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1

Introduction
This planning report provides a summary of the relevant planning context and the main development
features of the proposed revisions to a permitted Part 8 development at Louth County Council Civic
Offices at Fair Street, Drogheda, Co. Louth.
The new civic offices were permitted under a 2018 Part 8 Application granted by Louth County Council
(Ref No. 18/727). This Planning Report provides the reader with an overall understanding of the scope of
the current scheme within the planning framework associated with the subject site.
Further design details in the form of drawings and supplementary reports accompany this Part 8 Revisions
Application and should be reviewed as appropriate for full details on proposals.

Figure 1 - Visual of the Permitted Civic Offices
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Site Location and Context
The site - the subject of this Part 8 revisions planning application - is located at Fair Street, Drogheda, Co.
Louth.
The site is generally bounded by Fair Street to the south; Bolton Street to the west; Bolton Square (a car
park) and residential properties to the north; St. Marks residential properties and other commercial
buildings to the east.

Figure 2 - Site Location

Figure 3 - Site Aerial
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The overall site has significant frontage onto Fair Street and Bolton Street in particular and consists a
number of buildings of varying heights and design.
There is existing vehicular access to the site at 5 points:
•

Access points at Fair Street to a small car park.

•

1 access point at Bolton Street

•

1 access point from Bolton Square

•

1 access point at Green Lanes

The site contains 3 Protected Structures as follows:
•

No. 52-53 Fair Street (Main Council Offices) - Ref. DB-069A & NIAH Ref. 13618043

•

No. 54 Fair Street (Council Chamber and offices) - Ref. DB-069b & NIAH Ref. 13618044

•

No. 55-56 Fair Street (Community Services) - Ref. DB 82 & NIAH Ref. 13618045

•

The Former Sisters of Charity House. Part of Protected Structure Ref DB -086 (NIAH Ref
13618046).

We note at this point that matters of conservation are considered under separate cover in a report by
Alastair Coey Architects.
The site also contains the single storey “Valhalla” building at the rear of No. 55-56 Fair Street. A staff car
park is located in the courtyard at the rear of no. 52-53.
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Planning Context
This section of the report outlines the principle planning policies that have been considered by Louth
County Council in bringing forward the development the Civic Offices site.
3 Key documents were considered as follows:
•

Drogheda Borough Development Plan 2011-2017 (extended)

•

Urban Design Framework Plan for the Heritage Quarter, Drogheda (May 2013)

•

Louth County Council Development Plan 2015-2021

The key provisions of these documents as they relate to the site are outlined further below.

3.1

Drogheda Borough Development Plan 2011-2017 (extended)
The Drogheda Borough Development Plan 2011-2017 (extended) is the relevant statutory and local
planning context for the subject site.

Zoning
The site has two designated zonings as outlined below.

Figure 4 - Extract from the Zoning Map - Drogheda Borough Development Plan 2011-2017 (extended)
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The majority of the site is zoned ‘Town centre’, which has a stated zoning objective ‘To protect and
enhance the special physical and social character of the existing town centre and to provide for new
and improved town centre facilities and uses.’
A portion of the site along Green Lanes to the north is zoned ‘Residential Existing’, which has a stated
objective ‘To protect and enhance the amenity of developed residential communities’. The extent of the
relevant site zoning is identified below:
The revisions application, namely the introduction of an ESB sub-station is located within the Town
Centre zoning and is acceptable in principle.
Character Areas
The site subject of this application is identified as the Heritage Quarter Area. The objectives for this area
are as follows:
•

Emphasise Drogheda’s Heritage Quarter by requiring new built development to recognise the circuit
of the town walls.

•

Consolidate the traditional role of the town core in economic, residential, social and cultural spheres
and progressively develop the economic potential of the town core through physical regeneration
of the public realm, development of retail and appropriate commercial enterprise, enhancement of
tourist attractions and facilitation of artistic and cultural activities.

The permitted development was considered appropriate at this location and the Part 8 application was
granted on that basis. The revisions, comprising the introduction of an ESB substation and LV switch
room, do not have a significant or material impact on the main findings, or objectives of the wider
development previously permitted by the Council.
Opportunity Sites
Fair Street is identified as Opportunity Site 5 within the Drogheda Borough Development Plan.

Figure 5 - Civic Offices identified as Opportunity Site 5
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The following policies are considered relevant in this regard:
Policy ED4 sets out the following:
“Encourage and Facilitate sustainable development of the identified Opportunity Sites in order to
generate economic activity and renewal.”
Policy TC5 also sets out the following:
“Promote and facilitate the development of key Opportunity Sites within the Town Centre”.
The permitted development was considered to align with the above policies and the proposal for
revisions to include an ESB substation and LV switch room supports this.
Built Heritage
The wider site is located within Architectural Conservation Area 4, is adjacent to Conservation Area 1 and
contains 4 Protected Structures. In considering this, the following overarching strategic objective has
been considered by Louth County Council in bringing forward this site for development:
Strategic Objective 8:
“Protect and enhance the natural and built environment as an inherent part of the heritage of the
Drogheda Borough Council Plan area.”
We note at this point that matters of conservation are addressed under separate cover in a report
prepared by Alastair Coey Architects Ltd and should be consulted for matters of built heritage.

Architectural Conservation Areas
As set out above, the application site is located within Architectural Conservation Area 4 and is also
located adjacent to an Architectural Conservation Area 1 to the north.
The extent of the site as it relates to Conservation Area 4 is outlined below.
Notably, there is a portion of the application site outside of the ACA, which relates to a rear entrance from
Green Lanes to serve a rear car park area. Generally, all 3 Protected Structures are located within the ACA
and are the focus for consideration in terms or architectural and built heritage.
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Figure 6 - Site Location within Architectural Conservation Area 4

The following policies are considered relevant to the site in this case:
“Policy CH 10 - Encourage the appropriate reuse, renovation and rehabilitation of older buildings
which are not protected but have some architectural, historic or heritage merit. To protect and
maintain the existing grain of the town centre plots.”
With regard to Architectural Conservation Areas, the following policies are identified:
“Policy CH 12 -“Preservation of the designated Architectural Conservation Areas listed in Volume 2
and require that new development within such areas is sensitively designed so as not to detract from
the character of the areas.”
The permitted development was carefully designed to ensure the appropriate reuse, renovation and
rehabilitation of key properties at Fair Street. The amendments to the permitted Part 8 do not materially
impact on this.
Protected Structures
The site contains 4 Protected Structures as follows:
•

No. 52-53 Fair Street (Main Council Offices) - Ref. DB-069A & NIAH Ref. 13618043

•

No. 54 Fair Street (Council Chamber and offices) - Ref. DB-069b & NIAH Ref. 13618044

•

No. 55-56 Fair Street (Community Services) - Ref. DB82 & NIAH Ref. 13618045
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•

The Former Sisters of Charity House. Part of Protected Structure Ref DB -086 (NIAH Ref
13618046).

The following policies have been considered by Louth County Council in relation to the proposal:
“Policy CH 11 - Protect and safeguard structures within Drogheda Borough which are of special
architectural, historical, archaeological, artistic, cultural, scientific, social or technical interest and
which are included in the Record of Protected Structures contained within Volume 2 of this Plan.”
Archaeology
The subject site is located within a zone considered to be of archaeological potential. We note the
following policy of the Plan in this regard:
“Policy CH9 - Safeguard the archaeological heritage of Drogheda and its environs by protecting
designated archaeological sites and Special Archaeological Interest areas and requiring that
applicants for planning permission for development in areas known to contain archaeological
features submit an archaeological assessment of the site together with the planning application.”
Louth County Council are committed to archaeological monitoring of the site at construction stage on the
wider project.
Overall, it is considered that this Part 8 Revisions application is in compliance with the vision and
objectives of the Drogheda Borough Development Plan.

3.2

Urban Design Framework for the Heritage Quarter (2013)
Drogheda is a town of recognised urban quality, being amongst the more architecturally significant towns
in the country. An Urban Design Framework was prepared by Louth County Council in 2013 which provides
guidance as to how the historic town of Drogheda can evolve to meet the needs of contemporary and
future citizens in a manner which makes the most of its positive qualities and assets. The key provisions
of the document as they relate to the subject site are set out below.
Character Areas
The subject site is located within the area identified as ‘Within the Walls - Town Centre’.
This area comprises the principal commercial and civic heart of Drogheda. It contains fine grain and larger
footprint/scale buildings. It is defined by the line of the northern medieval town wall enclosure inside
which the prevailing scale of buildings has been and remains, mostly, larger than those outside this
boundary. Therefore, while only localised sections of upstanding walls remain, the line of the historic walls
can be read (traced) by this change in scale.
Framework Plan Objectives
The key objectives of the Framework Plan are set out as follows:
10

Drogheda Civic Offices at Fair Street, Drogheda, Co. Louth - Part 8 Revisions Application

•

“Drogheda’s Heritage Quarter will provide the range of uses, facilities and amenities relevant to a
contemporary urban centre in a manner which is consistent with the architectural qualities of the town.

•

Enhancement of a number of significant public spaces within the Heritage Quarter, including activation
and integration of network of historic lanes. These will build on distinctive qualities, integrating historic
fabric of value and provide a diversity of space and function to residents and visitors.

•

Recover and present the historic line of the Medieval walls.

•

Support the maintenance and improvement of historic buildings within the Heritage Quarter including
full and active use of all floors. New buildings to achieve a high architectural and material quality,
addressing context in sensitive ways which contribute to place making and are of enduring physical and
architectural quality over time.

•

Heritage Quarter as main focal point of town - the living room of Drogheda. As such it is a social place, a
cultural place, a place of business and of respite.

•

Drogheda as a place for quality living, homes located strategically and in clusters/pockets to facilitate
community and neighbourhood building. Wider planning strategies to ensure a sufficient, mixed and
settled residential population within the urban hinterland to create a sustainable urban population to
support and develop Drogheda’s amenities and services.

•

The wider setting of Drogheda within the Eastern Corridor provides a potential symbiosis - between the
town serving the wider population which both needs and ‘feeds’ the town. As such, Drogheda town
centre/Heritage Quarter to support a range of facilities and amenities greater than expected for a town
of its (physical) size.”

The permitted development of the civic offices delivers on the above objectives and the revisions,
including an ESB Substation and LV Switch Room do not materially impact on same.
Guidance on Interventions to Existing Buildings
Furthermore, the Framework Plan sets out guidance on interventions to Existing Buildings. The key points
of note are identified below:
•

“All existing buildings, whether statutorily protected or the very ordinary are capable of alteration,
intervention and extension. What is important is that the approaches to such change are carried out in
a manner which adds architectural/urban value to the relevant building and its immediate context.

•

One of the objectives of the Urban Design Frame- work Plan is to ensure Drogheda’s Heritage Quarter
can provide the range of uses, facilities and amenities relevant to a contemporary urban centre in a
manner which is consistent with the architectural qualities of the town. This can mean the need to
provide larger floorplates than the traditional plot building. In many instances it will be acceptable to
connect, amalgamate existing buildings which are not protected.
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•

In some instances, it may also be appropriate to connect protected structures, but this will depend on
the particular character of the building and the detail design of the intervention required for
connection.
For example, will important details such as decorative cornices be compromised, damaged or lost; what
are the impacts of accommodating level differences on the architectural quality and plan-form of the
interiors?

•

Alternatively, extensions (principally to the rear) may be appropriate to accommodate modern services
such as lifts, as well as providing extra space. And, a combination of integration of buildings and
extension can be carried out successfully to achieve a greater accommodation. What is important is a
clarity of architectural character; integration with the existing streetscape grain (especially within the
ACA’s and primary streetscapes) and an overall architectural integrity and coherence. Such significant
alterations will be required to provide uses for all floor levels, onto public streets (i.e. no storage/empty
upper levels).”

Alastair Coey Architects Ltd have been engaged by Louth County Council from the outset of this
redevelopment project. Significant consideration has been given to the protection of the built and
architectural heritage of the area given the significance of the site in the history of the town centre.
This is reflected in the development now permitted and the introduction of the changes proposed under
this application will not impact on same.

3.3

Louth County Council Development Plan 2015-2021
Drogheda is identified as a Level 1 town within the Development Plan.
Protected Structures
“HER 33 –To ensure that any development, modification, alteration, or extension affecting a
protected structure, and / or its setting is sensitively sited and designed, is compatible with the special
character and is appropriate in terms of the proposed scale, mass, density, layout, and materials of
the protected structure.”
ACA’s
“HER 45 - To require that any development within or affecting an ACA preserves or enhances the
character and appearance of the architectural conservation area. Any development should respect
the character of the historic and traditional architecture in scale, design and materials. Regard should
be had to the character appraisal where available/ applicable.”
Land Use Planning
“EDE 9 - To protect and enhance the status of Dundalk, Drogheda, Ardee and Dunleer as the
principle centres of employment, industrial and commercial activity within the County.”
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Vacancy
“EDE 38 - To encourage and support the re-use and revitalisation of vacant (and derelict) shops and
properties within town and village centres.”
The details of this Part 8 revisions scheme ensure that the full scheme remains fully supportive of all
relevant Policy Objectives.
The proposal is in full compliance with all Statutory Zoning and Policy provisions.
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4

Nature and Extent of Proposed Development
The proposal which is the subject of this application has been designed by BDP Architects. The site
layout plan for the proposal is identified below.

Figure 8 –Proposed site layout showing revisions

The buildings on site generally comprise:
•

No. 52-53 Fair Street (Main Council Offices) - Ref. DB-069A & NIAH Ref. 13618043

•

No. 54 Fair Street (Former Council Chamber Fire Damage Building) - Ref. DB-069b & NIAH Ref.
13618044

•

No. 55-56 Fair Street (Community Services) - Ref. DB 82 & NIAH Ref. 13618045

•

The Former Sisters of Charity House. Part of Protected Structure Ref DB -086 (NIAH Ref
13618046).

•

The ‘Valhalla’ building, a glass house and service shed to the rear of the Civic Offices.

The overall permitted development at this location allows for the refurbishment, alteration and extension
of the existing buildings to deliver new Civic Offices for Louth County Council.

4.1

Proposals
The extent of proposals is outlined on the drawings enclosed with this application prepared by BDP
Architects. Generally, proposals consist of the introduction of an ESB Substation and LV Switch room
into the permitted development, where previously a service yard was permitted.
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Figure 9 –Proposed site layout detail showing revisions

Adjoining Properties
In putting forward these amendments, Louth County Council has given significant consideration to
adjoining properties.
Set back distances from existing properties and the permitted development are maintained by way of
this proposal.
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5

Appropriate Assessment Screening
The proposed development is subject to the Guidance for Planning Authorities on Appropriate
Assessment of Plans and Projects in Ireland (Department of Environment, Heritage and Local
Government, November 2009) and S.I. No. 476 of 2011 Planning and Development (Amendment) (No.3)
Regulations 2011.
This document requires that screening is carried out for all projects to examine if any impacts are likely
on Natura 2000 Sites, that is, Special Areas of Conservation (SACs) and Special Protection Areas (SPAs).
A screening report was prepared by the Moore Group for the original application which concluded that a
full Habitats Directive Appropriate Assessment was not required. The proposal does not have a material
impact on these findings.
Therefore, in accordance with SI 476, 2011, Section 250, Planning and Development (Amendment) No. 3
Regulations 2011, Louth County Council has determined that an Appropriate Assessment is not required.
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6

Conservation
A Conservation Report was undertaken in order to assess the impact of the proposed development on
the Protected Structures and Architectural Conservation Area 4. This was prepared by Alastair Coey
Architects Ltd and a supplementary report assessing the revisions application is now enclosed herewith.
The Conservation Report explains in further details how the revisions have no material impact on the
findings of the original report and application.
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7

Conclusion
In conclusion, this Part 8 Revisions application is necessary for the implementation of the permitted
development for new civic offices at Louth County Council.
The permitted development assists in achieving key Development Plan Policy objectives which give
primacy to the town centre environment. The revisions application supports the implementation of this
project.
Inputs from appointed consultants accompany this Planning Report which will further inform, explain and
detail the intention of Louth County Council in this Part 8 Revisions Application.
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