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Title of Report: Planning Committee Report – LA01/2024/0703/O 

Committee Report 
Submitted To: 

Planning Committee 

Date of Meeting: 25th March 2026 

For Decision or 

For Information 

For Decision – Referred Application by Cllr Leanne Peacock 

To be discussed In 
Committee   
YES/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  

 

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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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: 

 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

No:  LA01/2024/0703/O  Ward:  Dunloy 

App Type:  Outline 

Address: 56m South East of 223 Garryduff Road, Dunloy. 
 
Proposal:  Proposed site for a single storey dwelling with detached garage 

parking and access to Garryduff Road. Also the formation of a field 
access in conjunction with the site access. 

Con Area:  N/A     Valid Date:  17/06/2024 

Listed Building Grade: N/A  

Agent: Ivan McDonald. 15 Cloonavin Park, Coleraine. BT52 1RU 
 
Applicant: Phyllis Calderwood. 223 Garryduff Road, Dunloy. BT44 9EE 
 
Objections:  0   Petitions of Objection:  0 

Support: 0  Petitions of Support: 0 
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Executive Summary 

 Outline planning permission is being sought for an infill site to 

construct a dwelling and garage. 

 

 The site is located within the countryside being outside any defined 
settlement development limits and is not subject to any notable 
designations or zoning. 
 

 Consultation was undertaken with DFI Roads, NI Water, NIEA, and 
Environmental Health Department in relation to the proposal with 
no objections being raised. 
 

 The principal of development is considered unacceptable in terms 
of paragraph 6.73 of the SPPS 2nd Edition and Policy CTY 8 of 
PPS 21 in that the proposal does not represent a small gap site 
within a substantial and continuously built-up frontage at this 
location and would result in the addition to ribbon development. 
                               

 The application fails to comply with paragraph 6.70 of the SPPS 
and Policy CTY 13 of PPS 21 in that the proposal does not 
integrate with the surrounding landscape resulting in a prominent 
feature being created in the landscape. 
 

 The proposal also fails paragraphs 6.70 of the SPPS and Policy 
CTY 14 of PPS 2 in that the proposal would, add to an existing 
ribbon of development along Garryduff Road, fail to respect the 
existing pattern of development and would be unduly prominent in 
the landscape, resulting in a detrimental change to the rural 
character of the area. 
 

 No letters of support and no letters of objection have been received 
in relation to this application.  
 

 This application is recommended for Refusal.             
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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 
 

1.1 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 outline 
planning permission subject to the reasons set out in section 10. 
 

2 SITE LOCATION & DESCRIPTION 
 

2.1 The application site as delineated by the red line extends to 
approximately 0.5 hectares and comprises a roadside portion of a 
large agricultural field.  The eastern roadside boundary is defined by a 
2m well-established hedge with an agricultural access situated to the 
southern corner and a further entrance point located towards the 
northern corner.  The northern boundary is defined for approximately 
half its length by a recently constructed post and wire fence with the 
remainder defined by hedge and tree planting.  Both the western and 
southern boundaries are undefined and open to the surrounding 
agricultural land.  The topography of the plot and immediate 
surrounding area rises steadily in ground level from east to west. 
 

2.2 The site is located on the western side of Garryduff Road, in proximity 
to its junction with Galdanagh Road, and approximately 1.1 km north-
west of Dunloy village.  The surrounding area is rural in character, 
comprising of single residential dwellings, farm holdings, and 
agricultural land. 
  

2.3 As indicated by Map No 2 of the Northern Area Plan (NAP) the site is 
located outside any defined development limits and is therefore 
designated as being within the countryside. 
 

3 RELEVANT HISTORY 
 

3.1 LA01/2024/0702/O – 115m south-east of 223 Garryduff Road, 
Dunloy.   Proposed site for a single storey dwelling with detached 
garage parking and access to Garryduff Road.  Also, the formation of 
a field access in conjunction with the site access.   Current 
Application. 

https://planningregister.planningsystemni.gov.uk/simple-search
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4 THE APPLICATION 
 

4.1 This application seeks outline planning permission for an infill site to 
construct a dwelling and garage. 
 

5 PUBLICITY & CONSULTATIONS 
 

5.1 External 

Advertising: The application was advertised on 3rd July 2024. 

Neighbours: Neighbours were notified on 10th July 2024. 

No letters of support or objection were received in relation to this 
application.  

5.2 Internal 

DFI Roads:No objections. 

NI Water: No objections. 

Environmental Health: No objections. 

NIEA WMU: No objections. 

 

6 MATERIAL CONSIDERATIONS 
 

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

6.2 The development plan is: 

 -  The 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) 
Edition 2, 2025 is a material consideration.  As set out in the SPPS 2nd 
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edition, 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 RELEVANT POLICIES & GUIDANCE 
 
The Northern Area Plan 2016 
 
The Strategic Planning Policy Statement (SPPS) Edition 2 (2025) 

 
Planning Policy Statement 3 (PPS 3) – Access, Movement and 
Parking 
 

Planning Policy Statement 21 – Sustainable Development in the 
Countryside 
 
Building on Tradition: A Sustainable Design Guide for the Northern 
Ireland Countryside 
 
 

8 CONSIDERATIONS & ASSESSMENT 
 

8.1 The main considerations in the determination of this application relate 
to the principle of development, integration and rural character, access 
and Habitats Regulations Assessment. 
 
Principle of development  
 

8.2 The proposal must be considered having regard to the NAP 2016, 
SPPS 2nd edition, and PPS policy documents specified above. 
 

8.3 Paragraph 6.73 of the SPPS and Planning Policy Statement 21 - 
Sustainable development in the Countryside, Policy CTY 1 notes that 
there are a range of types of development which in principle are 
considered to be acceptable in the countryside and that will contribute 
to the aims of sustainable development. One such scenario is the 

https://wayback.archive-it.org/11112/20190702180439/https:/www.planningni.gov.uk/index/policy/development_plans/devplans_az/northern_2016.htm
https://www.infrastructure-ni.gov.uk/publications/strategic-planning-policy-statement
https://www.infrastructure-ni.gov.uk/publications/retained-planning-policy
https://www.infrastructure-ni.gov.uk/publications/retained-planning-policy
https://www.infrastructure-ni.gov.uk/publications/retained-planning-policy
https://www.infrastructure-ni.gov.uk/publications/retained-planning-policy
https://www.infrastructure-ni.gov.uk/publications/building-tradition-sustainable-design-guide-northern-ireland-countryside
https://www.infrastructure-ni.gov.uk/publications/building-tradition-sustainable-design-guide-northern-ireland-countryside
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development of a small gap site within an otherwise substantial and 
continuously built-up frontage in accordance with Policy CTY 8. 
 

8.4 Paragraph 6.73 of the SPPS and Policy CTY 8 of PPS 21 state that 
planning permission will be refused where a proposal creates or adds 
to ribbon development. An exception may be permitted for a small gap 
site capable of accommodating no more than two dwellings within an 
otherwise substantial and continuously built-up frontage, where the 
proposal respects the established pattern of development in terms of 
size, scale, siting and plot dimensions and meets all other planning 
and environmental requirements. For policy purposes, a substantial 
and built-up frontage is defined as a line of three or more buildings 
along a road frontage with no back-land development. 
 

8.5 The site comprises approximately half of the uninterrupted roadside 
frontage of a larger agricultural field and is situated adjacent to an 
existing detached dwelling, no. 223 Garryduff Road.  The remaining 
roadside section of the host field adjoins the southern side and is the 
subject of a similar infill proposal under LA01/2024/0702/O followed by 
four semi-detached roadside dwellings addressed as 231, 233, 235 
and 237 Garryduff Road. 
 

8.6 Two dwellings at no. 217 Garryduff Road and no. 74 Galdanagh 
Road, along with an approved site, lie to the north of no. 223. 
However, this frontage is less clearly defined as no. 223 sits well back 
from the road and its access lane is the only element adjoining 
Garryduff Road. Consequently, No. 223 cannot be regarded as having 
an established roadside frontage. Although a small paddock has more 
recently been created to the front of the property by the erection of a 
new post and wire fence this does not form part of the residential 
curtilage of No. 223. The adjacent approved site under 
LA01/2022/1195/O also cannot contribute to a continuous built‑up 
frontage as it remains undeveloped. 

 
8.7 Notwithstanding this, the gap between buildings must be small enough 

to accommodate a maximum of two dwellings while respecting the 
established pattern of development and read as part of an existing, 
continuous built‑up frontage. The site itself scales approximately 70 
metres in overall width with a separate agricultural access being 
proposed along the southern boundary to allow access to the land at 
the rear.  To the north, no. 217 features a plot width of 29m while no. 
74 Galdanagh Road has a frontage of 25.2m, while to the south the 
existing dwellings no’s. 237 to 231 have plot widths of 18.1m, 17.9m, 
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22m and 22.6m respectively, resulting in an overall average of 22.4 
metres.  

 
8.8 The proposed site therefore significantly exceeds the typical plot 

widths that define the existing development pattern and is 
approximately two and a half times wider than the average plot width 
within the frontage. The proposal is also heavily reliant on the 
associated site to the north (LA01/2024/0702/O) being acceptable 
under Policy CTY 8, resulting in a combined roadside frontage of 
approximately 122 metres. However, given the scale of the frontage 
involved and the need for both sites to work collectively to achieve a 
perceived gap, the arrangement does not fulfil the policy requirement 
for a small gap only capable of accommodating one or two dwellings 
within a substantial and continuously built-up frontage.  
 

8.9 Paragraph 5.34 of PPS 21 confirms that the gap must be assessed 
from building to building.  The gap in this case is defined by the 
established roadside frontage buildings at nos. 217 and 231 Garryduff 
Road, which are separated by approximately 222 metres. Based on 
the prevailing average plot width along this section of the road, up to 
ten dwellings could theoretically be accommodated within this gap. 
Even if the approved but undeveloped site (31m) was considered as 
part of the built-up frontage, the overall gap would still be in excess of 
180m and capable of accommodating 8 dwellings and could not 
reasonably be regarded as small, nor does the application site reflect 
the established pattern of development in terms of scale or plot size. 
As such, the proposal fails to meet paragraph 6.73 of the SPPS and 
Policy CTY 8 in that the proposal does not represent a small gap site 
within a substantial and continuously built‑up frontage and fails to 
respect the existing development pattern along the frontage.   

 
8.10 This application is directly comparable to Planning Application 

LA01/2023/0692/O (Haw Rd, Bushmills) which, was refused planning 
permission by the Council and subsequently dismissed on appeal 
(2025/A0044 - Appendix 1), due to the gap being able to 
accommodate more than two dwellings when respecting the average 
plot size, and the proposal  not respecting the established pattern of 
development along the established frontage. 
 

8.11 Furthermore, at this scale, the separation is large enough for the land 
to read as a vital visual break as part of the wider open countryside 
rather than as a definable gap between established buildings. The 
roadside strip of undeveloped land between nos. 217 and 231 extends 
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for over 200 metres. This substantial area of agricultural land provides 
an important break in the built form and contributes to the openness 
and rural character of this stretch of Garryduff Road. It is this type of 
visual and spatial relief that Policy CTY 8 seeks to retain, ensuring 
that new development does not erode the established pattern of 
dispersed frontage or create an extended run of roadside buildings.   

 
8.12 The infilling of the gap between the dwelling at no. 217 and the 

dwelling at no. 231 Garryduff Road would remove an important visual 
break that provides relief within the roadside streetscape and 
contributes to the rural character of the area. Its loss would extend 
development along this stretch of Garryduff Road and result in the 
addition to ribbon development, further eroding the rural character. 
Therefore, the proposal fails Paragraph 6.70 of the SPPS and Policy 
CTY 8 of PPS 21. 

 
8.13 Additionally, as there are no overriding reasons why the development 

is essential and could not be located in a settlement and the 
application fails paragraph 6.73 of the SPPS and Policy CTY 1 of PPS 
21.   

 
Integration and rural character 
 

8.14 Policy CTY 13 of PPS 21 states that planning permission will be 
granted for a building in the countryside where all criteria is met and 
where it can be visually integrated into the surrounding landscape and 
is of an appropriate design. In addition, this Policy covers ancillary 
works associated with the property which must also integrate with their 
surroundings 
 

8.15 As this is an outline application, no detailed design information has 
been submitted in relation to the proposed dwelling, garage and 
ancillary works, however aside from the mature roadside hedge, the 
site lacks long established natural boundaries and would be reliant on 
new landscaping to provide enclosure and integration. Given the local 
topography, a new dwelling following the existing two-storey pattern of 
development would likely appear prominent and visually intrusive 
within the landscape. Development of the site would extend and 
consolidate the existing ribbon of roadside buildings at this location. In 
the absence of mature features capable of integrating a new dwelling 
into the landscape, the proposal fails to demonstrate that it would 
achieve satisfactory integration. Accordingly, it is contrary to 
Paragraph 6.70 of the SPPS and Policy CTY 13 of PPS 21. 
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8.16 Policy CTY 14 of PPS 21 sets out that Planning permission will be 

granted for a building in the countryside where it complies with all 
criteria and does not cause a detrimental change to, or further erode 
the rural character of an area. This Policy also relates to the impact of 
ancillary works (except for necessary visibility splays) which again 
should not damage rural character. 
 

8.17 As outlined above at paragraphs 8.3 - 8.12, the proposal does not 
constitute the infilling of a small gap. The application site is 
substantially larger in frontage width and overall site area than the 
surrounding plots that define the existing built-up frontage. As a result, 
it fails to respect the traditional pattern of development in this locality. 
Accordingly, the proposal is contrary to criterion (c) of Policy CTY 14. 
 

8.18 As outlined above at paragraph 8.11 the infilling of the gap between 
the dwelling at no. 217 and the dwelling at no. 231 Garryduff Road 
would remove an important visual break within the streetscape, 
extending development along this stretch of Garryduff Road and result 
in the addition to ribbon development. Therefore, the proposal fails 
Paragraph 6.70 of the SPPS and Policy CTY 14 of PPS 21. 
 
Access 

 

8.19 Policy AMP 2 of PPS3 sets out that planning permission will only be 
granted for a development proposal involving direct access, or the 
intensification of the use of an existing access, onto a public road 
where road safety will not be prejudiced or the flow of traffic 
significantly inconvenienced and where the proposal does not conflict 
with Policy AMP 3 Access to Protected Routes. 
 

8.20 The proposed access would adjoin the existing agricultural entrance 
serving the field, although the precise access arrangements have not 
been finalised as this is an outline application. DfI Roads was 
consulted and has no objection in principle, subject to condition. The 
proposal complies with Policy AMP 2 of PPS3. 
 
Habitats Regulation Assessment 
 

8.21 The potential impact this proposal on Special Areas of Conservation, 
Special Protection Areas and Ramsar sites has been assessed in 
accordance with the requirements of Regulation 43 (1) of the 
Conservation (Natural Habitats, etc) Regulations (Northern Ireland) 
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1995 (as amended). The Proposal would not be likely to have a 
significant effect on the Features, conservation objectives or status of 
any of these sites. 

 

9 CONCLUSION 
 

9.1 The proposal fails to comply with the relevant planning policies. The 
application site forms part of a gap that is capable of accommodating 
considerably more than two dwellings of a size comparable to the 
surrounding pattern of development and therefore does not constitute 
a “small gap site” within a substantial and continuously built-up 
frontage. The development would fail to respect the established 
pattern of development and would contribute to ribbon development 
along Garryduff Road. The site lacks sufficient existing enclosure to 
enable satisfactory integration. The proposal does not fall within any of 
the permissible forms of development in the countryside, and no 
overriding reasons have been advanced to justify a dwelling at this 
location. The application is contrary to Paragraphs 6.70 and 6.73 of 
the SPPS 2nd edition and Policies CTY 1, CTY 8, CTY 13 and CTY 14 
of PPS 21. Refusal is recommended. 

 
 
 

10 Reasons for Refusal 
 
1. The proposal is contrary to paragraph 6.73 of the SPPS and Policy 

CTY 1 of PPS 21: Sustainable Development in the Countryside in 
that there are no overriding reasons why the development is 
essential in this location and could not be located within a 
settlement. 
 

2. The proposal is contrary to paragraph 6.73 of the SPPS and Policy 
CTY 8 of PPS 21: Sustainable Development in the Countryside in 
that the proposal does not represent a small gap site within a 
substantial and continuously built-up frontage at this location, the 
proposal would, if permitted, result in the addition to ribbon 
development along Garryduff Road and would fail to respect the 
existing pattern of development along the frontage.   
 

3. The proposal is contrary to paragraph 6.70 of the SPPS and Policy 
CTY 13 of PPS 21: Sustainable Development in the Countryside in 
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that the site is unable to provide a suitable degree of enclosure for 
the building to integrate into the landscape; it relies primarily on the 
use of new landscaping for integration and would be a prominent 
feature in the landscape. 
 

4. The proposal is contrary to paragraph 6.70 of the SPPS and Policy 
CTY 14 of PPS 21: Sustainable Development in the Countryside in 
that the proposal would, if permitted, appear unduly prominent in 
the landscape; does not respect the traditional pattern of 
settlement exhibited in the area; and would add to ribbon of 
development along Garryduff Road. 
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Site location Map 
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Referral Request 

 

A chara, 

I request that the below application is referred to the planning committee for decision for the 
planning reasons outlined. 

Le meas, 

Leanne 

LA01/2024/0702/O 

1. The proposal is contrary to paragraphs 6.73 of the SPPS and Policy CTY 1 of PPS 21: Sustainable 
Development in the Countryside in that there are no overriding reasons why the development is 
essential in this location and could not be located within a settlement. 

See notes below 

2. The proposal is contrary to paragraphs 6.73 of the SPPS and Policy CTY 8 of PPS 21: Sustainable 
Development in the Countryside in that there is no substantial and continuously built-up frontage at 
this location and the proposal would, if permitted, result in the creation of ribbon development 
along Garryduff Road. 

It is contended that there is a substantial and continuously built-up frontage at the location. This is 
formed by No 223 and 231 to 237 Garryduff Road. For No 223 there was an undefined boundary, 
shown in red on the Location Map. The area between the red line and the driveway to No 223 was 
part of the garden of the dwelling. Due to advancing age the maintenance of the front garden 
became too much for the owners and it was left to be cut along with the field beside. A fence has 
since been re-erected in this position. To reinforce this, it can be seen that maintenance of the grass 
verge to Garryduff Road, as an extension of the undefined boundary, has been carried out at the 
behest of the owners over the years, not by general Highway Maintenance. Between No 223 and No 
217 Garryduff Road there is a recently approved site for a dwelling (LA01/2022/1195/O) with its 
access coupled with, and running across, the frontage of No 223. 

3. The proposal is contrary to paragraphs 6.70 and 6.73 of the SPPS and Policy CTY 13 of PPS 21: 
Sustainable Development in the Countryside in that the proposal does not integrate with the 
surrounding landscape, fails to blend with the landform, resulting in a prominent feature being 
created in the landscape. The frontage with Garryduff Road is formed by a tall, mature hedge line. 
This would be maintained and reinforced with new planting of a similar variety. The proposal would 
be for a single storey dwelling set on the lower portion of the lands closer to the main road than No 
223. This would 

2. allow the dwelling to blend with the landform, benefitting from the existing established backdrop 
of the rising field level and mature vegetation to the west. This is noted in the DMO Report 
connected with LA01/2022/1195/O. “The topography of the site and surrounding area rises from the 
southeast towards the northwest, and beyond the site which will act as a backdrop for a modest 
dwelling” and “the existing vegetation will be conditioned to be retained”. 
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Appendix 1 – Appeal 2025/A0044 
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