4 Coimisitin Commission Order
Z N/ | Pleandla PL-500603-LH-26

Planning and Development Acts 2000, as amended
Planning Authority: Louth County Council

Planning Register Reference Number: 2560218

Appeal by Mary Nugent against the decision made on the 8" day of
December 2025 by Louth County Council to refuse permission for the

proposed development.

Proposed Development: The proposed development is for a mixed-use
development comprising residential and commercial uses that also includes
modifications to and the change of use of the existing dwellinghouse a
Protected Structure from residential to office uses (Class 2 and 3) in addition
to modifications to, and partial demolition of, stone outbuildings to the side
(east) and rear (north) to provide one number retail unit and one number
café. The proposed residential element consists of 94 number dwellings in the
form of houses, duplex units and apartments of which 86 are houses/duplex
dwellings and eight are apartments. Houses and duplex dwellings are
accommodated in buildings two and a half to three storey in height with a
limited number encompassing terraces at first and second floor level. The
eight number apartments are accommodated in a stand-alone building
fronting the Ardee Road (R170) to the west of the proposed access. The
apartment building is two storeys in height with a three-storey setback and
with balconies proposed at upper floor levels. Works to the existing two storey
house Record Protected Structure Reference Number LHS 018-023 will

consist of the demolition of single storey elements to the side (east) and rear
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(north) as well as internal modifications comprising the removal of limited
sections of external and internal walls at ground and first floor level and
conservation and repair works to surviving historic fabric. It is also proposed to
lower sections of the external side boundary wall to the front garden. All
conservation works proposed will be undertaken by skilled, experienced
contractors under the supervision of a Grade 1 Conservation Architect.

The change of use of all remaining floor space within the dwellinghouse to
office use (Class 2 and 3) is sought. It is proposed to modify, conserve and
bring back into use the associated derelict stone outbuildings to provide one
number retail unit and one number café wrapped around an external
courtyard, with access to the courtyard provided off Ardee Road (R170). The
modification works to the outbuildings, which are excluded from protection,
include the demolition of a single store section to the rear and the removal of
sections of external walls to provide new window and door openings, including
openings onto the Ardee Road. The change of use of these buildings from
agricultural to retail and café use is also sought. Vehicular access to the
development will be provided via a new access off Ardee Road (R170) to the
west of the Protected Structure and will involve the removal of a section of the
existing boundary wall. New pedestrian access is also proposed to the east of
the Protected Structure via a new courtyard area. It is also proposed to
provide a new pedestrian / cyclist access to the adjoining Ravel Grange
housing development to the west. The proposed development also provides
for the provision of a future pedestrian / cyclist link to adjoining lands to the
east. The proposed development also provides for car parking, cycle parking,
public open space, landscape and boundary treatments, one number ESB
sub-station, EV charging points, public lighting, surface water attenuation and
the re-routing of a section of the existing foul sewer, in addition to all
associated site development works. Permission for development on this site at
Ardee Road (R170), Ravel, Dunleer, County Louth. Part of proposed
development site includes a vacant two storey dwellinghouse with frontage
onto Ardee Road (R170) and a complex of derelict stone outbuildings and
disused agricultural structures to the side (east) and rear (north) of this

dwellinghouse. The house is identified on the Record of Protected Structures
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under Record Protected Structure Reference Number LHS 018-023. The
protected status is extended to the house and front boundary railings only and

specifically excludes the outbuildings.

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 following:

(a)

(b)

(c)

(d)

(e)

()

(9)

The location of the site on lands zoned for A2 — ‘Residential”’ within
the Louth County Development Plan 2021-2027.

Sustainable Residential Development and Compact Settlements
Guidelines for Planning Authorities (2024).

Design Standards for Apartment Guidelines (2025).

The nature, scale and design of the proposed development

comprising an amendment to a permitted development on the site.

The existing pattern of development in the area.

The availability of a wide range of physical, social and community,

infrastructure and services in the area.

The proximity of the site to transportation modes.
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It is considered that, subject to compliance with the conditions set out below,
the proposed development would not have a detrimental impact on traffic in
the local area. The sightlines provided from the proposed access are
incompliance with Design Manual for Urban Roads and Streets (DMURS)
standards as set out under Section 13.16.17 of the Louth County
Development Plan 2021 — 2027 and the necessity to provide a vehicular
access to the adjoining development is not required or justified based on the
Traffic and Transport Assessment provided and Road Safety Audit. It is
further considered that the reuse of the Protected Structure Record Protected
Structure LHS 018-023 for use as a Childcare facility aligns with policy
objective SC 35 of the Louth County Development Pian 2021 to 2027 to
support the provision of childcare facilities in appropriate and sustainable
locations. The proposal as set out constitutes an acceptable scale and density
of development in this urban location, would not seriously injure the residential
or visual amenities of the area or properties in the vicinity, would be
acceptable in terms of layout, urban design, and would be acceptable in terms
of pedestrian safety and convenience, and would not be detrimental to
conservation objectives of an European Sites or to the quality of receiving
waters. The proposed development would, therefore, be in accordance with

the proper planning and sustainable development of the area.
Conditions

1.  The development shall be carried out and completed in accordance with
the plans and particulars lodged with the application, as amended by the
further plans and particulars received by the planning authority on the
14" day of November 2025 and received by An Coimisitin Pleanala on
the 12" day of January 2026, 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

-
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commencement of development and the development shall be carried
out and completed in accordance with the agreed particulars.

Reason: In the interest of clarity.

(a) Details of all works to, and boundary treatment of, the Protected
Structure to provide the creche facility, outlined as indicative in the
plans and particulars submitted on 12t day of January 2026, shall
be submitted to, and agreed in writing with the planning authority

prior to the commencement of development.

(b) Not more than 75% of residential units shall be made available for
occupation before completion of the childcare facility uniess the
developer can demonstrate to the written satisfaction of the

planning authority that a childcare facility is not needed at this time.

Reasons: To ensure that childcare facilities are provided in association

with residential units, in the interest of residential amenity.

Details of the materials, colours and textures of all the external finishes
to the proposed dwellings including the height and layout of screen walls
shall be submitted to, and agreed in writing with the planning authority
prior to commencement of development. Screen walls for elevated
gardens associated with units D1-01 to D1-06 shall be a minimum of 1.8

metres.

Reason: In the interest of residential and visual amenity and the privacy

of adjacent dwellings to the rear.
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6.

All service cables associated with the proposed development (such as

electrical, telecommunications and communal television) shall be located
underground. Ducting shall be provided by the developer to facilitate the

provision of broadband infrastructure within the proposed development.

Reason: In the interests of visual and residential amenity.

(a) The internal road network serving the proposed development,

(b)

including turning bays, junction internally and with the public road,
parking areas, access road to service areas, footpaths and kerbs,
shall comply with the detailed construction standards of the
planning authority for such works and the design standards outlined
in Design Manual for Urban Roads and Streets (DMURS).

Footpaths shall be dished at road junctions in accordance with the
requirements of the planning authority. Details of all locations and
materials to be used shall be submitted to, and agreed in writing
with the planning authority prior to the commencement of

development.

Reason: In the interest of amenity and of traffic and pedestrian safety.

(a) The car parking facilities hereby permitted shall be reserved solely

(b)

to serve the proposed development. All car parking spaces shall be
assigned permanently for the residential development, childcare
provision and retail provision. Carparking shall be reserved solely

for that purpose. The residential spaces shall not be utilised for any
other purpose.

Prior to the occupation of the development, a Parking Management
Plan shall be prepared for the development and shall be submitted
to and agreed in writing with the planning authority.
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Reason: To ensure that adequate parking facilities are permanently
available to serve the proposed residential units and the remaining
development.

All the communal parking areas serving the residential units shall be
provided with functional electric vehicle charging points, and all of the in-
curtilage car parking spaces serving residential units shall be provided
with electric connections to the exterior of the houses to allow for the
provision of future electric vehicle charging points. Details of how it is
proposed to comply with these requirements shall be submitted to, and
agreed in writing with, the planning authority prior to commencement of

development.

Reason: In the interest of sustainable transportation.

Drainage arrangements including the attenuation and disposal of surface

water shall comply with the requirements of the planning authority for

such works and services.

Reason: |n the interest of public health and surface water management.

(a) The developer shall enter into water and wastewater connections
and diversion agreement(s) with Uisce Eireann, prior to

commencement of development.

Reason: In the interest of public health.
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10. The site shall be landscaped (and earthworks carried out) in accordance
with the detailed comprehensive scheme of landscaping, which
accompanied the application submitted, unless otherwise agreed in
writing with, the planning authority prior to commencement of
development.

Reason: In the interest of residential and visual amenity.

11. The management and maintenance of the proposed development
following its completion shall be the responsibility of a legally constituted
management company, or by the local authority in the event of the
development being taken in charge. Detailed proposals in this regard
shall be submitted to, and agreed in writing with, the planning authority
prior to commencement of development.

Reason: To ensure the satisfactory completion and maintenance of this
development

12. Construction and demolition waste shall be managed in accordance with
a construction waste 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 be prepared in
accordance with the “Best Practice Guidelines on the Preparation of
Waste Management Plans for Construction and Demolition Projects”,
published by the Department of the Environment, Heritage and Local
Government in July 2006. The plan shall include details of waste to be
generated during site clearance and construction phases, and details of
the methods and locations to be employed for the prevention,
minimisation, recovery and disposal of this material in accordance with
the provision of the Waste Management Plan for the Region in which the

site is situated.

Reason: In the interest of sustainable waste management.
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13. The construction of the development shall be managed in accordance
with a Construction Environmental 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 development with measures to
reflect mitigation described in the submitted draft Construction
Environmental Management Plan, Ecological Impact Assessment and

Tree Survey, in addition to the following:

(@) Location of the site and materials compound(s) including area(s)

identified for the storage of construction refuse.

(b) Location of access points to the site for any construction related
activity.

(c) Location of areas for construction site offices and staff facilities.
(d) Details of site security fencing and hoardings.

(e) Details of on-site car parking facilities for site workers during

construction.

(f)  Details of the timing and routing of construction traffic to and from
the construction site and associated directional signage, to include

proposals to facilitate the delivery of abnormal loads to the site.

(g) Measures to obviate queuing of construction traffic on the

adjoining road network.

(h) Measures to prevent the spillage or deposit of clay, rubble or other

debris on the public road network and for the cleaning of the same.
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(i) Alternative arrangements to be put in place for pedestrians and
vehicles in the case of the closure of any public road or footpath

during site development works.

() Details of appropriate mitigation measures for noise, dust and
vibration, and monitoring of such levels.

(k) Containment of all construction-related fuel and oil within specially
constructed bunds to ensure that fuel spillages are fully contained.
Such bunds shall be roofed to exclude rainwater.

() Off-site disposal of construction/demolition waste and details of

how it is proposed to manage excavated soil.

(m) Means to ensure that surface water run-off is controlled such that
no silt or other pollutants enter local surface water sewers or

drains.

(n) A record of daily checks that the works are being undertaken in
accordance with the Construction Management Plan shall be kept

for inspection by the planning authority.
Reason: In the interest of amenities, public health and safety.

14. Site development and building works shall be carried out only between
the hours of 0700 to 1900 Mondays to Saturdays inclusive, and not at all
on Sundays and public holidays. Deviation from these times will 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.
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15.

16.

Prior to commencement of development, the applicant or other person
with an interest in the land to which the application relates shall enter
into an agreement in writing with the planning authority in relation to the
provision of housing in accordance with the requirements of section
94(4) and section 96(2) and (3) (Part V) of the Planning and
Development Act 2000, as amended, unless an exemption certificate
shall have been applied for and been granted under section 97 of the
Act, as amended. Where such an agreement is not reached within eight
weeks from the date of this order, the matter in dispute (other than a
matter to which section 96(7) applies) may be referred by the planning
authority or any other prospective party to the agreement to An

Coimisilin Pleanala for determination.

Reason: To comply with the requirements of Part V of the Planning and
Act 2000, as amended, and of the housing strategy in the development
plan of the area.

(a) Prior to the commencement of the development as permitted, the
applicant or any person with an interest in the land shall enter into
an agreement with the planning authority (such agreement must
specify the number and location of each house or duplex unit),
pursuant to Section 47 of the Planning and Development Act 2000,
that restricts all relevant residential units permitted, to first
occupation by individual purchasers i.e. those not being a corporate
entity, and/or by those eligible for the occupation of social and/or
affordable housing, including cost rental housing.

(b) An agreement pursuant to Section 47 shall be applicable for the
period of duration of the planning permission, except where after
not less than two years from the date of completion of each
specified housing unit, it is demonstrated to the satisfaction of the
planning authority that it has not been possible to transact each of

the residential units for use by individual purchasers and/or to those
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17.

eligible for the occupation of social and/or affordable housing,

including cost rental housing.

(c) The determination of the planning authority as required in (b) shall
be subject to receipt by the planning and housing authority of
satisfactory documentary evidence from the applicant or any
person with an interest in the land regarding the sales and
marketing of the specified housing units, in which case the planning
authority shall confirm in writing to the applicant or any person with
an interest in the land that the Section 47 agreement has been
terminated and that the requirement of this planning condition has

*  been discharged in respect of each specified housing unit.

Reason: To restrict new housing development to use by persons of a
particular class or description in order to ensure an adequate choice and

supply of housing, including affordable housing, in the common good.

Prior to commencement of development, the developer shall lodge with
the planning authority a cash deposit, a bond of an insurance company,
or other security to secure the provision and satisfactory completion and
maintenance until taken in charge by the local authority of roads,
footpaths, watermains, drains, public open space and other services
required in connection with the development, coupled with an agreement
empowering the local authority to apply such security or part thereof to
the satisfactory completion or maintenance of any part of the
development. The form and amount of the security shall be as agree
between the planning authority and the developer or, in default of

agreement, shall be referred to An Coimisitin Pleanala for determination.

Reason: To ensure the satisfactory completion and maintenance of the
development until taken in charge.
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18. The developer shall pay to the planning authority a financial contribution
in respect of public infrastructure and facilities benefiting development in
the area of the planning authority that is provided or intended to be
provided by or on behalf of the authority in accordance with the terms of
thé Development Contribution Scheme made under section 48 of the
Planning and Development Act 2000, as amended. The contribution
shall be paid prior to commencement of development or in such phased
payments as the planning authority may facilitate and shall be subject to
any applicable indexation provisions of the Scheme at the time of
payment. Details of the application of the terms of the Scheme shall be
agreed between the planning authority and the developer or, in default of
such agreement, the matter shall be referred to An Coimisiin Pleanala

to determine the proper application of the terms of the Scheme.

Reason: |t is a requirement of the Planning and Development Act 2000,
as amended, that a condition requiring a contribution in accordance with
the Development Contribution Scheme made under section 48 of the Act
be applied to the permission.
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the seal of the Commission.

Dated this (5 “day of Mag 2026
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