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Deferred Consideration Report 
 

Summary 

Case Officer:    Malachy McCrystal 

Application ID: LA09/2016/0848/O Target Date:  
 

Proposal: 
Proposed Dwelling and Garage under 
CTY 2a 

Location:  
24M North of 93 Five Mile Straight  
Bracaghreilly  Maghera   

Applicant Name and Address: Colm Lynn 
4 Orchard Way 
 Portglenone 
  
 

Agent name and Address:  
CMI Planners 
38 Airfield Road 
Toomebridge 
BT41 3SG 

Summary of the issues raised in the objections are as follows: 
 
-  Primary issue over the ownership of the laneway down the west of proposed site, the 
applicant included it as part of his initial red line. However issues raised that this laneway 
is under the control of No. 93 and 95, in that permission has not been sought or gained for 
use of the laneway. In addition to this stated that permission would not be granted 
therefore requiring a long laneway to the road, which will deteriorate the existing amenity 
and visual character of the area. 
-  Both objections raised an issue that this application is for a two storey house, one 
referring to Regional Planning Policies: Policy DES 6 Rural Character, which is not in-
keeping with the area as the neighbouring dwellings are either bungalows or storey and a 
half. From this the proposed dwelling would be unduly prominent and does not have the 
necessary natural boundaries that would be required to provide necessary enclosure as 
stated in CTY 13.  
-  Reference was made to PPS 21 stating that planning permission for new dwellings in 
the countryside under a number of conditions, one of which is that of development is within 
a dispersed rural community. As per the Magherafelt Area Plan 2015, the proposed site is 
not within a dispersed rural community. 
-  Continued to say that CTY 2a of PPS 21 allows for a “clachan” style development of up 
to 6 houses at an identified focal point such as a social/community building/facility or is 
located at crossroads. Stated that the identifying the Lisnamuck crossroads is incorrect, in 
that the existing dwellings are not built around the crossroads. They are located some 
distance from the crossroads which are separated by agricultural fields meaning this is not 
a cluster and does not appear as a visual entity in the landscape. From the dwellings 
positioning being currently spread out in small groups means they do not form a cohesive 
cluster.  
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-  As per CTY 2a the proposed development does not bound on at least 2 sides with other 
development within the “cluster”. The proposed development is only bounded at the rear 
with No. 93 but the remainder of the boundaries are bounded by agricultural fields. Any 
development therefore would visually intrude on the landscape and will create a ribbon of 
development which is contrary to PPS 21 policies CTY 8 and 14. 
-  Issue raised that the proposed dwelling is located extremely close to the boundary of No 
93 and from this has the potential to diminish the amenity of this property.  
-  Finally the proposed development will become a prominent feature in the landscape as it 
also lacks long established natural boundaries which means the inability of providing a 
suitable degree of enclosure to allow integration. One final point that the understanding 
was that the land was zoned for agricultural uses and not residential.  
 
Reviewing the issues raised in the objections, the first issue has since been dealt via the 
submission of an amended red line locating the dwelling on the opposite side of the public 
road. Both objectors raised concerns that the proposed dwelling is to be two storey, 
however in reviewing the file there has been no reference or plans stating this. Since this 
is an outline application the size and design details have not been submitted therefore I 
am unsure where this issue has derived from. As a result and on the basis of the 
information provided this concern cannot be considered. One objector made reference to 
Policy DES 6 Rural Character, however this policy has since been superseded by 
Planning Policy Statement 21 and is already being considered under this policy. Therefore 
no additional weight is given to the concerns with Policy DES 6 Rural Character. 
Comments were made that this is not a dispersed rural community even though I agree 
with the comments made but again the applicant/agent has not put forward an argument 
for this therefore the application must be considered under CTY 2a which has been 
presented. The final issue raised referred to CTY 2a itself, however the application has 
already been reviewed under this and a recommendation has already been made. 
 

 
Description of Proposal 
This is an outline application for a proposed dwelling and garage under CTY 2a at 24m 
North of 93 Five Mile Straight, Maghera.  
 
Characteristics of the site and environs 
The site is located approximately 2.5km south west of Glen, in the open countryside in 
accordance with the Magherafelt Area Plan 2015. The site is identified as 24m North of 93 
Five Mile Straight, the red line however has extended into two fields with a site marker 
identified above 93 Five Mile Straight. Both fields included in the red line are agricultural 
fields which are relatively flat and are bounded with post wire fencing with hedging and 
trees along the boundaries. An amended location plan was submitted prior to objection 
letters being received, stating that the previous plan was incorrect and the applicant did 
not have a right of way over the laneway. The amended plan therefore removed the 
laneway from the red line.  
 
Representations 
There were four neighbour notifications sent out, in which two objections were received. 
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Deferred Consideration: 
This application was presented before the Planning Committee in February 2017 with a 
recommendation to refuse based on the following reason: 
 
1. The proposal is contrary to Policy CTY1 of Planning Policy Statement 21, Sustainable 
Development in the Countryside in that there are no overriding reasons why this 
development is essential in this rural location and could not be located within a settlement. 
2. The proposal is contrary to Policy CTY2a of Planning Policy Statement 21, New 
Dwellings in Existing Clusters in that: 
- the identified cluster is not associated with a focal point such as a social or community 
building/facility or at a crossroads; 
- the identified site is not bounded on at least two sides with other development in the 
cluster; 
3. The proposal is contrary to Policy CTY 8 of Planning Policy Statement 21, Sustainable 
Development in the Countryside in that the proposal would, if permitted, result in ribbon 
development along Five Mile Straight, and does not represent a gap site. 
 
The application was deferred for an office meeting with the Planning Manager which was 
held on 16th February 2017. 
 
Following the deferred office meeting the agent provided additional information which was 
duly considered before the application was returned to Committee on 8th January 2018.  
The Committee agreed to a second deferral to allow the application to be properly 
advertised. 
 
The application was then again returned to Committee on 6th November 2018 and the 
Committee agreed to a third deferral for one month for the submission and reconsideration 
of additional information.  
 
New information was submitted in the form of an amended red line which identified the site 
as now being located on the northern side of the Fivemile Straight Road and adjacent to 
No.88A.  
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That revised site has been reassessed as follows. 
The new site sits slightly lower than the public road and falls gently from the north east to 
the south west. The site is bounded along its entire south western boundary by a stream 
and a mature hedgerow. The hedgerow also extends along the site frontage and would 
have to be removed to provide the necessary visibility splays. The boundary along the side 
of No.88A is defined by a 2m high hedgerow with No.88A being positioned approximately 
1m higher than the existing site levels. 
 
On travelling in a south westerly direction towards Lisnamuck Cross Roads, there is no 
visual connection between the site and the crossroads due to the mature hedgerows. 
Likewise, on travelling in a north easterly direction from the cross roads towards the site, 
again the site is not visible due to its mature boundary hedgerows, in addition to the 
mature hedgerow along the south western boundary of the adjoining field. 
 
Consideration also has to be given to a portion of the site which is affected by surface 
water flooding. The area affected extends into the site by 23m from the south western 
boundary. The site of the dwelling as identified on the submitted drawing No. 02/2 would 
result in a dwelling being positioned within the area affected by flooding. Furthermore, it 
would not be acceptable to site a dwelling within the area in front of No.88A as this would 
have a detrimental effect on the private amenity of both dwellings by way of loss of privacy 
and overlooking.  
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CTY 8 Ribbon Development provides for a dwelling to be located on a site which does not 
create or add to ribbon development. In this case, the proposed site would add to an 
existing ribbon of development. On travelling along the Fivemile Straight Road, a dwelling 
would be visible on reaching the front of No. 88B. From this public viewpoint, the dwelling 
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would extend the line of built development further in a south westerly direction. The 
proposal is therefore considered to be contrary to the aims of this Policy as it does not 
represent a gap site within a substantial and continuously built up frontage.  
 
CTY 14 Rural Character allows for approval to be granted for a building where it does not 
cause a detrimental change to, or further erode the rural character of an area. As 
discussed above, on approaching the site from the north east a dwelling on this site would 
extend an existing ribbon of development, along the road frontage and is therefore 
considered to be contrary to Policy CTY 14. 
 
Conclusion 
Given the above situation, it is my opinion that the proposed development is contrary to 
Planning Policy CTY 2A as the existing built development is not associated with a focal 
point such as the crossroads; a dwelling on this site would not be bounded on two sides by 
other development in the cluster; a dwelling on this site would not be considered to be 
rounding-off and would extend the built development further into the surrounding 
countryside. It would also have an adverse impact on residential amenity by way of 
overlooking and loss of privacy. 
 
The proposed site is also contrary to Policies CTY 8 and CTY 14 in that it would extend a 
ribbon of development and thereby cause a detrimental change by eroding the rural 
character of the area. 
 
It should be noted that policy in the Draft Plan Strategy is similar to Policy CTY 2A with an 
additional provision being made for a dwelling in a farm cluster. However, as this site is not 
next to buildings on a farm, this proposal would not accord with that criteria.w 
 
The proposed development should be refused for the following reasons:- 
 

Refusal Reasons  
 
1. The proposal is contrary to Policy CTY1 of Planning Policy Statement 21, Sustainable 

Development in the Countryside in that there are no overriding reasons why this 
development is essential in this rural location and could not be located within a 
settlement. 
 

2. The proposal is contrary to Policy CTY2a of Planning Policy Statement 21, New 
Dwellings in Existing Clusters in that: 

     the identified cluster is not associated with a focal point such as a social or community     
     building/facility or at a crossroads; and 
     the identified site is not bounded on at least two sides with other development in the    
     cluster. 
 
3. The proposal is contrary to Policy CTY 8 of Planning Policy Statement 21, Sustainable 

Development in the Countryside in that the proposal would, if permitted, extend a 
ribbon of development along Five Mile Straight, and does not represent a gap site. 

 
4. The proposal is contrary to Policy CTY 14 of Planning Policy Statement 21, 

Sustainable Development in the Countryside in that the proposal would, if permitted, 
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add to a ribbon of development thereby causing a detrimental change by eroding the 
rural character of the area. 

  

Signature(s): 
 
 
Date 
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Summary 

Case Officer:  Phelim Marrion 
 

Application ID: LA09/2016/1481/F Target Date: 13 January 2017 
 

Proposal: 
Spray booth extension at existing 
workshop 

Location:  
138-140 Dungannon Road  Ballygawley    

Applicant Name and Address: 
Barrack Hill Quarries Ltd 
96 Lurgylea Road 
 Galbally 
 Dungannon 
  
 

Agent name and Address:  
McKeown & Shields 
1 Annagher Road 
 Coalisland 
 BT71 4NE 
 

Summary of Issues: 
Extension to an existing economic development in the countryside. 
 
 

Summary of Consultee Responses: 
Roads – parking provision to be detailed in accordance with standards 
Environmental Health – no objections to the proposal subject to a condition 
 
 

Characteristics of the Site and Area: 
 
The site is located at 138-140 Dungannon Road, Ballygawley.  The current use of the site 
appears to be an engineering workshop. A residential dwelling abuts the NE boundary of 
the site. The roadside boundary of the site is defined with palisade fencing approx. 6-7ft 
tall and the NW boundaries and SW boundaries are undefined on the ground. The site is 
located in the rural countryside as defined in the Dungannon and South Tyrone Area Plan 
2010, situated NE of Ballygawley settlement limit. The predominant land use surrounding 
the site is agricultural, however there is also a mix of residential and engineering within the 
immediate vicinity. 
 
 

Description of Proposal 
 
Full planning permission is sought for a spray booth extension at existing workshop. 
 

Deferred Consideration: 
Members will be aware this application was before the Committee in November 2018 with 
a recommendation to refuse as information that had been requested to consider odour 
impacts from the development had not been presented. The application was deferred to 
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allow the submission of an odour assessment and this was received on 28 November 
2018. 
 
Members are advised the development has been constructed on the site and the report 
submitted is based on operations within the ‘as built’ spray booth. The report has indicated 
there was no odour detectable at 3 locations on the north and east boundaries of the site 
during spraying activities on 3 occasions in November 2018. Environmental Health 
Department officers have assessed the report and have not raised any concerns with its 
findings, they have advised that a condition should be attached to address any potential 
complaints that may arise in relation to odour from the development. 
 
The principle of the extension has already been assessed against the criteria contained in 
PED3 and PED9 of PPS4 and, subject to the consideration of odours there were no 
concerns about the development (see previous report). In light of the odour report and the 
EHO comments I consider the proposed development is in accordance with PED3 and 
PED9 of PPS4 as it is an acceptable expansion to an existing established industrial 
development in the countryside and is unlikely to result in an unacceptable loss of amenity 
to existing residential development.  
 
Members are advised that the Councils Draft Plan Strategy was published on 22 February 
2019 and is a material consideration on all planning applications. Policies GP1 – General 
Principles Planning Policy, ECON2 – Economic Development in the Countryside and 
TRAN 4 – Access onto Protected Routes and Other Route Ways are all relevant and do 
not change any consideration of the proposal. I do not consider there is a conflict between 
the extant policies and the proposed policies and if there was then the proposed policy 
cannot be given any significant determining weight at this pubic consultation stage 
 
I consider this proposal meets the extant policies and is acceptable and recommend it is 
approved. 
 
 
 
 

Conditions: 
 
 1.  This decision notice is issued under Section 55 of The Planning Act 
(Northern Ireland) 2011. 
 
Reason: This is a retrospective application. 
 
 2.  It is the responsibility of the operator to monitor odour emissions from the 
development. Following the receipt of a reasonable odour complaint from the occupant of 
nearby dwellings, the operator will have 7 days to submit evidence to show that odour 
levels and mitigation is in accordance with the Odour Impact Assessment by Irwin Carr  
Consulting dated 27 November 2018. If the developer cannot do this then they will be 
required to cease spraying and at their own expense appoint a suitably qualified and 
competent person to assess the odour emissions. Spraying shall not recommence until 
the Council has given its written consent.  
 
Reason: To protect the amenity of adjoining residential properties. 
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Signature(s): 
 
 
 
Date 
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Deferred Consideration Report 
 

Summary 

Case Officer:  Phelim Marrion 
 

 
Application ID: LA09/2017/0897/F Target Date: <add date> 

 

Proposal: 
Part use of existing farm shed to provide 
internal dry storage of plastic bags and 
plastic wrapping covers in association 
with the applicants established 
horticultural business (Evergreen Peat) 

Location:  
100m North West of 213 Washingbay Road  
Coalisland    

Applicant Name and Address: Jim Mc 
Cuskey Evergreen Peat 
10A Ferry Road 
 Coalisland 
  
 

Agent name and Address:  
CMI Planners Ltd 
38 Airfield Road 
 Toomebridge 
  

 
Summary of Issues: 
 
lack of evidence that the farm business itself is active and established and therefore that this 
proposal is to be run in conjunction with the business. 
 
 

Summary of Consultee Responses: 
Environmental Health – there are a number of sensitive receptors in close proximity, no objections 
if storage only and hours of delivery and use conditioned 
Roads – revisions were sought for access, no objections if the access is provided 
 
 

Characteristics of the Site and Area: 
 
The site contains a large shed and concrete yard, the shed is agricultural / commercial in 
appearance and occupies much of the site as identified. At the time of my site visit a number of 
lorry trailers and forklift trucks were parked within the hardstanding area. The field slopes down 
towards the east corner, the shed and yard are on the highest part of it the field. A low earth 
embankment has been crated along the north side of the hardcored yard and the remainder of the 
field to the north and east is in grass. 
The surrounding area is characterised with development of single house along the road frontages 
with some farm groupings and horticultural poly tunnels to the NE. DMAC Engineering is located 
approx. 200mts to the west of the site and there is a nucleus of development at the end of the 
Washingbay Road approx. 500metres to the east where there is a school and mattress factory as 
well as housing. 
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Description of Proposal 
 
Part use of existing farm shed to provide internal dry storage of plastic bags and plastic wrapping 
covers in association with the applicants established horticultural business (Evergreen Peat). 
Members are advised this description has been amended, it was initially described as for dry 
storage of peat. 
 

Deferred Consideration: 

Members are advised this application was before them in March 2018 with a 
recommendation to refuse planning permission, the application was deferred to allow an 
office meeting with the Planning Manager. At the office meeting the agent advised the 
proposal was not for the storage of peat but for the storage of wrapping material and bags 
in association with Evergreen Peat, which operates from an established premises off Ferry 
Road. The existing business has grown significantly and provides for so many different 
markets that it is not possible to keep all the wrapping materials on the existing site and 
keep the operations effective. They require a separate storage area to allow speedy 
identification of what wrapping is need and to store bulk orders of the wrapping materials. 
The materials are expensive and in the cramped environment on the existing site they are 
getting damaged which is resulting in undue wastage. This building is approx. 2kms from 
the existing plant and operations and allows them to quickly retrieve and change wrapping 
materials. 
 
I visited the site and noted approx.. ½ of the building was used for the storage of wrapping 
materials. The packaging was laid in such a manner as to be easily counted and retrieved. 
I also visted the existing plant and noted that it is very cramped with finished products 
baled and stacked on the site, stockpiles of raw material around the yard and production 
lines for mixing, processing, bagging and stacking the finished products contained within 
an existing building on the site. The main production facility is located approx. 2kms south 
east of the application site. Mr McCuskey advised that his product is in high demand for 
production in Holland and across the EU. Mr McCuskey explained, at the time of my visit 
last March, they were getting ready for Easter and this was traditionally a busy time for the 
company. He explained he had recently signed a deal with United Arab Emirates for the 
supply of his product and this will result in production being increased. 
 
Members should note that the application was previously considered against Farm 
Diversification policy CTY11 in PPS21, however having visited the production facility and 
the site, I consider Evergreen Peat carries out an industrial process. An industrial process 
is defined in the Planning (Use Classes) Order (NI) 2015 as ‘a process for or incidental to 
any of the following purposes: (a) the making of any article or part of any article (including 
an aircraft, ship or vessel, or a film, video or sound recording); (b) the altering, repairing, 
maintaining, ornamenting, finishing, cleaning, washing, packing, canning or adapting for 
sale of any article; (c) the breaking up or demolition of any article (where this is not a 
process related to the use in Article 3(4)(o)); or (d) the getting, dressing or treatment of 
minerals; in the course of any trade or business other than agriculture and other than a 
use carried out in or adjacent to a mine or quarry. In my opinion the mixing and blending of 
the peat and other materials on the site falls within this definition and as such this 
application should be considered against Planning Policy Statement 4 – Planning and 
Economic Development. 
 
PED2 sets out a number of circumstances where Economic Development may be 
acceptable in the countryside. PED3 allows development in certain circumstances where it 
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is to facilitate the expansion of an established economic development use in the 
countryside. In this case, members may wish to take account of the location of the existing 
business close to the shore of Lough Neagh, where it has been indicated there is limited 
opportunity to expand as they do not own the adjacent land and there are a number of 
restrictive environmental designations. In my view PED3 is directed at an expansion of an 
existing business site either on site or extending it into neighbouring land. The policy does 
not support ‘off –site’ expansion, as is being proposed here for storage of plastic wrapping 
materials and plastic bags. Members have made exceptions to the policies in PPS4 in a 
small number of cases, however these were based on the site specifics of those cases. 
 
I would like members to be aware of following; 
- the business is involved in peat processing and the applicant has advised they are 
expanding at a significant rate 
- the Planning Department has asked for evidence of the planning permissions that allow 
the commercial extraction of peat and no evidence has been presented to demonstrate 
this 
- the Planning Department have invited applications to regularise the commercial 
extraction, to date no applications have been submitted by the applicant for consideration  
- there are a number of complaints relating to the use of this site for parking lorries and 
trailers and the enforcement team is aware of this site. 
 
The Council could attach conditions to any planning permission that would control the use 
on the site as it is difficult to see how the use of part of the building would cause any loss 
of amenity to the neighbours, impact on the character of the area or have any other 
adverse impacts as set out in PED9. However, members are advised of the real concerns 
raised by objections in relation to the proposal; 
 

- the shed has never been used for any agricultural purpose 

- increase traffic / noise/ need for a generator as there is no electric on site 

- that this would lead to an expansion of evergreen peat at this location resulting in 

loose peat storage externally resulting in harm to the objectors poly tunnels. Potential 

for future sheds as a result of expansion needs here 

- this is really a relocation / expansion of evergreen peat which should comply with 

different planning policy PED3 of PPS4. 

- That the applicant does not partake in any farming activities. 

- That peat processed by the company is not produced on the farm but originates from 

elsewhere in Ireland. 

- Dust from another peat operator resulted in problems for houses in Granville 

- At the time of writing (5 Feb 2018) 14 forty foot trailers are parked in addition to other 

plant and machinery 

- The shed has a large industrial roller shutter more akin to commercial use 

- Future property values at risk / environmental health issues 

- The re-location of the shed has resulted in an eyesore. 

- That a previous application for a commercial unit M/2005/2006/F was refused in an 

adjacent field. 

Members must only take into account the proposal before them which is for use of part of 
this building to store plastic bags and plastic wrapping material for Evergreen Peat. Other 
matters that have been raised are material considerations, as they have been brought to 
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the Councils attention. In view of these other concerns, I do not consider it would be 
appropriate to exercise an exception to policy in this instance and I would advise the 
Members to be mindful that I do not consider there is any policy which supports this off 
site expansion of an established economic development. 
 
The Draft Plan Strategy was published on 22 February 2018 and is currently undergoing 
an initial 8 week consultation period. Draft Policies GP1 –General Principles Planning 
Policy, ECON2 – Economic Development in  the Countryside and TRAN4 – Access onto 
Protected Routes and Other Route Ways are relaxant to the consideration of this 
application and I do not consider these present any significant change to the extant 
policies for the consideration of this application. Members are advised the policies are 
material considerations, however due to their recent publication and draft status, they may 
not be given any determining weight in the consideration of this application. 
 
I light of the above and without any other information to the contrary, I recommend that 
this application is refused. 
 
Reasons for Refusal: 
 

1. The proposal is contrary to the SPPS and Policy CTY11 of PPS21 in that it has not 

been demonstrated that the proposal is to be run in conjunction with any agricultural 

operations on the farm and that the farm business is currently active. 

2. The proposal is contrary to the SPPS, Policy CTY1 and PED2 of PPS4 in that there 
are no overriding reasons why this development is essential in this rural location 
and could not be located within a settlement. 
 

Signature(s): 
 
 
 
Date 
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Deferred Consideration Report 
 

Summary 

Case Officer:  
 Emma McCullagh 
 

Application ID: LA09/2017/1101/O Target Date:  
 

Proposal: 
Proposed "off site" replacement 
dwelling (to include a basement) and 
domestic garage / store (based on 
planning policy CTY 3) with the 
existing dwelling to be retained as 
ancillary use to the main home 
dwelling 

Location:  
Approx 165m South West of no 73 Ballyscullion 
Road  Bellaghy    

Applicant Name and Address: Mr 
Gavin Breslin 
73 Ballyscullion Road 
 Ballyscullion West 
 Bellaghy 
 BT45 8NA 
 

Agent name and Address:  
CMI Planners Ltd 
38 Airfield Road 
 The Creagh 
 Toomebridge 
 BT41 3SQ 
 

Summary of Issues: 
 
No representations have been received in respect of this proposal 
 
 

 
Description of Proposal 
The proposal is an outline application for an ‘off-site’ replacement dwelling (to include a 
basement) and domestic garage / store (based on planning policy CTY 3) with the existing 
dwelling to be retained as ancillary use to the main home dwelling. 
 
The proposed site for the replacement dwelling is set around 150m to the south west of 
the existing building and will be accessed via a new laneway which joins onto the existing 
laneway and will therefore share the existing access point onto the Ballyscullion Road. 
The site is visually divorced from the site due to the existence of a significant copse of 
mature deciduous trees, known as Seawright’s Wood. The site falls gently from the south 
west towards the south east and has panoramic views over Lough Beg with Ballyscullion 
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House in the distance to the south west. There is a 1.5m high thorn hedge along the 
northern and eastern boundaries while the other boundaries are undefined. There are no 
critical views of the site from the public road system, however, there are critical views of 
the site from Lough Beg which is a public water system. From that vantage point, any 
dwelling on the site will be highly visible due to the elevated nature of the site and the lack 
of boundary vegetation on the southern, eastern and western boundaries.  
 
 
Characteristics of the site and area 
 
The site comprises two parcels of land. The first contains the existing building which is set 
within the grounds of the applicant’s dwelling which also contains a number of outbuildings 
some of which are dilapidated. The building which is the subject of the replacement is a 
low 2 storey building, set to the front of the existing dwelling and has a certain character. It 
is built with basalt stone on the front elevation with red brick detailing around the window 
openings and door heads and has a natural slate roof. The red brick detailing is also 
carried thru at wall plate level and on the single chimney which is positioned on the ridge 
but is off-centre. However, there is no evidence of this chimney extending to ground level 
with no chimney breast or fireplace in either part of the building. The upper floor of the 
building has three louvered windows to the front with a pedestrian doorway directly over 
one of the ground floor windows and is centred on the front elevation. This doorway has a 
small dormer type roof which is tied into the main roof. 
 
The existing building is split in two with the right-hand side having a wide arched doorway 
and would appear to have been a coach house, while the left hand side has a pedestrian 
doorway. The left hand side of the building has two small rooms with only a small window 
to the front of each. There are no further windows to either the gables or rear. There is a 
small chimney. 
 
There are dilapidated agricultural buildings and cattle handling pens to the rear of the 
building to be replaced. Within one of the buildings attached to the rear of the building to 
be replaced, is a small opening at first floor level. This opening provides a second access 
to the first floor loft area of the building, which extends the full length of the building. The 
only obstruction within this first floor loft area is the chimney which rises up through the 
building. 
 
It is evident that the loft area is used for the storage of hay. This would appear to have 
been the original use of the building as the door opening at first floor level, on the front, 
would have been used for access and the louvered openings at the front would have 
provided the necessary ventilation. These louvered openings are all at floor level and not 
at height compatible with an area used for human habitation. 
 
There is no previous planning history on this site. 
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Description of Proposal 
 
Proposed "off site" replacement dwelling (to include a basement) and domestic garage / 
store (based on planning policy CTY 3) with the existing dwelling to be retained as 
ancillary use to the main home dwelling 
 

Deferred Consideration: 
 
The application was presented as a refusal under CTY3, CTY13 and CTY14, to the 
Planning Committee in December 2019, where it was deferred and an office meeting was 
held on 13th December 2019 with the agent. 
 
The main issue discussed was that the view had been taken, that the building to be 
replaced was not a dwelling. At the meeting the agent advised conversion was not an 
option due its location in the middle of an existing farmyard, giving little separation with the 
existing dwelling. It was agreed the site would be re-visited and a re-consideration made 
following this.  
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Internal of building  
 
A site inspection was carried out on 17th  Jan 2019. The proposed dwelling is to be located 
off-site, to the SW of the building to be replaced. The proposed field is elevated and is 
open and undefined on two sides and partly on a third, with a low hedgerow and sparse 
trees along the only fully defined boundary. Although the site lacks a number of long 
established boundaries, due to the distance from the public road and lack of critical views, 
the issue of integration in CTY13 could be aided with additional landscaping.  
 
Due to the topography of the site Lough Beg can be viewed from it, however in terms of 
critical views the site cannot be seen from any public roads, so although there were initial 
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concerns over critical views from Lough Beg, these would be fleeting and from such a 
distance that they would not have a significant detrimental impact on the existing rural 
character in terms of CTY14 or be unduly prominent in the landscape. 
 
  
 
 

 
Limited views from public road  
 
 
However the main issue under CTY3 still remains.  
 
The building on the site has been proposed as a replacement dwelling under CTY3, 
however, having visited the property, it does not exhibit all the characteristics of a dwelling 
house as detailed in Policy CTY3. Although the building is structurally sound and has 4 
walls intact, it would appear to have been a building associated with the existing dwelling 
No.73, rather than a dwelling in its own right.  
 
The building itself to be replaced, would be regarded as a non-listed vernacular building, 
which in line with policy should be retained and converted under CTY4 rather than 
replaced.  The conversion of this locally important building, which appears in good 
structural condition, would ensure its upkeep and retention. After discussion with the 
Planning Manager, it could be accepted that the building was part used as 
accommodation for a stable hand who worked on the farm for the owners of the existing 
associated dwelling No.73. However, over time this use has long since gone and it is now 
being used only for agricultural storage.  
 
In terms of CTY3, under non-listed vernacular dwellings, it states the retention and 
sympathetic refurbishment, with adaption if necessary, is encouraged in preference to 
their replacement.  This building makes a positive contribution to the heritage and 
character of the area and it has not been demonstrated that it is not capable of being 
made structurally sound or improved, so therefore policy states it should be retained.  
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It has been indicated by the agent, that it cannot be converted due to its location in the 
middle of a farmyard, however as seen in the map below, a number of existing sheds in 
grey could possibility be removed and space made to allow adequate space for a dwelling 
here.  
 
 

 
 
The proposed replacement dwelling is not sited within the established curtilage of the 
existing building and it has not been shown that the alternative position nearby would 
result in demonstrable landscape, heritage, access or amenity benefits; and  
the proposed replacement dwelling would have a visual impact significantly greater than 
the existing building.  There would be little visual linkage with the existing site and the 
proposed far removed off-site location, and no reason has been given why it cannot be 
located in an alternative site on the farm or curtilage, which would have better visual 
linkage.  
 
The Mid Ulster District Council Local Development Plan 2030- Draft Plan Strategy was 
launched on 22nd Feb 2019. Policy GP1 - General Principles Planning Policy and CT1 & 
CT2 - dwellings in the countryside, are applicable to this application. The site falls outside 
the Special Countryside Area designation at Lough Beg. As such, the development 
appears contrary to the Draft Plan Strategy, however it holds no determining weight as it is 
only at early consultation stage. 
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In conclusion the proposal remains contrary to CTY3 and the building should be retained 
and converted rather than replaced in an offsite location, visually far removed from the 
existing farm complex. A refusal is recommended for the reasons given below.  
 
 

 
Refusal Reasons  
 
 1. The proposal is contrary to Policies CTY1 and CTY3 of Planning Policy Statement 
21, Sustainable Development in the Countryside as the building which it is proposed to 
replace makes an important contribution to the heritage of the locality and it has not been 
demonstrated that it is not capable of being made structurally sound and improved. 
 
 2. The proposal is contrary to Policies CTY1 and CTY3 of Planning Policy Statement 
21, Sustainable Development in the Countryside, in that; 
the proposed replacement dwelling is not sited within the established curtilage of the 
existing building and it has not been shown that the alternative position nearby would 
result in demonstrable landscape, heritage, access or amenity benefits; and  
the proposed replacement dwelling would have a visual impact significantly greater than 
the existing building. 
 
 

Signature(s): 
 
 
 
Date 

 
 
 
 
 
 
 



























 
 

 

Deferred Consideration Report 
 

Summary 

Case Officer:  
 Phelim Marrion 
 

Application ID: LA09/2018/0176/F Target Date: <add date> 
 

Proposal: 
Retrospective shed for the storage of 
boats and working of nets. 

Location:  
To the rear of 140 Kilmascally Road   Dungannon  
Co Tyrone.   

Applicant Name and Address: 
Martin O'Neill 
9 Rossa Court 
 Ardboe 
 Dungannon 
 BT71 5AR 

Agent name and Address:  
CMI Planners 
38 Airfield Road Toomebridge 
 Antrim 
 BT41 3SG 
 

Summary of Issues: 
Objections have been received that alleges the building is used for servicing lorries, it 
questions the size of the building for the storage of boats and working nets and raises 
concerns about its appearance and that it overshadows and dominates the adjacent 
dwelling.  
Speaking rights have been used by the applicant at the Planning Committee in October 
2018. 
 

Summary of Consultee Responses: 
Roads – no objection, condition provision of access 
 
 

Characteristics of the Site and Area: 
 
The application site is located to the rear of 140 Kilmascally Road, Ardboe, Dungannon 
and is a plot of agricultural land.  The site is located outside any designated settlement 
limits as defined in the Cookstown Area Plan, 2010. On site is a large agricultural type 
shed with grey block walls and green insulated cladding panels and green panels on the 
roof.  To the front of the shed is a large roller shutter door.  To the south eastern side of 
the shed is a Pvc door and a window and the rear of the opposite side of the shed on the 
north west is another Pvc type door.  The boundary to the east and north of the site 
consists of post and wire fence, to the west to northwest there is mature hedgerows and 
vegetation.  To the south west there is a small wooden fence which makes up the 



boundary between the application site and the property at 140 Kilmascally road.  The 
boundary to the front of the site which adjoins the Kilmascally road consists of large 
wooden gates.  There are some old lorry trailers, an old vehicles a small boat as well as 
empty diesel containers observed around the perimeter of the shed.  The surrounding land 
is rural in nature with agricultural fields with a scattering of single dwellings along the 
roadside. 
 

Description of Proposal 
 
The applicant seeks permission for a retrospective shed for the storage of boats and 
working nets. 
 

Deferred Consideration: 
 
Members will be aware of this application for the retention of a building for the storing of 
boats and working nets which was before the Committee in October 2018 where it was 
deferred for an office meeting. 
An office meeting was held with Dr Boomer where it was noted there is no policy for 
buildings in the countryside for fishermen and that Mid Ulster Council were considering a 
policy for fishermen in the review of the Local Development Plan. It was noted Mr O’Neill 
lives in Ardboe and does not have any room there for his boats. He bought this ground but 
is not a farmer and has not provided any evidence to suggest he meets the criteria for an 
active and established farmer. He has 2 boats and fishes for pollen and perch, which he 
supplies to the Fishery at Toome. Dr Boomer advised Mr O’Neill that if the Council were to 
approve this development it would be tightly conditioned for the storage of boats and 
working nets, if the building was used for any other purpose then there would be 
enforcement action taken and this could result in heavy fines.  Discussions then revolved 
around the amenity of the neighbouring property, as the hard standing area extends up 
the rear boundary fence of the adjoining property. To remedy this it was agreed that an 
amended plan would be submitted to show this hard standing area removed and 
landscaped. These plans were submitted and the neighbour consulted. 
Since the office meeting with Dr Boomer, this office has received a number of objections 
from the adjoining property. The objections relate to the use of the building for the 
maintenance of lorries and questions the size of the building for storing boats and working 
nets. The objector states the lorries are brought to the site at night time and worked on, 
then taken away again. A photograph of an articulated lorry was submitted, it is a Scania 
with a white cab and the name O’Neill on it, it is towing a green curtain side trailer. Further 
concerns are raised about the building overshadowing and dominating the dwelling beside 
it.  
 
With regards to the overshadowing and dominating effect, the building is 7.5m in height, it 
is located 33m to the NE of the dwelling and is on more or less the same level as the 
objectors property. The objectors property has windows facing towards the building. Due 
to low elevation of the building and its 33m separation distance on a fairly flat site, I do not 
consider it has a significant dominating effect on the property. The building is NE of the 
objectors dwelling and it may affect them by casting a shadow at and after sunrise, during 



the summer months. This will be short lived and I do not consider it would be excessive or 
result in any significant detriment to the amenity of the property. I do not consider the shed 
unduly overshadows or dominates the objectors property.  
 
The Draft Plan Strategy was published on 22 February 2019 and is a material 
consideration in the determination of this application. I consider Policies GP1 – General 
Principles, AFR1 – Agricultural and Forestry Development and development Ancillary to 
Commercial Fishing and TRAN 4 – Access onto Protected Routes and Other Routes are 
relevant to the consideration of this development. This shed is located within the area 
identified as a Policy Area of Holders of Commercial Fishing License in the District 
Proposals Map 1E. Mr O’Neill has provided details of his fishing interest as scale 
fisherman and I consider Policy AFR1 would support this development. Members should 
note the Draft Plan Strategy is currently undergoing an initial 8 week consultation period 
and as such cannot be given any great weight in the determination of this application and 
it must be determined on the basis of the extant regional policies. 
 
Members are advised that the development before them is for the retention of the building 
for storage of boats and working nets. Policy CTY12 of PPS21 relates to agricultural and 
forestry development but does not support fishermen erecting buildings in the countryside. 
The Cookstown Area Plan refers to Agricultural, Forestry and Fishing under the same 
heading but again it does not provide any policy in support of this development. The 
building, in my opinion, does have the appearance of a typical modern agricultural 
building, it is 220sqm in floor area and has a 7.5m ridge height finished with green 
cladding to the upper walls and roof and sand cement render to the lower walls. To the 
front of it is a bungalow and barrel roofed agricultural shed and some other smaller 
buildings. Views of this building are limited to the minor, dead end, road to the east of the 
building and from the lough. While the building is readily viewed from the east, it is set 
back from the road and reads with the existing buildings to the front, it also has the benefit 
of vegetation to the rear of it. I consider all these factors mean the building has a 
reasonable degree of integration, does not dominate the landscape or adversely impact 
on the rural character of the area.  
 
Members should be cautious about being sympathetic to the case, in light of the draft plan 
policy, as there is an objector who lives beside the development. The objector has brought 
to the Councils attention that it is being used for maintaining HGVs. The applicant bought 
this land and erected this building without applying for planning permission and as such 
carried out this development at his own risk. Members are advised that while this 
application is predicated on the basis of storing boats and working nets and if approved 
could have its use strictly conditioned, the default position is that there are currently no 
policies that support the development. Given that there is dispute over the on-going uses 
within the building, I recommend that the application is refused. 
 
 



Reasons for Refusal: 
  
The proposal is contrary to Policy CTY1 of Planning Policy Statement 21, Sustainable 
Development in the Countryside in that there are no overriding reasons why this 
development is essential in this rural location and could not be located within a settlement. 
Signature(s): 
 
 
 
Date 
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Deferred Consideration Report 
 

Summary 

Case Officer: 
Melvin Bowman 

 
Application ID: LA09/2018/1161/F Target Date 

 

Proposal: 
The conversion, reuse and extension of 
an existing traditional stone barn for use 
as a dwelling and garage.  

Location:  
60m NW of 27 Drummullan Road  Coagh    

Applicant Name and Address: Ms K 
Mc Cormick 
27 Drummullan Road 
 Coagh 
  
 

Agent name and Address:  
Slemish Design Studio LLp 
Raceview Mill  
29 Raceview Road 
 Broughshane 
 BT42 4JJ 

 
Summary of Consultee Responses: No objections. 
 
 
 

Characteristics of the Site and Area: 
 
The site is located approximately 2km northwest of Coagh in the open countryside in accordance 
with Cookstown Area Plan 2010. The site is located 60m north west of No 27 Drumullan Road, 
Coagh and consists of group of old stone outbuildings located along a road frontage. There is also 
a large overgrown area located to the rear of the outbuildings and rises significantly from east to 
northeast. The eastern boundary, which wraps around the site, is defined by belt of mature 
deciduous trees. The road slopes down from the northern junction with the Ballydawley Road and 
on passed the site. 
 
 

Description of Proposal 
 
The application proposes the conversion, reuse and extension of an existing traditional stone barn 
for use as a dwelling and garage. 
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Deferred Consideration: 

 
The application was deferred for an office meeting which was held on the 14th March 2019 and 
attended by Dr Boomer, M.Bowman and Joe Magill (agent) 
 
The scheme is generally welcolmed in principle and Joe had prepared some additional amends to 
he finishes and provided a 3D image for information. 
 
Discussion was held around the difficult topography to the rear of the site and it was agreed that 
the new development had to take place to the rear for the scheme to work. Plans showed an 
improved relationship between the new build element and the existing stone building with a carry 
over of stone work to help the 2 aspects to visually blend. 
 
Some concern was expressed about the need and design of the front projection and how this 
looked overly suburban. 
 
It was agreed that the agent would discuss this aspect with the client and revert back to the 
Council in the coming days. Amended plans were submitted on 20th March and have been agreed 
with Dr Boomer re the small front projection. 
 
I have visited the site on 2 occasions and understand the physical constraints of the site in terms 
of delivering a redevelopment and conversion project. That said the degree of public interest is 
extremely low given the class of road and twisting nature of it rendering any views of the proposed 
short and minimal. That said Policy CTY4 must be met and on balance I feel that this scheme as 
amended now achieves a satisfactory balance between securing the upkeep of the old stone 
building and providing modern and high quality design. A quality design project is indicated and 
when complete the original part of the conversion will not be lost in the overall scheme. 
 
The Mid Ulster District Council Local Development Plan 2030- Draft Plan Strategy was launched 

on 22nd Feb 2019. Policy GP1 - General Principles Planning Policy, Policy CT1- General Policy 

and Policy CT2 - Dwellings in the Countryside, part (d) -  

Conversion / Re-use of existing buildings for residential use, are applicable to this application.  

This proposal is in keeping with both of these policies. As such, the development is in conformity 

with the Draft Plan Strategy even though it holds no determining weight as it is only at early 

consultation stage. 

 
 
 
 
Conditions: 
 

1. Development shall be commenced within 5 years from the grant of permission 
2. Vehicular access including splays to be provided prior to the commencement of any 

development hereby approved. 
3. All soft landscaping to be provided during the first available planting season following 

commencement of the development. 
4. The existing structural integrity of the existing stone building shall be retained and 

improved and incorporated into the proposal in accordance with the details on approved 
plans. 
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Signature(s): M.Bowman 
 
 
 
Date 19th Mar 2019. 
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Deferred Consideration Report 
 

Summary 

Case Officer:  
 Emma McCullagh 
 

Application ID: LA09/2018/1293/O Target Date:  
 

Proposal: 
Dwelling and garage under CTY8 

Location:  
40m North of 210 Shore Road  Ballymaguigan  
Magherafelt   

Applicant Name and Address:  
Mr Brian Doyle 
208 Shore Road 
 Ballymaguigan 
 Magherafelt 
  
 

Agent name and Address:  
CMI Planners Ltd 
38 Airfield Road 
 Toomebridge 
  
 

Characteristics of the Site and Area: 

 
The site is located approximately 300m north of one of the three clusters of development 
which make up the settlement of Ballymaguigan in open countryside in accordance with 
the Magherafelt Area Plan 2015. The site is located 40m north of No 210 Shore Road and 
consists of a cut out portion of a large agricultural roadside field. The south western 
boundary is defined by a 1.5m hawthorn hedge with some semi-mature trees located 
further back, the eastern (roadside) boundary is defined by a neatly cut 1m hawthorn 
hedge and the northern and western boundaries are undefined. Immediately south of the 
site there are two residential properties Nos 210 & 208 and 70m north-west of the site 
there is a residential property No 216 set back 60m from Shore road. 
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Description of Proposal 
 

The application seeks outline planning permission for a proposed infill dwelling and 
garage.  
 
 

Deferred Consideration: 

 
This application was presented as a refusal to Committee in Jan 2019 for the following 
reasons; 
 
1.The proposal is contrary to Policy CTY1 of Planning Policy Statement 21, Sustainable 
Development in the Countryside in that there are no overriding reasons why this 
development is essential in this rural location and could not be located within a settlement. 
 
2.The proposal is contrary to Policy CTY8 of Planning Policy Statement 21, Sustainable 
Development in the Countryside in that the proposal does not constitute a small gap site 
and would, if permitted, result in the creation of ribbon development along this stretch of 
the Shore Road. 
 
3.The proposal is contrary to Policy CTY14 of Planning Policy Statement 21, Sustainable 
Development in the Countryside in that the building would, if permitted, result in a 
suburban style build-up of development when viewed with existing buildings and would, if 
permitted not respect the traditional pattern of settlement exhibited in that area and would, 
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if permitted create a ribbon of development at this stretch of the Shore Road and therefore 
result in a detrimental change to the rural character of the countryside. 
 
The application was deferred for an office meeting, which was held with the agent on 17th  
Jan 2019. At the meeting the agent submitted an appeal decision to help support his case. 
The appeal was 2017/A0249, for dwelling and garage at approx 20m W of 42 Loughbeg 
Road, Toome.  
 
In this appeal, the Commission stated that 'property 42a does have a road frontage by 
virtue of its formally laid out garden area, driveway and associated features', and it was 
counted as being visually linked to neighbouring development, even though the dwelling 
itself could not be viewed with them.  
However in the case, the dwelling which is being relied on to be visually linked, has only 
two small slivers of garden on either side of the drive and a post and wire fence.  That 
property which was relied on in the appeal decision had more substantial associated 
development at the roadside to be viewed as a road frontage and therefore is not directly 
comparable to the neighbouring property in this case.  
Also with the current application the site is located in the southern part of the field with a 
gap between it and No.216, which is being relied on, whereas the appeal site was directly 
adjacent to the entrance and associated features of the dwelling which was accepted as 
contributing to the infill.  
 
 

 
Appeal location map 2017/A0249 
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Each case must be assessed on its own merits and as previously stated by the case 
officer, another appeal decision 2018/A0063 for a detached dwelling at lands 55m south of 
47 Cashelstown Road, Ahoghill, concludes that a similar site described within this current 
application, did not have a frontage to the public road, and this appeal was dismissed.  
 
The site is cut out of a larger agricultural roadside field with little integration offered. Due to 
the lack of long established natural boundaries the site would not be able to offer a 
suitable degree of enclosure for a dwelling to integrate into the landscape along this open 
stretch of Shore Road.  
 
I would be in agreement with the previous recommendation that a dwelling on the site 
would cause a detrimental change to the character of the area. A dwelling on the site 
would visually link with existing development and add to a ribbon of development which 
would further erode the rural character of this area.  
 
Refusal is being recommended with the addition of CTY13 due to lack of integration.  
 
The Mid Ulster District Council Local Development Plan 2030- Draft Plan Strategy was 

launched on 22nd Feb 2019. Policy GP1 – General Principles Planning Policy and CT1 & 

CT2 are applicable to this application. As such, the development is contrary to the Draft 

Plan Strategy even though it holds no determining weight as it is only at early consultation 

stage.  

 

Refusal Reasons  
 

 1. The proposal is contrary to Policy CTY1 of Planning Policy Statement 21, 
Sustainable Development in the Countryside in that there are no overriding reasons why 
this development is essential in this rural location and could not be located within a 
settlement. 
 
 2. The proposal is contrary to Policy CTY8 of Planning Policy Statement 21, 
Sustainable Development in the Countryside in that the proposal does not constitute a 
small gap site and would, if permitted, result in the creation of ribbon development along 
this stretch of the Shore Road. 
 
 3. The proposal is contrary to Policy CTY14 of Planning Policy Statement 21, 
Sustainable Development in the Countryside in that the building would, if permitted, result 
in a suburban style build-up of development when viewed with existing buildings and 
would, if permitted not respect the traditional pattern of settlement exhibited in that area 
and would, if permitted create a ribbon of development at this stretch of the Shore Road 
and therefore result in a detrimental change to the rural character of the countryside. 
  
4. The proposal is contrary to Policy CTY13 of Planning Policy Statement 21, Sustainable 
Development in the Countryside, in that the proposed site lacks long established natural 
boundaries and is unable to provide a suitable degree of enclosure for a dwelling to 
integrate into the countryside, and therefore would not visually integrate into the 
surrounding landscape. 
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Signature(s): 
 
 
 
Date 
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Deferred Consideration Report 
 

Summary 

Case Officer:  
 Phelim Marrion 
 

Application ID: LA09/2018/1377/F Target Date: 30 January 2019 
 

Proposal: 
Conversion of existing building to 
dwelling with side extension, new 
lane and associated site works 
(Revised Access) 

Location:  
Adjacent to 19 Killycolpy Road  Stewartstown  
Dungannon   

Applicant Name and Address: Gary 
Campbell 
19 Killycolpy Road 
 Stewartstown 
 Dungannon 
  
 

Agent name and Address:  
Building Design Solutions 
76 Main Street 
 Pomeroy 
 BT70 2QP 
 

Summary of Issues: 
 
The application relates to the conversion of an existing building to a dwelling with a side 
extension, new lane and associated site works in the countryside.  
 

Summary of Consultee Responses: 
DFI Roads – Approve with conditions requiring visibility splays of 2.4m x 60.0m and 
forward sight distance of 60.0m prior to development commencing.  
 
 

Characteristics of the Site and Area: 
 
The application site is located adjacent to 19 Killycolpy Road, Stewartstown approximately 
2.3km southwest of the settlement limits of Ardboe. The site is located in the open 
countryside, outside any defined settlement limits as defined in the Cookstown Area Plan 
2010. There is development pressure existing along this stretch of Killycolpy Road with a 
number of roadside single dwellings. However further east, the landscape character is 
rural with less concentrated development and predominantly undulating agricultural land. 
 
The site comprises a small farm holding with three adjoining outbuildings, stepped in 
height and finished with stone external walls and a tin roof, as well as an outbuilding 
located to the east of the site which appears to have been partially rebuilt with brick to the 
front elevation. The application site is relatively flat and currently accessed via an existing 
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laneway which serves the dwelling of No.19. The surrounding context includes the two 
storey dwelling house of No.19, a derelict single storey dwelling and further south west, a 
two storey dwelling, No.19a, which is accessed via a separate access. The north west 
boundary treatment is defined by established hedging of approximately 2 meters in height, 
with the southern boundary defined by established trees. The north east boundary is 
defined partially by a low level wall, as well as post and wire fencing. The application site 
is not easily visible from surrounding vantage points or the public road. 
 
 

Description of Proposal 
 
The proposal seeks full planning permission for the conversion of existing buildings to a 
dwelling with side extension and new access at 19 Killycolpy Road, Stewartstown. 
 

Deferred Consideration: 
Members will be aware this application was before them at the Committee Meeting on 7 
January with a recommendation to refuse. The application was discussed and it was 
decided that in principle the conversion of this existing stone outbuilding met with the 
definition of a suitable building as set out in policy CTY4 of PPS21 and older traditional 
barns and outbuildings as specified in the Strategic Planning Policy Statement. The design 
of the extension was not of any concern as it is behind the existing building and screened 
by existing vegetation. The application was deferred to consider the visual impacts of the 
proposed access lane. A meeting was held with the Planning Manager and revised access 
details were presented which more closely follows the line of the existing access lane and 
provides a robust landscaping scheme. The proposed access will now have a reduced 
visual impact as it will now appear as one single lane instead of 2 separate lanes.  
 
Members are advised that the Councils Draft Plan Strategy was published on 22 February 
2019 and is a material consideration on all planning applications. Policies GP1 – General 
Principles Planning Policy, CT1- General Policy, CT2- Dwelling in the Countryside and 
TRAN 4 – Access onto Protected Routes and Other Route Ways are all relevant and do 
not change any consideration of the proposal. I do not consider there is a conflict between 
the extant policies and the proposed policies and if there was then the proposed policy 
cannot be given any significant determining weight at this pubic consultation stage 
 
I consider this proposal meets the extant policies and is acceptable and recommend it is 
approved. 
 
 

Conditions: 
 
 1.  The development hereby permitted shall be begun before the expiration of 5 
years from the date of this permission. 
 
Reason: As required by Section 61 of the Planning Act (Northern Ireland) 2011. 
 
 2.  Prior to commencement of the development hereby permitted, visibility 
splays of 2.4m x 60.0m and 60.0m forward sight distance 45m shall be provided in 
accordance with the approved drawing No.02 Rev 1 bearing the date stamp 22 FEB 2019. 
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The area within the visibility splays shall be cleared of all obstructions to a height of 
250mm above the adjacent carriage and be permanently retained clear thereafter. 
 
Reason: To ensure there is a satisfactory means of access in the interests of road safety 
and the convenience of road users. 
 
 3.  All hard and soft landscape works as detailed on drawing no 02 Rev 1 
bearing the stamp dated 22 FEB 2019 shall be carried out in accordance with the 
approved details and the appropriate British Standard or other recognised Codes of 
Practise. The works shall be carried out within the first planting season following 
commencement of the development hereby approved. Any tree, shrub or other plant 
identified in the landscaping scheme dying with 5 years of planting shall be replaced in the 
same position with a plant of a similar size and species. 
 
REASON: To ensure the provision, establishment and maintenance of a high standard of 
landscape. 
 
 
 
 

Signature(s): 
 
 
 
Date 
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