Louth County Council
Planning Report

Planning Ref: 26/60224

Applicant’s Name: Eimear Murray

Site Notice: Yes

Type of Application: Permission Consequent

Description: Permission Consequent on the grant of Outline

Permission Ref. No. 25/60652 for a dwelling
house, outbuilding, wastewater treatment
system and associated site development works.

Site Location: Funshog, Ashville, Dunleer, Co. Louth.

File Due Date: 16t June 2026

Part 1 — Overview
1. Introduction

The application relates to Permission Consequent on the grant of Outline Permission Ref.
No. 25/60652 for a dwelling house, outbuilding, wastewater treatment system and
associated site development works

2. Site Location and Description
The subject site is located within the townlands of Funshog of Knockleva, approximately
2km south of Ardee in Rural Policy Zone 2 of the Louth County Development Plan 2021-

2027, as varied. The application site has a stated area of 0.375 hectares and access to the
site is provided via an existing entrance off the southern side of the L-2253-47, local road.
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Agricultural buildings associated with the wider family landholding are located to the east of
the subject site and the existing family home to the west. The site is enclosed by mature
hedgerows and is bounded by agricultural lands and farm buildings. A number of rural one-
off dwellings are located in the vicinity. Overall, the surrounding area is rural in character,
comprising predominantly agricultural land uses interspersed with farmyards and dispersed
housing.

3. Site history

N Development
Year Number Status Decision Received Date Name Address Description

25 60652 Application Conditional  15/10/2025 Eimear E Outline Permission for a dwelling house,
Finalised Murray DUNLEER CO. LOUTH  outbuilding, waste water treatment
system and associated site development
works

4. Pre-Planning Consultations

Yes: PP25/106- Advice given on a different site located approx. 200m south of the
subject site. The applicant was advised that there was concern regarding the location
of the site subject of the preplanning submission including its distance back from the
public road which could be considered as piecemeal development encroaching
further into the countryside. They were advised that they may wish to review the
landholding for more appropriate sites, for example, exploring land immediately east
of the family home, towards the roadside and utilise the existing entrance that serves
the rear of the farm and fields to the south.

5. Relevant Planning Policies

Louth County Development Plan 2021- 2027 (as varied)(the Plan)
Section 13.9.8 House design and New Build

Section 13.9.9 Design, Detailing and Material Finishes
Section 13.9.10 Garages and Outbuildings

Policy IU 19 Sustainable Drainage Systems

6. Overview of Proposed Development
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Permission Consequent is sought on the grant of outline permission under 25/60652 for a
dwelling house, outbuilding, wastewater treatment system and associated site
development works.

1

T o b D o s

SIDE ELEVATICN (WEST) SIDE ELEVATION (EAST) SECTION A-A (WEST)

GROUND FLOOR - SCALE 1:100

Proposed Floor Plans Proposed Elevations & Sections C-C

Site Layout Plan

7. Submissions/Observations
No submissions received.
8. Statutory Consultees

No referrals considered necessary.

9. Internal Referrals
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No referrals considered necessary.

10.

11.

Part 2
Environmental Impact Assessment and Appropriate Assessment

EIA Screening and Determination

Council Directive 85/337/EEC (as amended) on the assessment of the effects of certain
public and private projects on the environment (‘the EIA Directive’) is designed to
ensure that projects likely to have significant effects on the environmental are subject
to a comprehensive assessment of their environmental effects prior to development
consent being given. The latest amendments to the EIA Directive are provided under
Directive 2014/52/EU and Circular letter PL 1/2017. The proposed development is of
a class i.e., residential development and given the scale of the development i.e., below
500 units for a mandatory EIA, is considered sub-threshold. Based on information
provided and having considered the nature, size and location of the development, there
is no real likelihood of significant effects on the environment and as such an EIAR is
not required.

Appropriate Assessment

No screening report has been submitted with the application.

Assessment and Determination

Having regard to the nature and scale of the proposed development, and the nature of
the receiving environment with no pathways to the designated European site, it is not
considered that the proposed development would be likely to have a significant effect
individually or in combination with other plans or projects on a European site (Special
Area of Conservation or Special Protected Area) therefore an Appropriate Assessment
(Stage 2 AA) is not required.

Part 3 — Planning Assessment
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12. Principle of Development

The principle of a dwelling, wastewater treatment system and outbuilding has already
been accepted by the grant of outline permission under 25/60652. As such, this
assessment will deal solely with the dwelling and outbuilding/domestic garage design.

13. Layout and Design
The proposed dwelling is a two-storey dwelling with single-storey elements including
an attached outbuilding/domestic garage. The proposed roof is a blue/black natural
slate finish and the proposed external walls would be finished in a smooth
sand/cement render white painted finish with some feature walls using natural local
stone. The position of the dwelling is in keeping with the position permitted under the
outline permission. The proposed dwelling would measure 359m? with a maximum
height of 9.5m. The design of the dwelling and the lack of long-distance views while
travelling to the site means the dwelling would be visually integrated into the
landscape.

| am satisfied having inspected the drawings and having visited the site, that the
proposed dwelling would be compliant with Section 13.9.8 (House Design — New
Build) and Section 13.9.9 (Design, Detailing and Material Finishes) in the Louth
County Development Plan 2021-2027 (as varied). The dwelling design is also in
compliance with the conditions of the outline permission.

Roadside screening and family owned agricultural buildings results in no long distance
views of site when travelling either side of the L-2253-47, local road towards the
application site (red arrow).

The proposed single-storey outbuilding/domestic garage, stated as measuring 73m?, is
attached to the main dwelling and contains a domestic garage, a store and a plant room.
External finishes comprise natural stone and a slate roof.

| am satisfied having inspected the drawings and having visited the site, that the proposed
development would be compliant with Section 13.9.10 (Garages and Outbuildings) and
Section 13.9.9 (Design, Detailing and Material Finishes) in the Louth County Development
Plan 2021-2027 (as varied). The outbuilding/garage design is also in compliance with the
conditions of the outline permission.
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14. Landscaping

The applicant has provided landscaping details for the site which will aid the dwelling’s
integration into the area more appropriately. This can be conditioned accordingly.

15. Residential Amenity

The position of the proposed dwelling is situated in an appropriate location as indicated at
outline stage and it is not considered that the proposal will negatively impact on the
residential amenity of any neighbouring property.

16. Traffic and Transportation Considerations

The proposed vehicular access has been assessed under the outline permission 25/60652
and sightlines of 3m x 75m x 1.05m-0.6m are achievable.

17. Environmental Considerations

a. Flood Risk
This has been assessed under outline permission 25/60652 and is considered satisfactory.

b. Water and Wastewater Connections
This has been assessed under outline permission 25/60652 and is considered satisfactory.

C. Surface Water
This has been assessed under outline permission 25/60652 and is considered satisfactory.

18. Development Contributions

The proposed dwelling would be subject to development contributions as set out in the Louth
County Council Development Contribution Scheme 2023. This would equate to €9,427.00
for Class 1 Infrastructure and €2,219.00 for Class 2 Amenity, or €11,646.00 in total.

Part 4
Conclusion and Recommendation
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19. Conclusion
The proposed permission consequent on outline development is compliant with the

conditions attached to outline permission 25/60652. The proposed design is acceptable and
consistent with Section 13.9.8 — 13.9.10 inclusive of the Louth County Development Plan
2021-2027 (as varied).

20. Recommendation
| recommend that Permission Consequent on outline permission 25/60652 be GRANTED
for the following reasons and considerations.

Reasons and Considerations

Having regard to the planning objectives and policies pertaining to this development as set
out in the Louth County Development Plan 2021-2027, as varied, the proposed development
is considered to be in accordance with the proper planning and sustainable development of
the area.

Schedule of Conditions

1. The development shall be carried out in strict accordance with plans and particulars
lodged with the Planning Authority on 22" April 2026 except as may otherwise be required
to comply with the following conditions.

Reason: To cater for orderly development and in the interests of sustainable development.

2. (a) The proposed dwelling, when completed, shall be first occupied as a place of
permanent residence by the applicant Eimear Murray or her heirs, and shall remain so
occupied for a period of at least seven years thereafter, unless consent in writing is granted
by the Planning Authority for its occupation by other persons who are eligible under the
appropriate qualifying criteria for the area. The applicant shall enter into a written agreement
with the Planning Authority under section 47 of the Planning & Development Act 2000 (as
amended) to this effect.

(b) Within two months of the occupation of the proposed dwelling, the applicant shall submit
to the Planning Authority a written statement of confirmation of the first occupation of the
dwelling in accordance with paragraph (a) and the date of such occupation, together with a
signed ‘section 47 agreement’ as required at paragraph (a) above.

(c) This condition shall not affect the sale of the dwelling by a mortgagee in possession or
by a person deriving title from such a sale.
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Reason: To ensure that the proposed house is used to meet the applicant’s stated housing
needs and that the development in this rural area is appropriately restricted to meeting
essential local need in the interest of the proper planning and sustainable development of
the area.

3. In accordance with the Council’'s Development Contribution Scheme 2023 made
under the provisions of Section 48 of the Planning and Development Act 2000 (as amended)
the developer shall pay a contribution to the Planning Authority, (or such increased amount
in accordance with the changes on an annual basis to the Chartered Surveyors of Ireland
Construction Tender Price Index) towards the costs already incurred or to be incurred by the
Planning Authority on the provision of each of the public facilities listed below, which will
benefit development in the area of the Planning Authority. This contribution shall be paid in
full prior to the commencement of development unless otherwise agreed in writing with the
Planning Authority.

(a) Infrastructure (including roads and surface water) - €9,427.00
(b) Amenity (including parks, recreation, amenity & community facilities) - €2,219
Total: €11,646.00 (Eleven thousand six hundred and forty-six euro only)

Reason: The provision of such public infrastructure and facilities in the area of the Planning
Authority has benefited or will benefit the proposed development and it is considered
reasonable that the developer should contribute towards the cost of their provision.

4. a) Minimum visibility sightlines of 76m x 3m x 1.05-0.6m at the entrance onto the
L-2253-47 shall be maintained as per Proposed Site Layout Map (Drawing No.
FB1688-00-100). No impediment to visibility shall be placed, planted or allowed
to remain within the visibility splays.

b) Surface water shall be disposed of within the boundaries of the site and shall
not discharge onto the public road or adjoining property. Surface water
attenuation and discharge shall be in accordance with the submitted soakaway
report received by Louth County Council on 22" April 2026.

c) Road drainage across the entrance and along the public road shall not be
impeded or be interrupted in any way.

d) Silt trap/s shall be incorporated into any drains discharging into the soakaway
system and all inflow from permeable paved areas shall pass through a suitable
geo-textile membrane to ensure filtration of fines. Any surface water runoff from
any paved/hard standing areas shall pass through an oil
Page 8 of 12



interceptor/hydrocarbon retention geo-textile membrane before discharging to a
soakway. Soakaway systems shall have a 5m minimum separation distance
away from building foundation.

Reason: In the interest of traffic safety and orderly development.

5. The scheme of landscaping proposals and boundary treatments submitted on the
Proposed Site Layout Map (Drawing No. FB1688-00-100) received on 22"
April 2026, shall be carried out in the first planting season following the
commencement of development and permanently retained thereafter or as
otherwise agreed in writing with the Planning Authority. Any planting which fails
in the first planting season shall be replaced.

Reason: In the interest of the visual amenities of the area.
6. Prior to commencement of development the applicant/developer shall submit a
Construction Management Plan for the written agreement of the Planning Authority. This
plan shall demonstrate all existing and proposed construction methodologies including
mitigation measures to clearly demonstrate how impacts on groundwater and surface
water drainage are to be managed.
Reason: In the interest of public health.

7. Wastewater Treatment & Disposal:

The Wastewater Treatment & Disposal System shall comply with the EPA Code of
Practice: Wastewater Treatment and Disposal Systems serving Single Houses (2021).

Packaged Wastewater Treatment System

a. The development shall be serviced by a packaged wastewater system. The WWTS shall
comply with SR66 and the relevant part of the 12566 series. It shall be tested and certified
where applicable under parts 3 and 6. The system shall comply with the EPA Code of
Practice - Section 9. The system shall be installed in accordance with the manufacturer’'s
instructions. Installation shall be supervised and certified by a competent person or the
system supplier and the work documented for future inspection by the Planning Authority.

Polishing Filter

b. The effluent from the packaged wastewater system shall be discharged to a polishing
filter. The installation shall be overseen and certified by a competent person. This
certificate shall be forwarded to the Planning Authority by the Site Assessor prior to the
occupation of the dwelling house. The site of the polishing filter shall be staked and roped
off before any construction activities begin, to make others aware and to keep traffic and
materials off the site.

Location of System
c. The wastewater treatment and disposal system shall not be located at any position other
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than that indicated on the site layout map approved by the Planning Authority. The treated
wastewater shall not be discharged to any watercourse (including drains and dry drains).
Minimum Separation Distances d. The minimum distances of separation of the wastewater
treatment and disposal system from relevant features shall be as set out in the EPA Code
of Practice - Section 6 Table 6.2. Wells e. The recommended minimum distance between a
receptor and a polishing filter shall be as set out in Table 6.2. f. Where the planning
permission includes a condition to connect to the mains water supply and an alternative
private well supply is later proposed, a report from a site assessor showing compliance
with Table 6.2 and a site layout plan showing the location of the well must be submitted to
the Planning Authority for record purposes.

Change of System

g. The wastewater treatment and disposal system shall be strictly in accordance with the
details submitted to and approved by the Planning Authority. A system other than that
proposed shall not be installed without the prior written consent of the Planning Authority.
A request for a change of system shall be supported by a site specific report from the site
assessor confirming that the proposed alternative system is appropriate for the site and
meets the requirements of the EPA Code of Practice.

Certification for the Wastewater Treatment and Disposal System

h. Before the dwelling is occupied, the developer/ property owner shall furnish the Planning
Authority with written certification from a competent person who possesses and produces
professional indemnity insurance for a minimum of €1,000,000 that the installation of the
treatment system and polishing filter have been carried out in accordance with the EPA
Code of Practice: Wastewater Treatment and Disposal Systems serving Single Houses
(2021) and the requirements of the Planning Authority as setoutina, b, c,d, e,fand g
above.

Installation, Inspection and Monitoring Schedule

i. The wastewater treatment system shall be installed, inspected, maintained and
monitored in accordance with the EPA Code of Practice - Section 12 Table 12.1.
Homeowners should obtain the appropriate documentation including manufacturer’'s
instructions on the system and shall take all steps to ensure that the system is properly
operated and maintained. A management and maintenance agreement shall be completed
with the system supplier. All inspection and maintenance work shall be carried out by
competent persons. Records of installation including contractor’s details, maintenance and
de sludging shall be kept to demonstrate a ‘duty of care’. The documentation should be
transferred to any new homeowner.

Reason: To prevent unauthorised development and in the interest of Public Health.

8. a) The applicant shall be responsible for the full cost of repair in respect of any
damage caused to the adjoining public road/footpath arising from the construction
work and shall either make good any such damage forthwith to the satisfaction of
Louth County Council or pay to the Council the cost of making good any such
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damage on a demand thereof being issued by the Council.

b) All necessary measures, as may be determined by the Planning Authority, shall be
taken by the developer/contractor/servants/agents to prevent the spillage or deposit
of clay, rubble or other debris on adjoining public roads or footpaths during the
course of the development works. The developer shall ensure that all vehicles
leaving the development are free from any material that would be likely to deposit on
the road and in the event of any such deposition; immediate steps shall be taken to
remove the material from the road surface. The developer shall be responsible for
the full cost of carrying out of road/footpath cleaning work.

Reason: In the interest of orderly development.

Important Notes for Applicants

1. It should be clearly understood that the granting of Planning Permission does not
relieve the developer of the responsibility of complying with any requirements under
other Codes of legislation affecting the proposal.

2. A person shall not be entitled solely by reason of a grant of Planning Permission to
carry out any development.
3. A grant of Planning Permission does not entitle a person to construct a development

that would oversail, overhang or otherwise physically impinge upon an adjoining
property without the permission of the adjoining property owner.

4. The developer shall liaise with statutory bodies and the Public Utility Authorities and
carry out all diversions, re-routing, modifications etc as required during the
construction of the works. The developer shall arrange to carry out any works
required by statutory bodies and the Public Utility Authorities.

5. The developer shall make all necessary arrangements to apply for and obtain a
Road Opening License(s) from Louth County Council in respect of all openings in
public areas and shall pay Road Opening License Fees and road restoration costs.
The applicant shall abide by the conditions as set out in the said license(s).

6. During the course of construction work the developer shall provide on-site covered
skip or other suitable receptacle for the deposit therein of all rubbish, litter, paper,
packaging, rubble and other such materials arising from the works and shall ensure
that the site and its environs are maintained at all times in a clean and tidy condition.
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Conar burvign Copanec /%4,&.

Conor Kerrigan Eugenia Thompson
Assistant Planner Senior Executive Planner
Date: 9t June 2026 Date: 09/06/2026

Thomas McEvoy

Director of Services
Date: 12/06/2026

Page 12 of 12



	Louth County Council
	Part 4
	Conclusion and Recommendation
	20. Recommendation


