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Title of Report: Planning Committee Report – LA01/2023/1197/F 

Committee Report 
Submitted To: 

Planning Committee 

Date of Meeting: 30th April 2025 

For Decision or 

For Information 

For Decision – Referred Item by Ald John Mc Auley 

 To be discussed In 
Committee   YES/NO 

 

NO 

 

Linkage to Council Strategy (2021-25) 

Strategic Theme Cohesive Leadership 

Outcome Council has agreed policies and procedures and decision making is 
consistent with them 

Lead Officer Senior Planning Officer  

 

Estimated Timescale for Completion 

Date to be Completed  

 

Budgetary Considerations 

Cost of Proposal Nil  

Included in Current Year Estimates N/A 

Capital/Revenue N/A 

Code N/A 

Staffing Costs N/A 

 

Legal Considerations 
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Input of Legal Services Required NO 

Legal Opinion Obtained NO 

 

Screening 
Requirements 

Required for new or revised Policies, Plans, Strategies or Service Delivery 
Proposals. 

Section 75 
Screening 

 

Screening Completed:    

 

N/A Date: 

EQIA Required and 
Completed:               

N/A Date: 

Rural Needs 
Assessment (RNA) 

Screening Completed 

 

N/A Date:  

RNA Required and 
Completed:          

N/A Date: 

Data Protection 
Impact 
Assessment 
(DPIA) 

Screening Completed:         

 

N/A Date: 

DPIA Required and 
Completed: 

N/A Date: 

 

 

 

 

 

 

 

 

 

 

 

 

 

Executive Summary 

App No: LA01/2023/1197/F  Ward: Route 

App Type: Full  

Address: Lands adjacent to 44 Seacon Park, Ballymoney 

 
Proposal:  Change of use of existing barn/outbuilding to provide 2 No. self-

catering holiday accommodation units and all associated works.  

Con Area: N/A     Valid Date: 29/11/2023   

Listed Building Grade: N/A   Target Date: 13/03/2024 

 

Agent: Bell Architects Ltd. 65 Main Street. Ballymoney. BT53 6AN 

Applicant:  Boyd Family. 44 Seacon Park, Seacon. Ballymoney. BT53 6QB 
 
Objections:  0   Petitions of Objection:  0 

Support: 0   Petitions of Support: 0 
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 Full Planning Permission is sought for a change of use to an 

existing barn/outbuilding to provide 2 No. self-catering holiday 

accommodation units. 

 

 The site is located within a rural area as defined within the 

Northern Area Plan 2016.  

 

 The application has been assessed against the relevant policies 

within the NAP, SPPS, PPS2, PPS3, PPS16 and PPS21. 

 
 The proposal is contrary to Paragraph 6.73 of the Strategic 

Planning Policy Statement (SPPS) and Policy CTY4 of Planning 

Policy Statement 21, Sustainable Development in the Countryside 

in that the building is not suitable for conversion as it has not been 

demonstrated that the building is a locally important building of 

special character or interest. 

 
 Consultation has been carried out with DFI Roads, NI Water (Multi 

Units), CCG Environmental Health, NIEA (WMU) & NIEA (NED). 

No objections have been raised by consultees. 

 

 No letters of objection or support have been received.   

 

 Refusal is recommended. 
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Drawings and additional information are available to view on the 
Planning Portal- 
https://planningregister.planningsystemni.gov.uk/simple-search 

 

1 RECOMMENDATION 

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

2.0     SITE LOCATION & DESCRIPTION 
 

2.1 The subject site comprises a fairly, rectangular plot extending to 
approximately 0.18ha in area consisting of the side garden of No 
44 Seacon park which is the applicant’s address. No 44 
comprises a detached, single storey dwelling set on a 0.6ha plot 
located at the junction of Seacon Park and Seacon Road. The 
existing residential plot incorporates front and rear gardens with 
the additional side garden to the south-western extent of the 
site, separated from the majority of the remaining plot by the 
access / driveway which includes a yard area to the front and 
south-western gable of the dwelling. A 3m (approx.) clipped 
hedge from the eastern site boundary along the driveway with 
the remaining boundaries primarily defined by mature coniferous 
trees. 
 

2.2 The subject plot includes quite an informal grass area extending 
to the roadside with a single storey garage / store set within the 
rear (northern) half of the side garden of No 44. The existing 
building on site is described as an outbuilding and consists of a 
low, single storey building (4.5m high), extending to 
approximately 19.5m x 8.3m (161.8msqm) with a gable pitched 
roof to the northern elevation and gable hipped roof to the 
southern elevation. The building appears to be constructed of 
steel framework and cavity wall construction utilising concrete 
blocks and mortar with timber windows and fascia and non-
profiled concrete roof tiles. Openings to both gables as well as a 
door opening along the eastern elevation remain open with no 
doors providing enclosure. 

https://planningregister.planningsystemni.gov.uk/simple-search
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2.3 The building remains un-rendered with wall straps evident to the 

rear as well as internally. The steel framework is also evident 
internally included steel uprights and roof structure. The building 
appears to be used as described with a small number of hay 
bales and a small baler stored within the building along with 
other paraphernalia some of which is domestic, including chairs 
and a bicycle. 

 

2.4 The site is located within a rural, non-policy area as defined by 
the Northern Area Plan 2016 and is located approximately 
2.6km north-west of Ballymoney Town and 1.4km from Garry 
Bog Special Area of Conservation and Ramsar site. The 
character of the area is generally defined by a small number of 
quite large detached rural dwellings as well as some farm 
groupings. 

 

3.0    RELEVANT HISTORY 

            No relevant planning history on the application site.  

 

4.0    THE APPLICATION 

4.1    Full planning permission is sought for a change of use of the  
existing barn/outbuilding to provide 2 No. self-catering holiday 
accommodation units of similar sizes incorporating one double 
bedroom in each with en-suite bathroom facilities, open plan 
kitchen and living area with associated works. 

 

5.0     PUBLICITY & CONSULTATIONS 
 

External 

5.1 Advertising:  Advertised on 13th December 2023 
 

  Neighbours: No letters of objection or support have been 
received.  

 
 

Internal 

5.2 NIEA (WMU): Standing Advice 
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  NIEA (NED): No Objection 
  DFI Roads: Advice  
  Environmental Health - Substantive Response 
 NI Water (Multi-units) - No Objection 
 

6.0 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 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. 

 

 7.0 RELEVANT POLICIES & GUIDANCE 

Regional Development Strategy (RDS) 2035 
Northern Area Plan 2016 
Strategic Planning Policy Statement (SPPS). 
Planning Policy Statement 2: Natural Heritage.  
Planning Policy Statement 3: Access, Movement and Parking 
Planning Policy Statement 16: Tourism. 
Planning Policy Statement 21: Sustainable Development in the  
Countryside. 
Causeway Coast and Glens Tourism and Destination Management  
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Strategy. 

 
 

8.0 CONSIDERATIONS & ASSESSMENT 
  
 8.1  The main considerations in the determination of this application 

relate to the Principle of Development, Integration and Rural 
Character, Natural Heritage, Access and Parking, and Habitat 
Regulations Assessment. 

 
 Principle of development 
 

8.2 The application is accompanied by a supporting business plan 
which identifies the proposal as conversion of an existing 
disused building into high quality self-catering holiday 
accommodation with the business plan seeking to expand the 
applicants Causeway Coast and Glens Holiday Let business by 
offering more properties, services and experiences. The 
original proposal of three units has been reduced to two. 
Customers are identified as primarily couples, both local and 
international with the employment of 3 part time staff to 
manage the accommodation. 
 

8.3 The Northern Area Plan 2016 identifies the site as being 
located within the countryside, outside any defined settlement 
limits. 
 

8.4 Additional Supporting Statement (June 2024) states that the 
Causeway coast and Glens Council area is under severe 
pressure in the housing market, with locals, students, and 
workers finding it difficult to source local and affordable rental 
units due to the lack of availability in housing. The supporting 
information goes on to state that holiday accommodation is 
putting pressure on this sector, as well as the lack of general 
availability of housing and that the proposal provides additional 
accommodation without adding to those pressures.  Reference 
is also made to Department for Economy’s 10-year plan for 
tourism within Northern Ireland, to grow the number of tourists 
coming to Northern Ireland by 50-75% based on 2019 levels of 
5.3 million. Holiday accommodation created from existing 
residential buildings is noted as incapable of meeting these 
requirements. 
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8.5 The Strategic Planning Policy Statement for N. Ireland (SPPS) 

promotes sustainable development throughout the planning 
system. The guiding principle for planning authorities is that 
sustainable development should be permitted, having regard to 
the development plan and all other material considerations, 
unless the proposed development will cause demonstrable 
harm to interests of acknowledged importance. The aim of the 
SPPS with regard to the countryside is to manage development 
in a manner which strikes a balance between the protection of 
the environment from inappropriate development, while 
supporting and sustaining rural communities consistent with the 
RDS. 

 
8.6 The SPPS was introduced in September 2015 and is a material 

consideration in determining planning applications and appeals. 
The SPPS states that a transitional period will operate until 
such times as a Plan Strategy for the whole of the Council area 
has been adopted. During this transitional period existing policy 
contained within identified policy documents will be applied 
together with the SPPS. PPS 21 is a retained policy document 
under the SPPS and provides the relevant policy context. 

 

8.7 The current application is described as the change of use of 
existing barn/outbuilding currently on site to provide 2 No. self-
catering holiday accommodation units. Although some 
agricultural materials are stored within the existing building, and 
it is described as a barn / outbuilding no additional information 
has been submitted which indicates that the proposal relates to 
an existing farm business or farm diversification. 

 

8.8 PPS 16: Tourism incorporates the relevant planning policy for 
tourism development in the countryside, including the main 
forms of tourist accommodation and tourist amenities. The 
preamble to PPS16 states that policies in PPS21 offering 
scope for tourism development in the countryside have not 
been duplicated in PPS16 and will be applied as appropriate to 
individual proposals. 

 

8.9 Policy TSM 5 of PPS16 states that Planning approval will be 
granted for self-catering units of tourist accommodation in any 
of the following circumstances: 



PC250430                                                                                                                                                       Page 9 of 37 
 
 

(a) one or more new units all located within the grounds of an 
existing or approved hotel, self-catering complex, guest house 
or holiday park; 
(b) a cluster of 3 or more new units are to be provided at or 
close to an existing or approved tourist amenity that is / will be 
a significant visitor attraction in its own right; 
(c) the restoration of an existing clachan or close, through 
conversion and / or replacement of existing buildings, subject to 
the retention of the original scale and proportions of the 
buildings and sympathetic treatment of boundaries. Where 
practicable original materials and finishes should be included. 

 
 

8.10  The current proposal relates to the conversion of a single 
building to provide two self-catering units and as such does not 
meet any of the acceptable circumstances outlined in Policy 
TSM 5. However, paragraph 7.29 of the Justification and 
Amplification of Policy TSM 5 states that the policies in PPS 21 
relating to the conversion and reuse of rural buildings, farm or 
forestry diversification and development in dispersed rural 
communities may provide other opportunities for small scale, 
including single unit, self-catering accommodation in the 
countryside. On this basis the most relevant policy context is 
CTY4 of PPS21 – The conversion and re-use of buildings. 
 

8.11   Policy CTY 4 states that permission will be granted for the 
sympathetic conversion, with adaption, if necessary, of a 
suitable building for a variety of alternative uses where this 
would secure its upkeep and retention providing they are of 
high quality design and meet a number of criteria. Paragraph 
5.21 makes it clear that there is scope for the re-use and 
adaption of existing buildings in the countryside for a variety of 
non-residential uses, including appropriate economic, tourism 
and recreational uses or as local community facilities. 

 

 
8.12   Although Policy CTY 4 is not specific regarding what is 

considered to be a “suitable building” it is generally understood 
as meaning suitable for conversion to the proposed use as 
opposed to reconstruction or substantial extension / alteration. 
Paragraph 6.73 of the SPPS introduces a more stringent test 
relating to the conversion and re-use of existing buildings for a 
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non-residential use, stating that provision should be made for a 
suitable “locally important building of special character or 
interest”. The SPPS does not define locally important but does 
provide examples such as former schoolhouses, churches and 
older traditional barns and outbuildings. 
 

8.13  The SPPS sets out transitional arrangements to be followed in 
the event of a conflict between the SPPS and retained policy. 
Any conflict between the SPPS and any policy retained under 
the transitional arrangements must be resolved in favour of the 
provisions of the SPPS. On this basis the more stringent policy 
test applies. 

 
8.14  As per the application description, the subject building is noted 

as a barn/outbuilding and although no evidence is provided 
regarding agricultural use it is noted that the contents of the 
building include hay bales and small pieces of farm machinery 
(baler) with other more domestic paraphernalia. On this basis, 
although the subject building is located within an existing 
residential curtilage with no evidence relating to a farm 
business, the description as a barn / outbuilding is considered 
sufficiently accurate in terms of the existing use. Certificate A 
has been completed indicating that the identified applicant is in 
full ownership of the subject site and surrounding lands 
identified in blue.  

  
8.15  As described above, the subject building is of modern 

construction consisting of a low, single storey building (4.5m 
high), extending to approximately 19.5m x 8.3m. The building 
incorporates a gable pitched roof to the northern elevation and 
gable hipped roof to the southern elevation with openings to 
both gables including a large door opening to the southern 
elevation as well as a door opening along the eastern 
elevation. The building is constructed using a combination of 
steel framework with cavity wall concrete block construction 
which remains un-rendered. Although no planning history exists 
in relation to the subject building, aerial images indicated that it 
has been in situ since at least 2010 and is constructed using 
modern materials and methods. 

 

8.16  Although it is acknowledged that the list of examples of locally 
important buildings included in paragraph 6.73 of the SPPS is 
not exhaustive, given the age, modern character and 
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construction of the building (form, design and materials), it is 
not considered a locally important building of special character 
or interest and therefore does not meet the policy test for 
conversion and re-use. 

 

8.17   Planning Appeal 2024/A0033 is a recent decision in 
determining the interpretation of a locally important building as 
referenced in the SPPS. This appeal decision is relevant to the 
current application and confirms the policy interpretation and 
policy approach outlined above.  

 

8.18  Policy CTY4 includes additional criteria including: 
 

8.19  Criterion (a): The building is of modern, permanent construction. 
 

8.20  Criterion (b): Setting aside the buildings limited character and 
lack of architectural features, the re-use as proposed utilises 
the existing structure, incorporating timber and stone cladding 
external finishes which would enhance the form. Given its 
location with the existing residential curtilage and the fact that 
the subject building is well screened from public view it will not 
have an adverse effect on the character or appearance of the 
locality. 

 

8.21  Criterion (c) states that any new extensions are sympathetic to 
the scale massing, architectural style and finishes of the 
existing building. As noted above, the existing building 
comprises unrendered blockwork. The proposal comprises two 
units, each consisting of a single double bedroom with en-suite 
and open plan living and kitchen area. The application does not 
propose any extensions or significant structural alterations 
other than internal subdivision of the existing building and the 
introduction of window and door openings. The southern 
elevation comprises the installation of a large, double-glazed 
window and glazed door to the existing opening. The existing 
door opening to the northern elevation is also utilised to install 
a window extending to ground level while two single and two 
double doors (glazed) are introduced to the western elevation 
to serve proposed bedroom and living areas. The eastern 
elevation which is orientated towards the existing dwelling 
comprises alteration of the existing window opening to install a 
smaller window as well as the installation of three additional 
small windows. 
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8.22   Finishes include the use of 800mm natural stone cladding 

around the building base with the remainder of the building 
finished in timber cladding including feature timber framed 
porticos on each gable. 

 

8.23  Although finishes do not match the existing residential property, 
the proposal does not significantly alter the form or character of 
the existing building which is has little architectural merit. The 
proposed materials give the existing building a much more 
contemporary design which remains generally acceptable 
within this rural location with very limited public perception. 

 

8.24  Although the application proposes significant changes to the 
building external design, the form remains unchanged and 
given the existing building form and lack of finishes, the 
proposed alterations are considered sympathetic. 

 

8.25  Criterion (d) requires that the reuse or conversion would not 
unduly affect the amenities of nearby residents or adversely 
affect the continued agricultural use of adjoining land or 
buildings while criterion (f) refers to the provision of all 
necessary services. The subject building is currently in use as 
a store / outbuilding with some animal feed / bedding stored 
internally. There is no evidence of the proposal relating to an 
existing farm business and no evidence has been submitted to 
indicate that the applicant is a registered farmer although it is 
noted that the access to the proposal comprises a link to 
agricultural lands to the rear of the site which are indicated as 
being within the applicant’s ownership. The existing property 
comprises only the existing dwelling the subject building at No 
44 and with no other buildings within the residential plot 
therefore there is no identified agricultural use. Third party 
agricultural buildings exist within approximately 125m of the 
site with agricultural land immediately north of the site. The 
proposal is not likely to affect the continued agricultural use of 
either.  
 

8.26   The local Environmental Health Department has been 
consulted and advised that due to proximity of agricultural 
buildings, occupants of the development may suffer intermittent 
disturbance and loss of amenity due to noise and odour. This 
can be dealt with by way of an informative advising the 
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applicant that no recourse can be taken in relation to existing 
agricultural activities. 

 

8.27   In terms of residential amenity, the nearest neighbouring 
residential property is located approximately 40m south-west of 
the subject site. Although the proposal is small in scale it has 
the potential to raise additional amenity issues as a result of the 
change of use, vehicular movements and activities associated 
with patrons, particularly in relation to the provision of outdoor 
recreational areas to the west of the subject building and in 
close proximity to the neighbouring boundary of No 40. This is 
reduced somewhat by the fact that the proposal comprises two 
units capable of accommodating a maximum of 2 people each. 

 
8.28  In addition, number 40 comprises an extensive area of planting 

immediately adjacent the proposal in addition to the existing 
mature boundary planting and retains a private area to the rear 
of the property. The local Environmental Health Department 
has not raised any significant issues of concern or requested 
the submission of a noise impact assessment although it is 
pointed to ensure no excessive noise impact is created at 
neighbouring properties, good management practices will be 
required. Proximity to the existing dwelling which remains 
within the applicant’s ownership provides the opportunity for 
significant site management and supervision and can be dealt 
with by way of an appropriate condition. The large extent of 
glazing incorporated within the proposal is unlikely to create a 
significant impact on existing privacy either in relation to the 
existing or neighbouring dwellings. 

 
8.29   Criterion (e). While the nature and scale of this type of non-

residential use is appropriate to a countryside location this is 
subject to policy. The current proposal is not considered to 
meet the relevant policy test in terms of the principle of 
development. 

 

8.30   Criterion (f). The proposal is served by means of mains water 
supply with surface water disposed of via a soakaway and foul 
sewage disposed of to a septic tank located towards the front 
of the site. The local Environmental Health Department (EHD) 
has been consulted and raise no objections to the proposal. 
DAERA Water Management unit has been consulted regarding 
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the use of septic tanks and the relevant discharge consent 
required and refer the applicant to published Standing Advice. 

 

8.31   Criterion (g) – Access. The application proposes to utilise the 
existing domestic access with improvements proposed 
including removal of a section of roadside hedgerow as well as 
a portion of walling to provide the necessary visibility splays of 
2.4m x 90m. A 1m roadside verge exists and the existing wall 
and pillars are set back from the edge of the public road 
therefore limiting the extent of alterations necessary. 

 
8.32   Three car parking spaces and two turning areas are provided 

within the site, taken as a spur from the existing access and is 
acceptable for the use proposed, given the extent of 
accommodation. DFI Roads has no objection to the proposal 
subject to implementation of the necessary access 
improvements. 

 
Natural Heritage 

 
8.33 The site is bounded primarily by mature coniferous trees with a 

copse of mature broadleaved trees immediately adjacent at No 
40. A biodiversity checklist has been completed which identifies 
the Leylandii hedging which are noted as retained although it 
does indicate that there will be a requirement to prune some of 
the conifer trees along the western boundary which is noted 
should be undertaken outside of the main nesting bird season, 
or if not possible, subsequent to a check for any nests at least 
24 hours prior to hedge removal. 
 

8.34 The building to be converted is described as comprising a steel 
frame with block structure with smooth concrete render 
(although there was no evidence of this as part of site 
inspection). The building is also described as comprising roof 
tiles, all of which appear intact with wooden trusses and purlins. 
The building was assessed for its bat roosting potential (BRP) 
in accordance with current Bat Conservation Trust (BCT) and 
NIEA guidelines. The BC indicates that there was no evidence 
of roosting bats and no potential roosting features recorded. 
Accordingly, the building was assessed as having negligible 
BRP and no follow-up bat surveys were deemed necessary. 
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8.35 NIEA (NED) has been consulted and advise that on the basis 
of the information submitted, NED is content that the proposed 
development is unlikely to significantly impact protected or 
priority species or habitats. NED notes that the Biodiversity 
Checklist has indicated that there was no bat roosting potential 
features within the buildings. NED is content that the building is 
unlikely to currently support roosting bats. 
 

8.36 In terms of designated areas, Garry Bog Area of Special 
Scientific Interest (ASSI) is located within a 2km search radius 
from the site. The site is not hydrologically connected to any 
designated area, and no detrimental impacts are envisaged. 

 
Additional Information 
 

8.37 Further information has been submitted in relation to a number 
of applications which are provided for comparison to the current 
proposal. These include: 
 

8.38 LA01/2016/0461/F: Proposed new laneway. Does not appear 
relevant to the current proposal. 
 

8.39 LA01/2016/0467/F: Existing Stone Barn at Craigtown More, 
Roselick Road, Portstewart (20metres West of No.26 Roselick 
Road). Single storey and constructed mostly from natural 
stone. Recommended for refusal on the basis that it is not a 
building of local importance and is of a structure and type that 
is commonplace throughout the countryside. Overturned at 
Planning Committee. Permission Granted. 
 

8.40 LA01/2020/0516/F: 90m Southeast of 25 Cushendall Road, 
Ballycastle. The conversion of an existing vernacular stone 
barn to dwelling under CTY4 of PPS21. Existing stone barn 
considered to be traditional barn. 
 

8.41 LA01/2020/0753/F: Adjacent to Currysiskan House 56 Macfin 
Road. Retention and refurbishment of existing barn/outbuilding 
to provide 2 No. retirement cottages. The subject building was 
considered an existing traditional stone barn/s which have been 
the subject of some alterations although the general form and 
materials remain traditional, and the building remains within a 
group of very traditional buildings which appear on the O.S. 
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County 3rd Edition maps circa 1900. Permission Granted 
1/06/2022 
 

8.42 LA01/2020/1341/F – Rear of 127 Baranailt Road, Limavady. 
Conversion and re-use of existing traditional barn to provide a 
single dwelling in accordance with CTY4 of PPS21. Two-storey 
stone barn with slate roof considered to be a traditional barn. 
 

8.43 LA01/2021/0455/F - 19m Northeast of 71 Drumavoley Road, 
Ballycastle.Conversion of existing vernacular stone barns to a 
dwelling including new extensions and associated works under 
CTY4 of PPS21. Permission Granted 23/09/2022. Group of 
barns /outbuildings constructed in stone converted to a 
dwelling. One building not considered vernacular was 
converted to a garage in connection with the remaining 
vernacular buildings. The main buildings to be converted were 
considered to meet the policy test for conversion. 

 
8.44 LA01/2022/1102/F: Adj to 27 Ballywindelland Road, 

Ballymoney. Conversion and re-use of existing traditional barn 
to provide single dwelling in accordance with CTY4 of PPS21. 
The subject building is made of stone with red brick surrounds 
to the windows and openings and finished with a red tin roof. 
The building is noted as well maintained and considered to be 
a locally important building. 
 

8.45 LA01/2022/1498/F: Conversion and extension to existing barns 
into detached residential dwelling under PPS21 CTY4. The 
subject buildings were considered redolent of older traditional 
barns and outbuildings and were considered locally important 
for the purposes of Policy consideration. 
 

8.46 LA01/2022/1600/F: Conversion of existing farmhouse 
outbuildings to provide 2no two-bedroom short term holiday let 
accommodation. In this instance the building to be converted 
comprised a vernacular stable building within the curtilage of 
Camus House which is a listed building. The building 
comprised stone construction of traditional form considered to 
be locally important. 
 

8.47 G/2012/0199/F – Lands adjacent to 49 Liminary Road 
Ballymena. Proposed retention and refurbishment of main barn 
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to provide dwelling, including home office, under PPS21 CTY4. 
Not within Causeway Coast and Glens Council Area. 
 

8.48 LA02/2018/0339/F - Proposed conversion and reuse of existing 
stone outbuilding and extension for domestic dwelling, as per 
PPS21 CTY4. Granted 24 May 2018: Not within Causeway 
Coast and Glens Council Area. 

 
8.49 It is clear that the applications referenced almost exclusively 

relate to traditional buildings and primarily stone barns 
considered to be appropriate for conversion (with the exception 
of LA01/2016/0467/F initially recommended for refusal but 
overturned at Planning Committee) and are not directly 
comparable to the current proposal which relates to a fairly 
modern building of blockwork construction. 

 
8.50 An office meeting took place on 6/3/2024 between the Planning 

Authority, the agent and the applicant. A number of issues were 
raised including in relation to benefits of the proposal, the 
interpretation of policy and the consideration of the building.  

 
8.51 The agent referenced overarching Planning and Council 

strategies regarding the development of tourism as a whole 
and stated that the proposal provides additional 
accommodation without impacting on existing housing stock. 
The Causeway Coast & Glens Tourism and Destination 
Management Strategy 2015 - 2020 seeks to generate more 
visitors and motivate them to spend longer in the area as well 
as broaden the accommodation base (notes that 47% of the 
available self-catering bed spaces in N. Ireland are located with 
the local Council Area). While policy strategy and guidance 
seek to promote the expansion of tourism and the provision of 
tourist accommodation generally, this is an overarching 
strategy and individual proposals remain subject to the 
assessment under the provisions of the relevant policy context. 
On this basis the proposal is not considered to meet relevant 
planning policy and is considered unacceptable. 

 
8.52 The applicant commented that the list outlined in policy refers 

to “older traditional barns and outbuildings” and argued that 
policy does not specify older traditional outbuildings and 
therefore all outbuildings are suitable for conversion. The 
Planning Authority pointed out that given the list of examples 
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outlined in policy is defined within brackets and clearly specifies 
older traditional barns and outbuildings as one of the examples 
listed, it is clear that one of the type of buildings eligible for 
conversion are older traditional outbuildings. 

 
8.53 Both the agent and applicant suggested that the subject 

building is both older and traditional as it has been constructed 
for approximately thirty years. The Planning Authority pointed 
out that the building is of modern construction evident by both 
form, construction methods and materials and does not meet 
the policy test outlined in Policy CTY4 and the SPPS. 

 
8.54 A further example was raised in addition to those already 

submitted and considered above (LA01/2018/1210/F) which 
relates to two new-build Self Catering Units in connection with 
an existing guest house. This application did not propose a 
change of use and was approved on the basis of a different 
policy context, namely policy TSM 5 of PPS16. 

 
8.55 Additional examples for comparison were submitted on 12-

MAR-2025 including a number previously referenced. The 
further examples include: 

 
8.56 LA02/2022/0353/F - Barn outhouse adj to 6 Quarterland Road 

Islandmagee. Granted 21 Jun 2022. Not within Causeway 
Coast and Glens Council Area. 
 

 
8.57 LA01/2023/0334/F - Proposed retention and conversion of 

existing barn and replacement of barn to dwelling. 10m 
Northwest of 58 Kilhoyle Road, Limavady. Permission Granted 
18/02/2025. Relates to conversion of barrel roof barn and 
attached linear barn. 
 

8.58 LA02/2023/1343/F - 20m SW of 14 Creevamoy Road, 
Broughshane. Granted 27 Jun 2023: Not within Causeway 
Coast and Glens Council Area. 
 

8.59 LA06/2023/2399/F - Lands immediately adjacent to the north of 
38 Drumhirk Road, Comber, Newtownards, BT23 5NN. 
Granted 08 Jan 2025: Not within Causeway Coast and Glens 
Council Area. 
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8.60 LA06/2024/0024/F - Offsite replacement of barn with 2no. 
Stables and farm storage Approx 30m northeast of no. 62 
Carrickmannon Road, Ballygowan. Granted 11 Apr 2024. Not 
within Causeway Coast and Glens Council Area. 
 

8.61 LA01/2024/0058/F - Conversion of barn into self-catering 
accommodation and alteration of an existing access to a public 
road. 23 Causeway Road, Bushmills. Permission Granted 
3/10/2024 (Building not considered to meet the policy test for 
conversion. Recommendation to refuse overturned at Planning 
Committee). 
 

8.62 LA01/2024/0492/F - Retention of existing vernacular cottage, 
and refurbishment/ restoration of barn, to provide 2no self-
catering units. 20 metres North-West of No 38 Curragh Road, 
Limavady. Permission Granted 27/11/2024. Approved primarily 
under Policy CTY11 – Farm Diversification. 

 
8.63 The majority of examples submitted are not comparable to the 

current proposal as they were either approved under a different 
policy context or were considered to meet policy on the basis 
they relate to traditional barns and outbuildings. Others were 
approved by a different Authority and in a small number of 
cases the original recommendation to refuse was overturned at 
Planning Committee. None of the examples provided indicate a 
consistent interpretation of policy which would warrant approval 
of the current proposal. On the contrary, assessment of the 
large number of examples provided demonstrates a clear 
direction in the application of Policy CTY4 and a consistent 
interpretation of the types of buildings considered suitable for 
conversion. This approach remains consistent with that applied 
by the PAC in appeal decision 2024/A0033. 

 
 

Habitat Regulations Assessment 
 

8.64 The potential impact of this proposal on Special Protection 
Areas, Special Areas of Conservation and Ramsar sites has 
been assessed in accordance with the requirements of 
Regulation 43 (1) of the Conservation (Natural Habitats, etc) 
Regulations (Northern Ireland) 1995 (as amended). The 



PC250430                                                                                                                                                       Page 20 of 37 
 
 

proposal would not be likely to have a significant effect on the 
features of any European Site.  
 

 
9.0   CONCLUSION 

9.1 No consultee objections have been raised and no third-party 

representations submitted regarding the proposal. Having 

regard to the policy context and other material considerations 

above, the proposal is considered unacceptable in that it fails 

the policy test for conversion assessed above. The examples 

provided for comparison reiterate this policy approach which is 

also confirmed in Planning Appeal decision 2024/A0033. 

Planning permission is recommended to be refused. 
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10. Reasons for Refusal  

 
1. The proposal is contrary to Paragraph 6.73 of the Strategic 

Planning Policy Statement (SPPS) and Policy CTY4 of 
Planning Policy Statement 21, Sustainable Development in the 
Countryside in that the building is not suitable for conversion as 
it has not been demonstrated that the building is a locally 
important building of special character or interest. 
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Site Location Map 
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Proposed Block Plan 
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Appemdix 2: PAC Decision 2024/A0033 
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