONS

5.1

External
Neighbours: One objection has been received .

5.2

Internal
Environmental Health: No objection
Rivers Agency: No objection
DFI Roads: No objection
DAERA, Water Management Unit: No objection
NI Water: No objection
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6

MATERIAL CONSIDERATIONS

6.1

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

6.2 The development plan is:


Northern Area Plan 2016 (NAP)

6.3 The Regional Development Strategy (RDS) is a material
consideration.
6.4 The Strategic Planning Policy Statement for Northern Ireland
(SPPS) is a material consideration. As set out in the SPPS, until
such times as both a new local plan strategy is adopted, councils
will apply specified retained operational policies.
6.5 Due weight should be given to the relevant policies in the
development plan.
6.6 All material considerations and any policy conflicts are identified
in the “Considerations and Assessment” section of the report.

7

RELEVANT POLICIES & GUIDANCE
Northern Area Plan 2016
The Strategic Planning Policy Statement (SPPS)
Planning Policy Statement 21 Sustainable Development in the
Countryside
Planning Policy Statement 3: Access, Movement and Parking
Planning Policy Statement 15: Planning and Flood Risk
Supplementary Planning Guidance

190828

Page 4 of 8

Building on Tradition – A Sustainable Design Guide for the
Northern Ireland Countryside

8

CONSIDERATIONS & ASSESSMENT
Planning Policy

8.1 The main considerations in the determination of this application
relate to: principle of development; ribbon development;
integration and rural character; and access.

Principle of Development

8.2 Paragraph 6.73 of the Strategic Planning Policy Statement
(SPPS) and Planning Policy Statement 21 – Sustainable
development in the Countryside, Policy CTY 1 notes there are a
range of types of development which in principle are considered
to be acceptable in the countryside and that will contribute to
the aims of sustainable development one of which is the
infilling of a gap site in accordance with Policy CTY 8.
8.3 Policy CTY 8 notes that planning permission will be refused for a
building which creates or adds to a ribbon of development. An
exception will be permitted for the development of a small gap site
sufficient only to accommodate up to a maximum of two houses
within an otherwise substantial and continuously built up frontage
and provided this respects the existing development pattern along
the frontage in terms of size, scale, siting and plot size and meets
other planning and environmental requirements. For the purpose
of this policy the definition of a substantial and built up frontage
includes a line of 3 or more buildings along a road frontage without
accompanying development to the rear.
8.5 This site is located along a private laneway which serves two other
dwellings, Nos 31 and 33 Killymaddy Road. The site is located
immediately east of no. 31 and is separated from its curtilage by
a close boarded timber fence. The laneway which serves the site
and dwelling runs along the front of no. 31 and the site before
turning in a northerly direction along the eastern boundary of the
site and ending at the entrance to No. 33. When travelling along
the laneway in a northerly direction from the Killymaddy Road the
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dwelling at no. 31 and the site are clearly visible due to the flat
topography and lack of intervening vegetation. However, the
dwelling at no. 33 is set further back in the landscape and is
screened from view by mature vegetation along the eastern
boundary of the laneway, providing no visual linkage or common
frontage. Therefore, the proposed site is not considered to be part
of a substantial and continuously built up frontage including a line
of 3 or more buildings and is contrary to Policy CTY 8 of PPS 21.
The permission of a dwelling at this site would add to a ribbon of
development and create a built-up appearance. The site provides
relief and a visual break in the developed appearance of the
locality.
Integration and Rural Character
8.6 Views of the site are achieved from along the Killymaddy Road
and from the laneway. The site becomes visible on approach to
no. 28 Killymaddy Road when travelling in an eastwards direction
for approximately 130m. There is a mature row of trees to the
east of the site, and to a lesser extent to the north, providing a
certain level of backdrop. As such a modest scale, single storey
dwelling would integrate satisfactorily into the landscape. A
dwelling on the proposed site would be visible from Killymaddy
Road and the access lane over an expanse of open field and there
would be intervisibility between the proposed site and existing and
approved development resulting in a suburban style of build-up in
the area. The proposal is contrary to Part (b) and (d) of Policy CTY
14.
Representations
8.7 One letter of objection has been received from no. 31 Killymaddy
Road citing ownership query. Certificate C of the P1 Form has
been completed and notice served on No. 31 Killymaddy in
relation to ownership of the laneway.
The objector also
highlighted the planning history of the site which is referred to in
Part 3 of the Committee report.
Habitats Regulation Assessment
8.8 The potential impact this proposal on Special Areas of
Conservation, Special Protection Areas and Ramsar sites has
been assessed in accordance with the requirements of
Regulation 43 (1) of the Conservation (Natural Habitats, etc)
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Page 6 of 8

Regulations (Northern Ireland) 1995 (as amended). The
Proposal would not be likely to have a significant effect on the
Features, conservation objectives or status of any of these sites.
9 Conclusion
9.1 The proposal is considered unacceptable in this location having
regard to the Northern Area Plan, and other material
considerations, including the SPPS and PPS 21 Policies CTY 1,
CTY 8, 13 and 14. The proposal fails to meet the tests of these
policies as the site is not considered a gap within an otherwise
continuously built up frontage, and it would lead to a ribbon of
development and have a damaging impact on the rural character
of the area. Refusal is recommended.
10

Reasons for Refusal:

10.1The proposal is contrary to SPPS Para 6.71 and Policy CTY1 of
Planning Policy Statement 21, Sustainable Development in the
Countryside in that there are no overriding reasons why this
development is essential in this rural location and could not be
located within a settlement.
10.2The proposal is contrary to SPPS Para 6.73 and Policy CTY8 of
Planning Policy Statement 21, Sustainable Development in the
Countryside in that the proposal is not considered to be infill of a
small gap within an otherwise substantial and continuously builtup frontage.
10.3The proposal is contrary to SPPS Para 6.73 and Policy CTY14
of Planning Policy Statement 21, Sustainable Development in
the Countryside in that the building would, if permitted create or
add to a ribbon of development; result in a suburban style build
up of development and would therefore result in a detrimental
change to the rural character of the countryside.
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Site Location:
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