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Title of Report: Planning Committee Report – LA01/2025/0530/F 

Committee 
Report Submitted 
To: 

Planning Committee 

Date of Meeting: 27th May 2026 

For Decision or 
For Information 

For Decision – Referred Item – Alderman Mark Fielding  

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 Development Management and Enforcement Manager 

 

Estimated Timescale for Completion 

Date to be Completed N/a 

 

Budgetary Considerations 

Cost of Proposal Nil 

Included in Current Year Estimates N/A 

Capital/Revenue N/A 

Code N/A 

Staffing Costs N/A 
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Legal Considerations 

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: 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

App No: LA01/2025/0530/F   Ward: Ballykelly  

App Type: Full Planning 

Address: Lands to the rear of No. 127 Glenhead Road, Limavady 

Proposal:  Full retrospective Planning Application for the retention of 
agricultural building for agricultural storage & concrete 
hardstanding 

Con Area: N/A     Valid Date: 03.06.2025 

Listed Building Grade: N/A   Target Date: 16.09.2025  

Agent:  Lee Kennedy Planning, 2 Templetown Park, Maydown, 
Londonderry, BT47 6TZ 

Applicant: Stephen Deehan, 127 Glenhead Road, Limavady, BT49 9LR       

 

Objections: 0  Petitions of Objection:  0 

Support: 0  Petitions of Support: 0 
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Executive Summary 

 Full Planning permission is sought for the retention of agricultural 
building for agricultural storage & concrete hardstanding  
 

 The application site is located on lands rear of No. 127 Glenhead 
Road, Limavady  
 

 The application has been assessed against the relevant policies 
within the NAP, SPPS Edition 2 (2025), PPS2, PPS3, PPS21  

 The proposal is contrary to Paragraph 6.73 of the Strategic 
Planning Policy Statement Edition 2 (2025) for Northern Ireland 
and Policies CTY 1 of Planning Policy Statement 21, Sustainable 
Development in the Countryside in that there are no overriding 
reasons why this development is essential in this rural location and 
could not be located within a settlement. 

 
 The proposal is contrary to Paragraph 6.73 of the Strategic 

Planning Policy Statement Edition 2 (2025) for Northern Ireland 
and CTY 12 of Planning Policy Statement 21, Sustainable 
Development in the Countryside in that it has not demonstrated 
that the proposed building is located on an active and established 
agricultural holding ; that the proposal is necessary for the efficient 
use of the agricultural holding. 
 

 Consultation was carried out with DFI Roads, Environmental 
Health, DAERA(NIEA) Water Management Unit & Natural 
Environment Division, NI Water, Loughs Agency, DAERA, Shared 
Environmental Services.  
 

 DAERA have confirmed the farm business Id was allocated on 20th 
May 2024.   

 No representations have been received in relation to this 
application. 

 Refusal is recommended.  



PC260527                                                                                                                                           Page 4 of 29 
 

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

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 for the reasons set out in section 
10. 

2.0 SITE LOCATION & DESCRIPTION 

2.1 The site is a rectangular shaped plot of land measuring 0.10 
hectares which is located in a rural area. The subject shed and 
concrete yard are existing, the shed was closed up at the time 
of the site inspection. The site is located down a shared lane to 
the south of the applicants dwelling at No 127 Glenhead Road. 
The topography of the site is fairly level which is set within a 
wider landscape of dropping land levels from Glenhead Road in 
a southerly direction. The site is set lower than Glenhead Road. 
The site is screened to the north and north east by Nos 127 & 
135 Glenhead Road.   

 
2.2   The northern boundary is defined by a 3 metre hedge, the 

southern boundary is defined by a 1.2 metre ranch fence, the 
western boundary is defined by a 1 metre post and wire fence. 
The eastern boundary facing the shared lane is defined by 2 
agricultural gates and a 2 metre panel fence. The site is 
currently accessed from an existing shared lane. Fleeting public 
views of the site are from the north west.  

  
2.3   There is no watercourses in the vicinity of the site.  The local 

area is characterised by agricultural farm land and some 
detached residential properties. The site is located outside any 
settlement limit as shown in the NAP 2016.  

  
 

3.0 RELEVANT HISTORY 
 

3.1 B/2002/0145/F, West of No. 135 Glenhead Road, Magheramore, 
Limavady, Erection of traditional dwelling with double detached 
domestic garage. Permission Granted. 09.10.2002 
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         B/2003/0144/F, West of No 135 Glenhead Road, 
Magheramore, Limavady, Erection of two storey dwelling with 
detached domestic garage (amendments to approved house 
type B/2002/0145/F). Permission Granted. 23.07.2003 

 
4.0   THE APPLICATION 

 
4.1   The application seeks full planning permission for the retention 

of agricultural building for agricultural storage & concrete 
hardstanding   

 

Habitat Regulation Assessment  
 

4.2   Habitat Regulations Assessment Screening Checklist - 
Conservation (natural Habitats, etc) (Amendment) Regulations 
(Northern Ireland) 2015:  The potential impact of this proposal 
on Special Areas of Conservation, Special Protection Areas 
and Ramsar Sites has been assessed in accordance with the 
requirements of Regulation 43 (1) of the Conservation (Natural 
Habitats, etc) Regulations (Northern Ireland) 1995 (as 
amended). There is no watercourses in proximity to the site. 
Shared Environmental Services have been consulted and are 
content.  The proposal would not be likely to have a significant 
effect on the features, conservation objectives or status of any 
of these sites. 

 
   

5.0 PUBLICITY & CONSULTATIONS  
 

    5.1 External: All neighbours that have been identified for notification 
within the terms of the legislation have been notified on the 12th 
June 2025. The application was advertised on the 18th June 
2025. 

 
5.2 Internal:  

DFI Roads – No objection to the proposal 
Environmental Health – No objection to the proposal 
NIEA WMU – No objections to the proposal 
NIEA NED – No objections to the proposal 
NI Water – No objections to the proposal 
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Loughs Agency – No objections to the proposal 
Shared Environmental Services – No objections to the proposal.  
DAERA – Information provided on the farm business 
 
 

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 
 

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 
 

The Northern Area Plan 2016 
 
Strategic Planning Policy Statement Edition 2 (2025) (SPPS)  
 
Planning Policy Statement 2: Natural Heritage 
 
Planning Policy Statement 3: Access, Movement and Parking 
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Planning Policy Statement 21 (PPS 21) Sustainable 
Development in the Countryside  
 
 

8.0  CONSIDERATIONS & ASSESSMENT 

 

8.1 The main consideration in the determination of this application 
relate to the principle of development, Natural Heritage, 
Safeguarding residential and Work Environs, Access, 
Movement and Parking and Representations.     

 
         Principle of Development  
 

8.2   The policies outlined in paragraph 6.73 of the SPPS and policy 
CTY1 of PPS21 state that there are a range of types of 
development which are considered acceptable in principle in 
the countryside.  Other types of development which will only be 
permitted where there are overriding reasons why that 
development is essential and could not be located in a 
settlement, or it is otherwise allocated for development in a 
development plan.   
 

8.3   Paragraph 5.56 of the justification and amplification text of 
Policy CTY12 advises that for the purposes of this policy the 
determining criteria for an active and established farm business 
is that set out under Policy CTY10. The policy text of CTY12 
refers to permission being granted for development on an 
active and established agricultural or forestry holding. 
Paragraph 6.73 of the SPPS provides clarity, it states that 
‘provision should be made for development on an active and 
established (for a minimum 6 years) agricultural holding or 
forestry enterprise where the proposal is necessary for the 
efficient operation of the holding or enterprise.  

 

8.4 No farm maps have been provided. DAERA confirm the farm 
business ID was allocated on 20th May 2024. The farm 
business ID category is Category 3. The farm business has not 
claimed payments through the Basic Payment Scheme or Agri 
Environment scheme in each of the last 6 years. The 
application site is not on land for which payments are currently 
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being claimed by the farm business. The farm holding on which 
the farm shed is proposed has not been active and established 
for at least 6 years.   
 

8.5 Planning appeal 2021/A0023 concerned the refusal of 
permission for a farm dwelling.  As with this proposal, criterion 
(a) of Policy CTY 10 must be met. 

 

8.6 In terms of the test for the holding being active and established 
the appeal decision notes, it is indisputable that the appellant 
holds farm business ID [redacted]. However, as the farm 
business was only established in September 2019, this time 
period is less than the required 6 years.  

 

8.7 The Planning Statement accompanying the application states, 
Whilst the Applicant has not been in possession of DAERA 
Farm Business I.D. for the requisite 6 years, he has provided 
receipts and invoices, attached as Appendix LKP 1, which 
evidence that his farm holding is indeed active and established 
and meets the definition of lands that are subjected to 
‘agricultural activity’. 

 
8.8   Appeal decision 2024/A0028 acknowledges that, agricultural 

activity is not confined to the production, rearing, or growing of 
animal products and includes maintaining the land in good 
agricultural and environmental condition as per paragraph 5.39 
of PPS 21. 

 
8.9 However, the agricultural activity must be demonstrated over at 

least a 6 year period for it to be eligible for consideration under 
criterion (a) of CTY 10, which states that the farm business 
must be active and established for at least 6 years.  

 
8.10 The proposal therefore fails to meet the key requirement of 

Policy CTY 12 as the development is not located on an active 
and established agricultural holding as per Policies CTY1 and 
CTY 12. The remainder of policy CTY 12 will be considered 
below.  
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8.11   Policy CTY 1 indicates agricultural and forestry development 
will be considered under Policy CTY 12 which states planning 
permission will be granted for development on an active and 
established agricultural or forestry holding where it is 
demonstrated that:  
 

8.12  (a) it is necessary for the efficient use of the agricultural holding 
or forestry enterprise;  

 
The parcel of land on which the application site is located 
measures 0.88 hectares. At the time of the site inspection there 
was some sheep grazing in the subject field. The supporting 
statement indicates the applicant  possesses 10 sheep, 8 ewe 
lambs, and 2 pet ram lambs on his land. The supporting 
statement shows photographs within the shed of storage which 
includes 1 tractor, 1 trailer, 1 sheep trough, 5 sheep hurdles, 
shelving, 1 spade, 1 shovel, 1 yard brush. The agent states the 
applicant is a newly established farmer and wishes to 
consolidate his farm holding and secure the efficiency and 
effectiveness of his farming operations by retaining the 
agricultural building situated on his farming lands. As part of the 
supporting statement 8 agricultural invoices have been 
submitted. The dates of the invoices are 31.05.2024, 
26.3.2025, 23.04.2025, 29.04.2025, 3.05.2024, 15.05.2025, 
17.05.2025, 21.05.2025.  
 
One invoice relates to 2024. 7 invoices are for a recent 2 month 
period 26.3.2025 – 21.05.2025. 7 of the invoices are not site 
specific. In any case, the invoices do not demonstrate active 
and established farming over the specific 6-year time frame 
with the earliest date of the invoices submitted dated May 
2024.  
 

8.13   As per the Planning Statement which accompanies the 
application, the building will not hold livestock. The applicant 
lives adjacent the proposed building and has an existing large 
garage within his domestic curtilage. The current farming 
activities are very small scale and could continue without this 
shed. In addition, due to the small scale of farming activity, it 
may be the case that all of the equipment shown by the 
applicant is not required at this part of the holding. 
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8.14   Given the evidential context provided within the supporting 
statement it has not been demonstrated that the shed is 
necessary for the efficient use of the agricultural holding or 
essential for the efficient functioning of the business and as 
such the proposal is contrary to criterion (a) of Policy CTY 12.  
 

8.15  (b) in terms of character and scale it is appropriate to its 
location;  
 
The proposed farm shed measures 14.3 metres by 9.1 metres. 
It is 4.2 metres to the eaves and 5.2 metres to the ridge. The 
finished floor level of the shed is set lower than Glenhead 
Road. The site is screened to the north and north east by Nos 
127 & 135 Glenhead Road. There is a limited fleeting view of 
the shed from the north west.  
 

8.16   The shed has modest dimensions and in terms of character 
and scale it is appropriate to its location notwithstanding it has 
not been sited on an active and established farm. The proposal 
complies with criteria ‘b’.  
 

8.17  (c)  it visually integrates into the local landscape and additional 
landscaping is provided as necessary;  
 
The topography of the site is fairly level which is set within a 
wider landscape of dropping land levels from Glenhead Road in 
a southerly direction. The site is set lower than Glenhead Road. 
The site is screened to the north and north east by Nos 127 & 
135 Glenhead Road.   
 

8.18   The northern boundary is defined by a 3 metre hedge, the 
southern boundary is defined by a 1.2 metre ranch fence, the 
western boundary is defined by a 1 metre post and wire fence. 
The eastern boundary facing the shared lane is defined by 2 
agricultural gates and a 2 metre panel fence. The site is 
currently accessed from an existing shared lane. Fleeting 
public views of the site are from the north west. The proposal 
visually integrates into the local landscape. The proposal 
complies with criteria ‘c’. 
 

8.19  (d) it will not have an adverse impact on the natural or built 
heritage; and  
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There is no mature vegetation to be removed as part of the 
proposal. Previously the site was used for grazing and was laid 
out in grass. There is no listed buildings nearby. The proposal 
complies with criteria ‘d’. 
 

8.20  (e) it will not result in detrimental impact on the amenity of 
residential dwellings outside the holding or enterprise including 
potential problems arising from noise, smell and pollution. 
The shed is proposed for agricultural storage purposes.  There 
is no livestock to be kept in the shed. Agricultural storage for a 
tractor and trailer etc. should not give rise to noise, smell or 
pollution. The proposal complies with criteria ‘e’. 
 

8.21   In cases where a new building is proposed applicants will also 
need to provide sufficient information to confirm all of the 
following:  
 

8.22   there are no suitable existing buildings on the holding or 
enterprise that can be used;  
 
The applicant has indicated he has no other farm buildings.  
 

8.23   the design and materials to be used are sympathetic to the 
locality and adjacent buildings; and 
 
The design and materials are; black Kingspan exterior sheeting 
to wall and roof; roller shutter door. The design is rectangular 
form with modest 5.2 metre ridge. The design and materials are 
sympathetic to the locality and other farm buildings in the area. 
 

8.24   the proposal is sited beside existing farm or forestry buildings.  
 
The shed is not sited beside existing farm buildings.  
 

8.25   Exceptionally, consideration may be given to an alternative site 
away from existing farm or forestry buildings, provided there 
are no other sites available at another group of buildings on the 
holding, and where:  
 
it is essential for the efficient functioning of the business; or  
The exceptional tests are not applicable to this case.  
 
there are demonstrable health and safety reasons. 
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It has not been demonstrated that the proposal meets any of 
the exceptions above.  
 

8.26   The principle of development has not been established. The 
proposal is contrary to Paragraph 6.73 of the Strategic 
Planning Policy Statement for Northern Ireland and CTY 1 & 
CTY 12 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; 
it has not been demonstrated that it is located on an active and 
established agricultural holding or that the proposal is 
necessary for the efficient use of the agricultural holding. 
 
 
Integration  
 

8.27   Policy CTY1 of PS21 and paragraph 6.70 of the SPPS state 
that all proposals must be sited and designed to integrate into 
its setting, respect rural character and be appropriately 
designed. Policy CTY13 states that permission will be granted 
for a building in the countryside where it can be visually 
integrated into the surrounding landscape and it is of an 
appropriate design. 
 

8.28   Similar to CTY 12 criterion ‘c’ consideration above. The 
topography of the site is fairly level which is set within a wider 
landscape of dropping land levels from Glenhead Road in a 
southerly direction. The site is set lower than Glenhead Road. 
The site is screened to the north and north east by Nos 127 & 
135 Glenhead Road.   
 

8.29   The northern boundary is defined by a 3 metre hedge, the 
southern boundary is defined by a 1.2 metre ranch fence, the 
western boundary is defined by a 1 metre post and wire fence. 
The eastern boundary facing the shared lane is defined by 2 
agricultural gates and a 2 metre panel fence. The site is 
currently accessed from an existing shared lane. Fleeting 
public views of the site are from the north west. The proposal is 
not a prominent feature in the landscape and visually integrates 
into the local landscape. 
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8.30   An existing lane is being utilised so ancillary works are of a 
minor nature. The design of the building is modest and is in 
keeping with others in the area.  
 

8.31   The proposal integrates into the surrounding landscape 
because the site is fairly well screened from public view points 
and an existing lane is used.  The proposal complies with 
paragraph 6.70 of the SPPS and policy CTY13 of PPS 21.  
 
 
Rural Character  
 

8.32  CTY14 states that planning permission will be granted for a 
building in the countryside where it does not cause a 
detrimental change to or further erode a rural character of an 
area.  A new building will be unacceptable where:   
 
(a) it is unduly prominent in the landscape; or  
 
The proposal is not unduly prominent in the landscape as 
demonstrated above under section CTY 13 consideration.  The 
proposal complies with criteria ‘a’.  
 

8.33  (b) It results in a suburban style build-up of development when 
viewed with existing and approved buildings; or  
 
The proposal when viewed with the existing buildings 
cumulatively will not result in a build up of development 
detrimental to the rural character of this area. The proposal 
complies with criteria ‘b’.  
 

8.34  (c) It does not respect the traditional pattern of the settlement 
exhibited in that area; or  
 
The  proposed  plot size is under 0.1 ha which is a modest size 
which respects the traditional pattern of settlement exhibited in 
the area.   The proposal complies with criteria ‘c’.  
 

8.35  (d)  It creates or adds to a ribbon of development; or  
 
The proposal does not front onto Glenhead Road so does not 
share a frontage with other buildings that have a common 



PC260527                                                                                                                                           Page 14 of 29 
 

frontage on Glenhead Road. It does not create or add to a 
ribbon of development. The proposal complies with criteria ‘d’.  
 

8.36  (e)  The impact of ancillary works (with the exception of 
necessary visibility splays) would damage rural character.   
 
Ancillary works are minimal as an existing access is being 
utilised. The impact of ancillary works will not damage rural 
character. The proposal complies with criteria ‘e’.  
 

8.37   The proposal complies with criteria ‘a’ - ‘e’. It will not erode rural 
character of the area so is in compliance to policy CTY14 of 
PPS 21 and paragraph 6.70 of the SPPS. 
 
 
Access, Movement and Parking 
 

8.38   Policy AMP2 of PPS3 Access, Movement and Parking applies 
and states for access to public roads planning permission will 
only be granted for a development proposal involving direct 
access, or the intensification of the use of an existing access, 
into a public road where;  
- Such access will not prejudice road safety or significantly 
inconvenience the flow of traffic; and 
- The proposal does not conflict with policy AMP3 Access to 
Protected Routes. 
 
The applicant has submitted plans to demonstrate safe access 
to Glenhead Road. DFI Roads have been consulted and they 
confirmed they had no objection to the proposal.  Glenhead 
Road is not a protected route.  
 
 
Natural Heritage 
 

8.39   Paragraph 6.192 of the SPPS and PPS 2 Policy NH2 – Species 
Protected by Law and Policy NH5 – Habitats, Species or 
Features of Natural Importance are applicable.  The applicant 
has submitted a biodiversity checklist. The contents have been 
considered and the site inspection indicates no information that 
is contrary to its findings. NED and Shared Environmental 
Services have no objections on the basis that there is no 
livestock to be housed in the proposed shed.   
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8.40   On this basis the proposal complies with Paragraph 6.192 of 

the SPPS and policies NH 2 and NH 5 of PPS 2 in that it has 
been demonstrated that the proposal is not likely to harm any 
European protected species, Habitats, Species or Features of 
Natural Importance.  
 
 
Safeguarding residential and work environs 
 

8.41   Paragraph 4.12 of the SPPS is relevant. This paragraph relates 
to safeguarding residential and work environs. Other amenity 
considerations arising from development, that may have 
potential health and well-being implications, include design 
considerations, impacts relating to visual intrusion, general 
nuisance, loss of light and overshadowing. Adverse 
environmental impacts associated with development can also 
include sewerage, drainage, waste management and water 
quality. However, the above mentioned considerations are not 
exhaustive and planning authorities will be best placed to 
identify and consider, in consultation with stakeholders, all 
relevant environment and amenity considerations for their 
areas. 
 

8.42   The relevant issues in paragraph 4.12 have been mostly 
considered above. Other issues will now be considered. The 
shed is proposed as an agricultural store. There is no livestock 
to be kept in the shed. Storing of a tractor and trailer etc will not 
give rise to noise, smell or pollution. Environmental Health have 
raised no concerns.  
 

8.43   There is sufficient separation distance between the shed and 
other residential properties that there are no overshadow 
issues and no loss of privacy issues.  The proposal complies 
with paragraph 4.12 of the SPPS.  
 
 
Representations 
 

8.44   None received.  

 

9.0   CONCLUSION 
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      9.1  The proposal is considered unacceptable at this location having 
regard to the Northern Area Plan 2016 and other material 
considerations , the SPPS and Planning Policy Statements 2, 3 
and 21.  Consultee responses have been considered. The 
applicant has only recently (2024) started to farm the subject 
holding therefore it cannot be demonstrated that it has been 
active and established for the required 6 years. The proposal is 
contrary to Paragraph 6.73 of the Strategic Planning Policy 
Statement for Northern Ireland and CTY 1 & CTY 12 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. It has not been 
demonstrated that the proposal is necessary for the efficient 
use of the agricultural holding. 

9.2   As the proposal is contrary to the various planning policies it is 
considered unacceptable and refusal is recommended. 

 
     

10.0  Reasons for Refusal   

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

Planning Policy Statement for Northern Ireland and Policies 
CTY 1 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 Paragraph 6.73 of the Strategic 
Planning Policy Statement for Northern Ireland and CTY 12 of 
Planning Policy Statement 21, Sustainable Development in the 
Countryside in that it has not demonstrated that the proposed 
building is located on an active and established agricultural 
holding ; that the proposal is necessary for the efficient use of 
the agricultural holding. 
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              Site Location 

 

 

 

 

 

 

 

 

 

 

 

 



PC260527                                                                                                                                           Page 18 of 29 
 

 

 

               Site Layout, floor plan and elevations  
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   Appendix 1 

  Referral Request     
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Appendix 2 Planning appeals 

Appeal 1 
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Appeal 2 
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