Bord Board Order
Pleanala ABP-313473-22

Planning and Development Acts 2000 to 2022
Planning Authority: Donegal County Council

Planning Register Reference Number: 22/50222

Appeal by Cassandra Helm of Meadowvale House, Spring Hill, Ramelton,
County Donegal and by others against the decision made on the 7t" day of
April, 2022 by Donegal County Council to grant subject to conditions a
permission to Ramelton Georgian Society care of Dedalus Architecture of
Bath Terrace, Main Street, Moville, County Donegal in accordance with plans
and particulars lodged with the said Council.

Proposed Development: (1) Change of use of existing building facing Bridge
Street from most recent authorised use as a restaurant on lower ground floor
and ground floor with apartment over on first floor and second floor (roof
space) to use as community facility incorporating staff facilities, co-working
area and ancillary services to same, office accommodation, including office
space visitable by members of the public, storage space and all ancillary
works, (2) construction of two-storey building facing Shore Road to provide
exhibition space on ground floor and multi-purpose room on first floor and (c)
associated site works including platform lift, steps and landscaping between
the two buildings, all at House on the Brae, Bridge Street, Ramelton, County
Donegal (a Protected Structure).

ABP-313473-22 An Bord Pleanala Page 1 of 7 &{%



Decision

GRANT permission for the above proposed development in accordance
with the said plans and particulars based on the reasons and

considerations under and subject to the conditions set out below.

Reasons and Considerations

Having regard to the site’s location within an urban area, to the nature and
scale of the proposed development, to the nature of the change of use of the
existing building and the nature of the proposed use within the new building,
and to the relevant provisions of the Donegal County Development Plan 2018-
2024, it is considered that, subject to compliance with the conditions set out
below, the proposed development would allow for the appropriate use of a
Protected Structure, would not adversely impact on the character and setting
of the Protected Structure or of other built heritage assets in the area, would
not seriously injure the amenities of the area including property in the vicinity
and would constitute an acceptable form of development and use at this
location. The proposed development would, therefore, be in accordance with

the proper planning and sustainable development of the area.
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Conditions

1.  The proposed development shall be carried out in accordance with the
plans and particulars lodged with the application, except as may
otherwise be required in order to comply with the following conditions.
Where such conditions require details to be agreed with the planning
authority, the developer shall agree such details in writing with the
planning authority prior to commencement of development and the
proposed development shall be carried out and completed in accordance
with the agreed particulars.

Reason: In the interest of clarity.

2. Prior to commencement of development, the developer shall submit for
the written agreement of the planning authority proposals for
enclosure/screening of the platform lift and external stairwell, which shall

be adequate to prevent overlooking of neighbouring residential property.

Reason: In the interest of residential amenity.

3. Foul and surface water drainage arrangements shall comply with the
requirements of the planning authority for such works and services,
details of which shall be agreed in writing prior to commencement of

development.

Reason: In the interest of public heaith.

4.  Prior to the commencement of development, the developer shall enter
into water and wastewater connection agreements with Uisce Eireann.

Reason: In the interests of public health.
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5. Prior to commencement of development, the developer shall provide for

the following: -

(a) The appointment of a conservation architect or other suitably
qualified professional, who shall manage, monitor and implement
works on the site and ensure adequate protection of the historic
fabric during those works. Details of such appointment shall be

provided to the planning authority for written agreement.

{b) The submission of details of all finishes and of all existing original
features to be retained and reused where possible, including
interior and exterior fittings/features, joinery, fenestration,
plasterwork, features (cornices and ceiling mouldings), roofs,

staircases including balusters, handrail and skirting boards.

All repair/restoration works shall be carried out in accordance with best
conservation practice as detailed in the application and the
Architectural Heritage Protection Guidelines for Planning Authorities
issued by the Department of Arts, Heritage and the Gaeltacht in 2011.
The repair/restoration works shall retain the maximum amount possible
of surviving historic fabric in-situ including structural elements,
plasterwork and joinery and shall be designed to cause minimum
interference to the building structure and/or fabric.

Reason: To ensure that the integrity of the historic structures is
maintained and that the structures are protected from unnecessary

damage or loss of fabric.
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6.  All mitigation measures proposed in the Architectural Heritage Impact
Assessment report and all associated detail set out in the relevant
application drawings relating to the protected structure, as submitted
with the planning application, shall be implemented in full.

Reason: In order to ensure that the integrity of the protected structure is
maintained and that the structures are protected from unnecessary
damage or loss of fabric.

7. The construction of the proposed development shall be managed in
accordance with a Construction and Demolition Management Plan which
shall be submitted to, and agreed in writing with, the planning authority
prior to commencement of development. This plan shall provide details
of intended construction practice for the proposed development,
including noise management measures, details of construction traffic

and off-site disposal of construction/demolition waste.

Reason: In the interest of public safety and to protect the ecological
potential of the area.

8.  Site development and building works shall be carried out only between
the hours of 0800 to 1900 Mondays to Fridays, inclusive, between 0800
to 1400 hours on Saturdays and not at all on Sundays or public holidays.
Deviation from these times shali only be allowed in exceptional
circumstances where prior written approval has been received from the

planning authority.

Reason: In order to safeguard the residential amenities of property in
the vicinity.

9. Signage associated with the proposed development shall be in a form
agreed with the planning authority prior to commencement of use.

Reason: In the interest of orderly development.
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10.  The developer shall facilitate the archaeological appraisal of the site
and shall provide for the preservation, recording and protection of
archaeological materials or features which may exist within the site. In
this regard, the developer shall:

(@) notify the planning authority in writing at least four weeks prior to

the commencement of any site operations relating to the
proposed development, and

(b)  employ a suitably qualified archaeologist prior to

commencement of development. The archaeologist shall assess

the site and monitor all site development works. The

assessment shall address the following issues:

(i) the nature and location of archaeoclogical material on the

site, and

(i)  the impact of the proposed development on such

archaeological material.

A report, containing the results of the assessment, shall be submitted
to the planning authority and, arising from this assessment, the
developer shall agree in writing with the planning authority details
regarding any further archaeological requirements (including, if
necessary, archaeological excavation) prior to commencement of

construction works.

In default of agreement on any of these requirements, the matter shall
be referred to An Bord Pleanala for determination.
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Reason: In order to conserve the archaeological heritage of the area
and to secure the preservation (in-situ or by record) and protection of

any archaeological remains that may exist within the site.

X *—_\\
Chris McGarry )
Member of An Bord Pleanala
duly authorised to authenticate
the seal of the Board.

Dated this| day of 2023.

Ul
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