
SECTION 5 APPLICATION 

FOR DECLARATION ON DEVELOPMENT AND EXEMPTED DEVELOPMENT 

Completed application form & supporting documentation to be returned to the 
Planning Authority by email to planning@donegalcoco.ie 

Name of Applicant(s): 

Agent Name: 
(if applicable) 
Location of Proposed Development / 
Works: 
(Townland or postal address as 
appropriate and Eircode if available) 

Description of Proposed Development including details of works (where applicable): 
(Only works listed below will be assessed under this section 5 application) 

MARK CROSSAN

URBANARQ LTD. 

STRAND HOTEL, SHORE ROAD, 
BALLYLILFFIN, INISHOWEN 
CO. DONEGAL, F93 TY75

SECTION 5 EXEMPTION CERTIFICATE APPLICATION FOR AN EXISTING HOTEL TO BE 
USED AS TEMPORARY ACCOMMODATION FOR INTERNATIONAL PROTECTION 
APPLICANTS.

tconway
New Stamp



Is the development a Protected 
Structure or within the curtilage of a 
Protected Structure? 

Yes No

Has a declaration under Section 57 of 
the Planning and Development Act 
2000 (as amended) been requested or 
issued in respect of the property. 

Yes No

Applicant(s) Interest in the site:

If not the Owner of the site, please 
provide the name of the Landowner: 
Please list types of plans, drawings 
etc. submitted with this application: 

Planning History - list any relevant 
planning application reference numbers:
Are you aware of any enforcement 
proceedings connected to the site? If 
so, please supply details: 

I hereby certify that the information provided is true and accurate
Signature of Applicant/Agent: 

Date: 

X

X

OWNER

N/A

LOCATION MAP, SITE PLAN, PLANS, 
SECTIONS AND ELEVATIONS

03/5329

NO

23rd JANUARY 2025
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Additional Contact Information 



 
 

Advice to Applicant 
 
(a) Prescribed Fee - €80.00 - You may wish to pay the fee by card by 

ringing the cash office on 074 9153900. Please note the receipt number 
in your cover email with the form. 
 

(b) Application must be accompanied by: 
- Site location map with site clearly outlined in red (to a scale of not 

less than 1:1000 in built up areas and 1:2500 in all other areas). 
- Site layout plan (Site or layout plans shall be drawn to a scale 

(which shall be indicated thereon) of not less than 1:500 or such 
other scale as may be agreed with the planning authority prior to the 
submission of the application, the site boundary shall be clearly 
delineated in red). 

- Elevations (if applicable) – (plans, elevations and sections drawn to 
a scale of not less than 1:200). 

- Other details (e.g. landowner consent (if applicable), photographs 
as appropriate). 

 
(c) Completed application form & supporting documentation to be returned 

to the Planning Authority by email to planning@donegalcoco.ie 
 
(d) More information on exempted development can be found on the OPR 

planning leaflets available at https://www.opr.ie/planning-leaflets/ 
 



 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

S T R A N D   H O T E L 
SECTION 5 EXEMPTION CERTIFICATE APPLICATION - INTERNATIONAL PROTECTION ACCOMMODATION 

 

 

Project Strand Hotel Reference 24057 

Location Main Street, Ballyliffin, Co. Donegal, F93 XT52 Date 23rd January 2025 

  



 

 
 

 

 

Description: Section 5 Exemption Certificate for use as International Protection Accommodation 

Our Reference: 24057 

 

1. INTRODUCTION 

This Section 5 Application seeks a determination regarding the proposed change of use of the Strand Hotel, 

located in Donegal, from its current use as a hotel to Accommodation for International Protection. This application 

is made under the provisions of Class 20F of the Planning and Development (Exempted Development) (No. 4) 

Regulations 2022 (S.I. No. 605/2022) and 2023 2023 (S.I. 376/2023). The application is submitted on behalf of the 

Minister for Children, Equality, Disability, Integration and Youth and is to be read in conjunction with the 

accompanying Notification of Intention to Avail of Class 20F Exemption issued to Donegal County Council. The 

proposal aligns with national objectives to address the urgent need for accommodation for individuals seeking 

international protection, while adhering to the relevant statutory and planning guidelines. 

 

The Strand Hotel is a well-established hospitality venue with a long-standing history of serving the local and visiting 

community. Over the years, the property has been enhanced through a series of planning permissions, including 

Grant No. 03/5329, which permitted significant renovations and expansions. These developments included the 

addition of bedrooms, the enlargement of communal areas, and external modifications to improve its 

functionality and usability. The property has also been granted a Fire Safety Certificate (Reference No. 

FSC/23/113), which confirms compliance with fire safety standards for new works and material alterations. 

 

The hotel’s existing layout is particularly suitable for its proposed use as International Protection Accommodation. 

It features communal spaces, private sleeping areas, and adequate sanitary facilities, all of which are essential for 

accommodating individuals and families in a safe and dignified manner. The structure and facilities require no 

material alterations, ensuring a seamless transition to this temporary use while maintaining compliance with all 

planning and safety regulations. 

 

Strategically located within Donegal, the Strand Hotel benefits from proximity to key amenities, including 

healthcare, educational institutions, transport links, and social services. This accessibility not only supports the 

day-to-day needs of residents but also promotes their integration into the local community. Such connectivity is 

vital for fostering an environment of inclusion and well-being, which aligns with the broader national strategy for 

housing individuals under international protection. 

 



 

 
 

 

This report outlines the justification for the Section 5 Exemption Certificate application, highlighting the property’s 

compliance with relevant planning and development standards, its readiness for immediate use, and its alignment 

with the government’s housing objectives. The attached documentation, including the Fire Safety Certificate 

(FSC/23/113) and relevant planning permissions, substantiates the property’s suitability and capacity for this 

critical purpose. 

 

By repurposing the Strand Hotel under this exemption, the property will address an urgent national need without 

requiring significant intervention, leveraging its existing infrastructure to provide a safe, functional, and 

welcoming environment for those seeking international protection. 

 

 

2. PLANNING OVERVIEW 

The Strand Hotel has a rich planning history that illustrates its transformation from a traditional hospitality venue 

into a modern, multi-functional facility. This evolution reflects a commitment to adaptability and community 

service, making the property particularly suitable for its proposed use as International Protection 

Accommodation. 

Planning Permissions and Development History 

 

The property’s progression has been facilitated through several planning permissions, notably Planning Register 

Number 03/5329, which authorised substantial renovations and extensions. These works included: 

 The addition of 22 new bedrooms, significantly increasing the capacity for overnight accommodation. 

 Enlargement of the dining room and bar area, creating communal spaces conducive to social interaction 

and group activities. 

 Modifications to the external elevations, enhancing the visual appeal and functionality of the property. 

 

These developments were strategically designed to maximise the property’s flexibility, allowing it to serve both 

hospitality and residential purposes. The resulting layout incorporates a balance of private spaces for individual 

comfort and communal areas essential for fostering a sense of community among occupants. 

Strategic Location and Infrastructure 

 

Situated in Donegal, the Strand Hotel benefits from an advantageous location. It is well-connected to critical 

infrastructure, including: 

 Transport Links: Proximity to public and private transport networks facilitates ease of access for residents 

and support services. 



 

 
 

 

 Healthcare Facilities: Access to medical services ensures that residents’ health needs are promptly 

addressed. 

 Educational Institutions and Community Services: These amenities support integration, skill-building, 

and social cohesion, critical components of a holistic approach to housing individuals seeking 

international protection. 

 

This accessibility ensures that the property aligns with the broader objectives of promoting inclusion and 

integration within the local community. 

Zoning and Policy Compliance 

 

The property is located in an area that supports mixed-use and residential developments, as designated in local 

zoning plans. This designation underpins the feasibility of repurposing the hotel under the Class 20F Exemption. 

The project aligns with local development objectives while contributing to Ireland’s national strategy of addressing 

accommodation shortages for international protection applicants. 

 

Alignment with Class 20F Exemption 

The Strand Hotel meets all criteria outlined in the Planning & Development (Exempted Development) (No. 4) 

Regulations 2023 (S.I. 376/2023). Specifically: 

 Existing Suitability: The property’s current layout, amenities, and infrastructure are fully capable of 

accommodating residents safely and comfortably without requiring significant structural alterations. 

 Sustainability: The proposed use adheres to sustainable planning principles, making efficient use of 

existing resources and infrastructure. 

 Policy Alignment: The project directly supports Ireland’s national and local housing objectives, providing 

a timely and effective response to urgent accommodation needs. 

 

The comprehensive redevelopment of the Strand Hotel, combined with its strategic location and compliance with 

planning policies, underscores its readiness for this new purpose. Repurposing the property not only addresses a 

critical national need but also represents a pragmatic and efficient use of existing resources, ensuring alignment 

with broader community and governmental objectives. 

 

 

  



 

 
 

 

3. FIRE SAFETY COMPLIANCE 

The Strand Hotel has been granted Fire Safety Certificate No. FSC/23/113, confirming its compliance with fire 

safety standards for the new works and material alterations undertaken at the property. This certification ensures 

the building adheres to the relevant safety requirements and affirms its suitability for residential use, particularly 

for housing individuals seeking international protection. 

 

Key Fire Safety Features 

The property incorporates a range of fire safety measures, ensuring the protection of occupants and compliance 

with current regulations: 

 

 Fire-Resisting Doors 

o Strategically installed throughout the building, these doors provide critical protection against 

the spread of fire and smoke, ensuring safe pathways for evacuation and reducing the risk of 

harm to occupants. 

 Compartmentation 

o The property has been designed with fire-resisting walls and floors to compartmentalise 

potential fire zones. This structural strategy limits the spread of fire, providing containment and 

additional time for safe evacuation. 

 Escape Routes 

o Clearly marked and appropriately sized escape routes are accessible from all areas of the 

building. These routes ensure that residents can evacuate efficiently and safely during 

emergencies. 

 Fire Detection and Alarm System 

o A comprehensive and fully operational fire detection and alarm system has been installed, 

enabling early warning and rapid response to fire incidents. This feature enhances overall safety 

for occupants and reduces the likelihood of significant harm. 

 Self-Closing Fire Doors 

o Located along critical pathways, self-closing fire doors are designed to enhance containment, 

maintaining the integrity of escape routes and minimising the spread of fire and smoke. 

 

Readiness for Residential Use 

These integrated fire safety measures collectively provide a robust framework for occupant safety. The 

certification demonstrates that the property has been designed and constructed to meet rigorous safety 

standards, ensuring early detection, effective containment, and safe evacuation procedures. 

 



 

 
 

 

Suitability for International Protection Accommodation 

The Strand Hotel is uniquely equipped to transition into International Protection Accommodation without the 

need for additional material alterations. The existing fire safety infrastructure ensures the safety of residents, 

meeting both functional and regulatory requirements for residential use. This robust compliance not only 

underscores the property’s readiness but also reinforces its ability to provide a secure and welcoming 

environment for individuals and families in need. 

 

The fire safety provisions of the Strand Hotel, as validated by Fire Safety Certificate No. FSC/23/113, ensure the 

property’s compliance with national fire safety standards and its suitability for accommodating individuals seeking 

international protection. These measures reflect a commitment to occupant safety and align with the regulatory 

framework governing residential facilities, affirming the property’s readiness for its proposed use. 

 

 

4. JUSTIFICATION FOR EXEMPTION AND USE SUITABILITY 

Suitability as International Protection Accommodation 

The proposed repurposing of the Strand Hotel, located at Main Street, Ballyliffin, Co. Donegal, F93 XT52, as 

International Protection Accommodation, builds upon its existing function as a hospitality venue. Designed to 

house multiple occupants, the hotel’s layout features communal living spaces, private sleeping quarters, and 

adequate sanitary provisions, meeting the core requirements for residential use. 

 

The property’s communal spaces, including dining and recreational areas, provide a conducive environment for 

fostering interaction, social cohesion, and access to essential support services. This balance between communal 

areas and private sleeping quarters ensures dignity, privacy, and functionality for residents. 

 

Sanitary facilities at the Strand Hotel are well-equipped to maintain high hygiene standards, even during periods 

of full occupancy. This critical feature aligns with the operational needs of residential accommodation, ensuring 

both safety and comfort for all occupants. 

 

Addressing National and Local Housing Needs 

The repurposing of the Strand Hotel directly addresses the urgent national demand for accommodation for 

individuals seeking international protection. This initiative provides an immediate solution by utilising an existing 

property that requires minimal intervention to transition into a functional residential facility. 

Situated in the picturesque coastal village of Ballyliffin, the hotel benefits from its strategic location within County 

Donegal. The area offers a range of local amenities and services that are essential for supporting the well-being 

and integration of residents: 



 

 
 

 

 Healthcare Facilities: Proximity to primary care centres and nearby hospitals ensures that residents have 

access to essential medical services. 

 Educational Resources: The presence of local schools and training centres facilitates the educational and 

developmental needs of children and adults. 

 Transport Links: Ballyliffin is served by regional transport networks, providing connectivity to larger 

towns and cities such as Buncrana and Letterkenny. 

 Recreational and Cultural Opportunities: The village is renowned for its scenic coastal environment, 

including beaches, walking trails, and the internationally acclaimed Ballyliffin Golf Club, fostering a sense 

of well-being and community for residents. 

 Local Shops and Services: The availability of local retail outlets, cafés, and community services supports 

daily living and integration into the community. 

 

This combination of amenities ensures that the Strand Hotel is not only well-equipped to meet the practical needs 

of its residents but also supports their holistic integration into the local community. By locating accommodation 

in a well-serviced area, this project aligns with Ireland’s national strategy of decentralising accommodation needs, 

easing pressure on urban centres, and promoting balanced regional development. 

 

Alignment with Class 20F Policy Objectives 

The proposal adheres to the objectives outlined in Class 20F of the Planning & Development (Exempted 

Development) (No. 4) Regulations 2023 (S.I. 376/2023), which facilitates the temporary repurposing of properties 

to address urgent housing needs for vulnerable populations. 

 

The Strand Hotel satisfies the criteria for the Class 20F Exemption in the following ways: 

 Existing Suitability: The current layout and facilities of the property are well-equipped to support 

residential use without requiring significant structural alterations. 

 Temporary Nature: The intended use is temporary, ensuring compliance with the regulatory framework 

while preserving the integrity of the property’s original planning permissions. 

 Alignment with National Priorities: The proposal directly supports Ireland’s housing objectives by 

addressing critical accommodation shortages with a pragmatic and efficient solution. 

 

This initiative reflects the government’s commitment to addressing housing challenges through practical, swift, 

and policy-compliant interventions. Properties such as the Strand Hotel play a vital role in achieving these goals 

while maintaining adherence to planning and development standards. 

 

Compliance with Fire Safety Regulations 



 

 
 

 

The Strand Hotel has been granted Fire Safety Certificate No. FSC/23/113, confirming its compliance with the fire 

safety standards required for recent works and material alterations. Key safety features include: 

 Fire-Resisting Doors: Preventing the spread of fire and smoke to ensure occupant safety. 

 Compartmentation: Fire-resisting walls and floors to contain fire, providing additional time for 

evacuation. 

 Escape Routes: Clearly marked and accessible routes to facilitate safe evacuation. 

 Fire Detection and Alarm System: Enabling early detection and rapid response to potential fire incidents. 

 

These features validate the property’s readiness for accommodating individuals seeking international protection. 

With no material alterations required to enhance fire safety, the existing infrastructure ensures compliance with 

all applicable regulations. 

 

Located in the heart of Ballyliffin, the Strand Hotel is ideally positioned to address urgent housing needs through 

its temporary repurposing. Its suitability as International Protection Accommodation, combined with its strategic 

location and alignment with national priorities, ensures it can meet this critical purpose without significant 

intervention. 

 

The property’s compliance with fire safety standards and its proximity to essential local amenities further 

underscores its readiness to provide a safe, functional, and welcoming environment for individuals and families 

seeking international protection. This proposal represents a pragmatic and timely solution to Ireland’s housing 

challenges while maintaining adherence to planning and development regulations. 

 

 

5. CONCLUSION 

The Strand Hotel, located on Main Street, Ballyliffin, Co. Donegal, F93 XT52, exemplifies a property uniquely suited 

for temporary repurposing as International Protection Accommodation. Its long-standing history as a hospitality 

venue, combined with significant planning permissions and continuous development, ensures its compliance with 

local and national planning objectives.  

 

The property’s compliance with fire safety standards is certified by Fire Safety Certificate No. FSC/23/113, which 

confirms its suitability for safe residential occupancy. Key safety measures include: 

 Fire-resisting doors and compartmentation to contain and control potential fire spread. 

 Protected and accessible escape routes to facilitate the safe evacuation of occupants. 

 An advanced fire detection and alarm system to ensure early warning and rapid response. 



 

 
 

 

 

These features demonstrate that the property is equipped to handle the demands of residential accommodation 

safely and effectively without requiring further alterations. 

 

The Strand Hotel’s existing layout provides an ideal balance between private and communal spaces, critical for 

fostering both individual dignity and community bonds. Its communal facilities, such as kitchens, dining areas, and 

living spaces, promote interaction and social support, essential for the well-being of residents. The inclusion of 

sanitary facilities that meet high hygiene standards further underscores its suitability for accommodating 

vulnerable populations. 

 

Strategic Location 

Situated in Ballyliffin, the hotel benefits from a prime location within a well-serviced area. Its proximity to 

healthcare facilities, educational institutions, transport links, and community resources ensures that residents will 

have seamless access to essential services. This accessibility promotes integration and supports the national 

objective of decentralising accommodation provision, reducing pressure on urban centres, and fostering balanced 

regional development. 

 

Alignment with National Objectives 

The proposal to repurpose the Strand Hotel reflects a pragmatic response to Ireland’s urgent housing crisis. By 

leveraging an existing, well-maintained asset, the project minimises delays and costs typically associated with new 

development. This initiative addresses immediate housing needs while aligning with Ireland’s broader objectives 

of equitable resource distribution, sustainability, and community integration. 

 

The Strand Hotel stands as a model property for accommodating individuals seeking international protection. Its 

readiness, safety features, strategic location, and alignment with planning and fire safety requirements 

underscore its ability to meet the critical housing needs of Ireland’s most vulnerable populations. By repurposing 

this property, the project not only addresses a pressing national need but also demonstrates a commitment to 

sustainable, inclusive, and efficient resource utilisation. 

 

For these reasons, we respectfully request that the Planning Authority grants the Section 5 Exemption Certificate, 

allowing the property to be utilised for this crucial purpose. The evidence provided demonstrates its readiness 

and suitability for housing individuals seeking international protection. The Strand Hotel is well-positioned to 

deliver meaningful support to individuals and families seeking international protection, serving as an invaluable 

resource in Ireland’s efforts to fulfil its housing obligations. 

 



 

 
 

 

6. APPENDIX 

6.1. Drawings 









You don't often get email from gveeran@urbanarq.ie. Learn why this is important

From: CARMEL KELLY on behalf of planning mailbox
To: TERESA CONWAY
Subject: FW: 24057 - THE STRAND HOTEL, SECTION 5 EXEMPTION CERTIFICATE APPLICATION
Date: 27 January 2025 16:05:02
Attachments: image001.png

 
 

From: Gavin Veeran <gveeran@urbanarq.ie> 
Sent: Monday, January 27, 2025 4:02 PM
To: planning mailbox <Planning@Donegalcoco.ie>
Subject: RE: 24057 - THE STRAND HOTEL, SECTION 5 EXEMPTION CERTIFICATE APPLICATION
 

CAUTION: This email originated from outside of Donegal County
Council. Do not click links or open attachments unless you recognise
the sender and are sure that the content is safe.

Hi Teresa,
 
I trust you are well.
 
That’s been paid now. The Invoice Reference No. is 96974.
 
Kind Regards
 
GAVIN VEERAN | MRIAI
 
For and on behalf of   
 

    
 
 

 
 

From: CARMEL KELLY <CKELLY@donegalcoco.ie> On Behalf Of planning mailbox
Sent: 27 January 2025 15:49
To: Gavin Veeran <gveeran@urbanarq.ie>
Subject: FW: 24057 - THE STRAND HOTEL, SECTION 5 EXEMPTION CERTIFICATE APPLICATION
 

mailto:gveeran@urbanarq.ie
https://scanner.topsec.com/?d=1317&r=show&u=https%3A%2F%2Faka.ms%2FLearnAboutSenderIdentification&t=021ec93c7606e88bd0a2820da23b7aefe1200698
mailto:/O=EXCHANGELABS/OU=EXCHANGE ADMINISTRATIVE GROUP (FYDIBOHF23SPDLT)/CN=RECIPIENTS/CN=2DCE5231B87F47E78E81E492A8ABBA72-CARMEL KELL
mailto:Planning@Donegalcoco.ie
mailto:TCONWAY@Donegalcoco.ie
mailto:CKELLY@donegalcoco.ie
mailto:gveeran@urbanarq.ie



A Chara
 
Can you please confirm you have paid the relevant fee of €80.00? 
 
If you have yet to pay the fee you can do so now by ringing the cash office on 074 9153900.
Once the transaction has been processed note your receipt number and return the same to the
planning mailbox.
 
Regards
Teresa
 
 
From: Gavin Veeran <gveeran@urbanarq.ie>
Sent: Friday, January 24, 2025 10:58:29 PM
To: planning mailbox <Planning@Donegalcoco.ie>
Subject: RE: 24057 - THE STRAND HOTEL, SECTION 5 EXEMPTION CERTIFICATE APPLICATION
 

You don't often get email from gveeran@urbanarq.ie. Learn why this is
important

CAUTION: This email originated from outside of Donegal County
Council. Do not click links or open attachments unless you recognise
the sender and are sure that the content is safe.

Good Day,

 
See attached, Section 5 Exemption Certificate Application for an existing Hotel to be used as
temporary accommodation for International Protection Applicants.

 
The attached includes the following:

Completed Section 5 Declaration Application Form

Accompanying Section 5 Report

Drawings in support of the submission

Payment of prescribed Fee (to be paid telephonically)

 
We trust the above and attached is in order. We look forward to a positive outcome.

 
Kind Regards

 
GAVIN VEERAN | MRIAI

 
For and on behalf of   

 

mailto:gveeran@urbanarq.ie
mailto:Planning@Donegalcoco.ie
mailto:gveeran@urbanarq.ie
https://eur04.safelinks.protection.outlook.com/?url=https%3A%2F%2Fscanner.topsec.com%2F%3Fd%3D1317%26r%3Dshow%26u%3Dhttps%253A%252F%252Faka.ms%252FLearnAboutSenderIdentification%26t%3D021ec93c7606e88bd0a2820da23b7aefe1200698&data=05%7C02%7CTCONWAY%40Donegalcoco.ie%7Cd07f5153f145411a712d08dd3eec58e3%7C0f6dd92f401a42d4acd99578b5b96c42%7C0%7C0%7C638735907006365577%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=74aOolse0%2BKstw5hQ%2BNRBK93nsCZFeAeAKa1d9GdkEI%3D&reserved=0
https://eur04.safelinks.protection.outlook.com/?url=https%3A%2F%2Fscanner.topsec.com%2F%3Fd%3D1317%26r%3Dshow%26u%3Dhttps%253A%252F%252Faka.ms%252FLearnAboutSenderIdentification%26t%3D021ec93c7606e88bd0a2820da23b7aefe1200698&data=05%7C02%7CTCONWAY%40Donegalcoco.ie%7Cd07f5153f145411a712d08dd3eec58e3%7C0f6dd92f401a42d4acd99578b5b96c42%7C0%7C0%7C638735907006365577%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=74aOolse0%2BKstw5hQ%2BNRBK93nsCZFeAeAKa1d9GdkEI%3D&reserved=0


    
 
 

 

P Please consider the environment before printing this e-mail  
Disclaimer: This email and any files transmitted with it are intended solely for the use of the person(s) or entity to which it is addressed and may be confidential
and/or legally privileged. Any statements or opinions expressed are not necessarily those of the company. If you have received this in error, you must not copy or
show it to anyone, nor take any action based on it; please delete/destroy and kindly inform the sender immediately. This content of this e-mail and any files
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do not accept any liability for any loss or damage whatsoever that is caused by viruses being passed. You should carry out your own virus checks before opening
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SECTION 5 REFERRAL REPORT – Ref. No:   S5 25/06                 
 
 
1.0 BACKGROUND 
 
1.1 Location: 
 

Strand Hotel, Shore Road, Ballyliffin, Co. Donegal F93 TY75. 
               

               
 
1.2 Site Description: 
 

The site is located within Ballyliffin town. The site is occupied by an existing 
3 storey building fronting on to local road L-1141-1 with the lower part of the 
building to the rear fronting onto the Shore Road.   
 

 
 

 
 

1.3 Planning History 
 



File 
No. Decision Name Address Description 

035329 Conditional NORTHSTAR 
TAVERNS 

STRAND 
HOTEL 
BALLYLIFFIN 
LIFFORD CO 
DONEGAL 

TO SUPERCEED PREVIOUS 
PERMISSION 98/3265 FOR 
DEVELOPMENT TO 
CONSIST OF 
RENOVATIONS AND 
EXTENSION TO PROVIDE 
22 NO ADDITIONAL 
BEDROOMS ENLARGE 
DINING ROOM BAR AREA 
AND FOYER TOGETHER 
WITH ALTERATIONS TO 
EXTERNAL ELEVATIONS 
AND ASSOCIATED 
SERVICES 

 

File 
No. Decision Name Address Description 

983265 Conditional DENNIS 
BRADLEY 

THE 
STRAND 
HOTEL 
BALLYLIFFIN 

RENOVATION AND 
EXTENSION TO PROVIDE33 
NO. BEDROOMS, NEW 
DININGROOM, PUBLIC BAR, 
CIRULATION AREAS AND 
ASSOCIATED SERVICE 

 
 

2.0. THE QUESTION 
 
The agent UrbanARQ Ltd, on behalf of the applicant Mark Crossan, has 
made a submission to Donegal County Council seeking a Declaration of 
Exemption under Schedule 2, Part 1 Class 20F of the Planning and 
Development Regulations 2001 (as amended) as to whether or not the 
following is exempt from planning permission: 
 
Existing hotel to be used as temporary accommodation for international 
protection applicants.  
 

 
3.0 EVALUATION 
 
3.1 Planning and Development Act, 2000  

 
Section 2(1)  
 
In this Act, except where the context otherwise requires - 
 



"structure" means any building, structure, excavation, or other thing 
constructed or made on, in or under any land, or any part of a structure so 
defined, and  
 
(a)    where the context so admits, includes the land on, in or under which the 

structure is situate ...  
 
"works" includes any act or operation of construction, excavation, demolition, 
extension, alteration, repair or renewal ...  
 
Section 3(1)  
 
"Development" in this Act means, except where the context otherwise 
requires, the carrying out of any works on, in, over or under land or the making 
of any material change in the use of any structures or other land.  
 
Section 4(1) sets out development which shall be exempted development. 
 
Section 177U 

 
“In deciding upon a declaration for the purposes of Section 5 of this Act a 
planning authority or the Board, as the case maybe, shall where 
appropriate, conduct a screening for appropriate assessment in accordance 
with the provisions of this Section.” 

 
        3.2     Planning and Development Regulations, 2001  
 

Article 6(1)  
 
Subject to Article 9, development of a class specified in column 1 of Part 1 of 
Schedule 2 shall be exempted development for the purposes of the Act, 
provided that such development complies with the conditions and limitations 
specified in column 2 of the said Part 1 opposite the mention of that class in 
the said column 1.  
 
Article 9 
 
Restrictions on Exemption include inter alia:- . 
 
9.   (1)   Development to which article 6 relates shall not be exempted 

development for the purposes of the Act— 
 

(a) if the carrying out of such development would— 
 

(i)     contravene a condition attached to a permission under the Act 
or be inconsistent with any use specified in a permission under 
the Act, 

(ii)    consist of or comprise the formation, laying out or material 
widening of a means of access to a public road the surfaced 
carriageway of which exceeds 4 metres in width, 

(iii)  endanger public safety by reason of traffic hazard or obstruction 
of road users, 



(vi)   interfere with the character of a landscape, or a view or prospect 
of special amenity value or special interest, the preservation of 
which is an objective of a development plan for the area in which 
the development is proposed or, pending the variation of a 
development plan or the making of a new development plan, in 
the draft variation of the development plan or the draft 
development plan, 

(vii)  consist of or comprise the excavation, alteration or demolition 
(other than peat extraction) of places, caves, sites, features or 
other objects of archaeological, geological, historical, scientific 
or ecological interest, the preservation of which is an objective 
of a development plan for the area in which the development is 
proposed or, pending the variation of a development plan or the 
making of a new development plan, in the draft variation of the 
development plan or the draft development plan, save any 
excavation, pursuant to and in accordance with a licence 
granted under section 26 of the National Monuments Act, 1930 
(No. 2 of 1930),  

(viii) consist of or comprise the extension, alteration, repair or 
renewal of an unauthorised structure or a structure the use of 
which is an unauthorised use. 

 
 

Schedule 2 Part 1 Exempted Development - General 
Temporary Structures and Uses Class 20F 
 
 

           



           

           
 

4.0 ASSESSMENT 
  

The Planning Authority is satisfied that the use of a hotel for temporary 
accommodation for international protection applicants would constitute 
‘development’ as defined in Sections 2 & 3 of the Act.  
 
A ground floor plan (23-026 FP 01) has been submitted which shows an 
additional 10 double ensuite bedrooms being created in what is currently 
a function room to the rear of the hotel.  The remainder of the hotel is 
shaded in grey.  No other floor plans have been submitted.  It is not clear 
from the documentation submitted whether the change of use will apply 
to the entire hotel or just the additional bedrooms shown on the 
submitted floor plan and shaded red on the submitted site layout plan 
(see below).  Further information will be required to clarify whether 
the change of use relates to all or part of the building, submit all floor 
plans (if required) to show where the change of use relates to and 
identify the communal spaces, including dining and recreational areas 
referred to in the accompanying report.   
 
Site layout plan 

 
 
Evidence that the temporary use is either by or on behalf of the Minister 
for Children, Equality, Disability, Integration and Youth would need to be 
submitted in order to be considered within the scope of Class 20F of Part 
1 of Schedule 2 of the Planning and Development Regulations, 2001 (as 
amended).   

 



Insufficient information has therefore been submitted to determine 
whether the development can be considered exempted development.  

 
5.0 RECOMMENDATION 
 
In accordance with section 5(2)(b) of the Planning & Development Act 2000 (as 
amended)  Further Information is required to enable the Planning Authority to 
issue a response to the submitted Section 5 application. 
 
1. Applicant to confirm, through documentary evidence, that the proposed 

temporary use is either by or on behalf of the Minister for Children, 
Equality, Disability, Integration and Youth. 

 
2. Applicant to clarify whether the proposed temporary change of use 

relates to the entire hotel or just the area shown on the submitted ground 
floor plan (shaded red on the site layout plan). 

 
3.  (a) Applicant to submit additional floor plans and clearly delineate all 

areas to be temporarily used by international protection applicants (if 
required) 

 (b) Applicant to submit revised plans to clearly identify the communal 
spaces, including dining and recreational areas referred to in the 
accompanying report. 

 
 
      

                                            
Signed: _____________________ 
 
Position: Assistant Planner  

 
Date:   29th January 2025 

 

 
________________________________ 
Frank Sweeney 
Senior Executive Planner  
Community Development & Planning Services 
29/01/2025 
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Drawing Number Description Size Scale Revision 

24057.S5.0001 Site Plan A3 1:500 *             

24057.S5.0002 Lower Ground Floor Plan A3 1:200 *             

24057.S5.0003 Ground Floor Plan A3 1:200 *             

24057.S5.0004 First Floor Plan A3 1:200 *             

24057.S5.0005 Second Floor Plan A3 1:200 *             

24057.S5.0006 Roof Floor Plan A3 1:200 *             

24057.S5.0007 Amenity, Recreation, Communal, Dining A3 1:500 *             

24057.S5.0101 Sections A3 1:200 *             

24057.S5.0201 Elevation 1 A3 1:200 *             

24057.S5.0202 Elevation 2 A3 1:200 *             
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From: CARMEL KELLY on behalf of planning mailbox
To: TERESA CONWAY
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From: Kathleen Callaghan  
Sent: 29 April 2025 10:57
To: planning mailbox <Planning@Donegalcoco.ie>
Cc: EHS Admin Donegal 
Subject: S525/06 Correspondence from Concerned Citizen
 

CAUTION: This email originated from outside of Donegal County
Council. Do not click links or open attachments unless you
recognise the sender and are sure that the content is safe.

Carmel
 
Please see attached correspondence outlining concerns in respect of the above Section 5
Application which has been referred to the Environmental Health Service.
The concerned citizen references a specific concern regarding the capacity of the public
sewerage system and effective effluent disposal which is a matter for the Planning Authority in
considering this application.
 
I would be grateful if you could confirm receipt of my email and if you could get back to me with any
update on the application if possible.
 
Many thanks
 
Kind Regards
Kathleen
 
Kathleen Callaghan
Oifigeach Sinsearach Sláinte Comhshaoil I  Senior Environmental Health Officer 
 
Seirbhís Sláinte Comhshaoil, Ionad Cúraim Phríomhúil Bhun Cranncha, Ascaill Mhic Fhinn, Bun
Cranncha, Co. Dhún na nGall, F93 E12W.
Environmental Health Service, Buncrana Primary Care Centre, Maginn Avenue, Buncrana, Co
Donegal, F93 E12W.
 
 
 
087 6299406   I   074 9363754 / 63755   I   kathleen.callaghaneho@hse.ie
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"Tá an fhaisnéis sa ríomhphost seo (ceangaltáin san áireamh) faoi rún. Baineann sé leis an té ar seoladh chuige amháin agus tá sé
ar intinn go bhfaighfidh siadsan amháin é agus gurb iadsan amháin a dhéanfaidh breithniú air. Más rud é nach tusa an duine ar leis
é, tá cosc iomlán ar aon fhaisnéis atá ann, a úsáid, a chraobhscaoileadh, a scaipeadh, a nochtadh, a fhoilsiú, ná a chóipeáil .
Seains gurb iad tuairimí pearsanta an údar atá san ríomhphost agus nach tuairimí FSS iad.

Má fuair tú an ríomhphost seo trí dhearmad, bheadh muid buíoch dá gcuirfeá in iúil don Deasc Seirbhísí ECT ar an nguthán ag
+353 818 300300 nó ar an ríomhphost chuig service.desk@hse.ie agus ansin glan an ríomhphost seo ded' chóras."

 

"Information in this email (including attachments) is confidential. It is intended for receipt and consideration only by the intended
recipient. If you are not an addressee or intended recipient, any use, dissemination, distribution, disclosure, publication or copying of
information contained in this email is strictly prohibited. Opinions expressed in this email may be personal to the author and are not
necessarily the opinions of the HSE.

If this email has been received by you in error we would be grateful if you could immediately notify the ICT Service Desk by
telephone at +353 818 300300 or by email to service.desk@hse.ie and thereafter delete this e-mail from your system"

 

tel:%2B353%20818%20300300
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Ref.No: S525/06 

8th May 2025 

Ballyliffin Residents Group 
C/o Catherine Dillion McLaughlin 
Aughrim Heights 
Ballyliffin 
Clonmany 
Co. Donegal  

Re: Section 5 Declaration sought in relation to the use of an existing hotel as 

temporary accommodation for international protection applicants at Strand Hotel, 

Shore Road Ballyliffin. 

--------------------------------------------------------------------------------------------------------- 

A Chara 

I refer to your submission received 2nd May 2025 in relation to the above and wish 

to advise that this submission relates to a Section 5 referral (S5 25/06 refers) and not 

a planning application and as such there is no statutory mechanism for the public 

to engage in the process or to appeal.  Accordingly I return herewith your 

submission. 

Mise le meas 

for Senior Ex. Planner 

Development Management 
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From:

Subject: FW: S525/06 Correspondence from Concerned Citizen
Date: 02 May 2025 14:50:00
Attachments: image001.png

20250428110659887.pdf
image002.png

Kathleen
 
This submission from the member of the public relates to a Section 5 referral (S5 25/06
refers) and not a planning application and as such there is no statutory mechanism for the
public to engage in the process or to appeal. Foul effluent disposal from the building is via
the public foul sewer which will form part of the planning authority’s considerations on the
matter.
 
Regards
 
Frank
 
Frank Sweeney
Senior Executive Planner
Community Development & Planning Services
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CAUTION: This email originated from outside of Donegal County
Council. Do not click links or open attachments unless you
recognise the sender and are sure that the content is safe.

Carmel
 
Please see attached correspondence outlining concerns in respect of the above Section 5
Application which has been referred to the Environmental Health Service.
The concerned citizen references a specific concern regarding the capacity of the public
sewerage system and effective effluent disposal which is a matter for the Planning Authority in
considering this application.
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I would be grateful if you could confirm receipt of my email and if you could get back to me with any
update on the application if possible.
 
Many thanks
 
Kind Regards
Kathleen
 
Kathleen Callaghan
Oifigeach Sinsearach Sláinte Comhshaoil I  Senior Environmental Health Officer 
 
Seirbhís Sláinte Comhshaoil, Ionad Cúraim Phríomhúil Bhun Cranncha, Ascaill Mhic Fhinn, Bun
Cranncha, Co. Dhún na nGall, F93 E12W.
Environmental Health Service, Buncrana Primary Care Centre, Maginn Avenue, Buncrana, Co
Donegal, F93 E12W.
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SECTION 5 REFERRAL REPORT – Ref. No:   S25/06 
 
  

1.0 ASSESSMENT TO DATE 
 

1.1 Please refer to initial report by Leona Finlay dated 29th January 2025.   
 
1.2 Further Information was requested on 11th February 2025 in respect of the following: 
 

1.  Applicant to confirm, through documentary evidence, that the proposed 
temporary use is either by or on behalf of the Minister for Children, Equality, 
Disability, Integration and Youth. 

 
2. Applicant to clarify whether the proposed temporary change of use relates to 

the entire hotel or just the area shown on the submitted ground floor plan 
(shaded red on the site layout plan). 

 
3.  (a) Applicant to submit additional floor plans and clearly delineate all areas to 

be temporarily used by international protection applicants (if required) 
 
 (b) Applicant to submit revised plans to clearly identify the communal spaces, 

including dining and recreational areas referred to in the accompanying 
report. 

 
2.0 FURTHER INFORMATION RECEIVED 
 
2.1 A response was received from the applicant on 28th April 2025 as follows: 
 

Item 1 
A copy of an email received from the Department of Children, Equality, Disability, 
Integration and Youth, confirming they are interested in utilising all offers of 
emergency accommodation has been submitted.  No evidence of a signed contract 
has been submitted therefore the information submitted is not considered sufficient 
to confirm that the proposed temporary use is either by or on behalf of the Minister 
for Children, Equality, Disability, Integration and Youth. 
 
Item 2 
Additional floor plans have been submitted which confirm the change of use relates 
to more areas that originally illustrated –  
 
Lower ground -  3 no. double bedrooms  
Ground floor -  12no. double bedrooms & 2 no. single rooms 
First Floor -   17 no double bedrooms 
Second Floor –  14 no. double bedrooms & 1 no. single room 
 
Total  49 no. bedrooms (15 more than permission granted for under 

03/5329) 
 
A small area on the ground floor has been explicitly excluded from the change of 
use. 
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Item 3 
(a) As above – all floor plans submitted 
(b) The revised ground floor plan submitted now clearly identifies the communal 

spaces, including dining and recreational areas as follows: 
 
Kitchen (112.26m2), communal room/dining (73.01m2), dining hall/recreation 
space (137.02m2), library/study (34.68m2), communal lounge/amenity area 
(144.43m2), reception & office area. 

 
  3.0     Planning and Development Regulations, 2001  

Article 6(1)  
Subject to Article 9, development of a class specified in column 1 of Part 1 of Schedule 2 
shall be exempted development for the purposes of the Act, provided that such 
development complies with the conditions and limitations specified in column 2 of the said 
Part 1 opposite the mention of that class in the said column 1.  
 
Article 9 
Restrictions on Exemption, in particular:- . 

9 (1)   Development to which article 6 relates shall not be exempted development for the 
purposes of the Act— 

(a) if the carrying out of such development would— 
 

(viiB) comprise development in relation to which a planning authority or An Bord 
Pleanála is the competent authority in relation to appropriate assessment and the 
development would require an appropriate assessment because it would be likely to 
have a significant effect on the integrity of a European site,  
 

4.0. FURTHER ASSESSMENT 
• The Planning Authority is satisfied that the change of use from a hotel to 

accommodation for persons seeking international protection would constitute 
‘development’ as defined in Sections 2 & 3 of the Act and would be a material 
change of use of the structure.  

• Following consideration of this proposal and on the basis of the additional 
information submitted it is considered that the development would not come within 
the scope of Class 20F of Part 1 of Schedule 2 of the Planning and 
Development Regulations, 2001 (as amended), specifically in that it hasn’t been 
demonstrated that the proposed temporary use is on behalf of the Minister for 
Children, Equality, Disability, Integration and Youth.   

• It is also noted that the change of use would result in an additional 15 bedrooms to 
the total number granted planning permission.  The WWTP in Ballyliffin currently 
does not have any spare capacity to treat additional loads.  An upgrade to same the 
WWTP is currently planned, however until the treatment plant has been upgraded 
the maximum number of bedrooms that could potentially cater for the change of use 
is 34 (in accordance with 03/5329).  The Planning Authority has concerns that the 
proposed increase in P.E. could result in a risk to public health and the environment 
and, without being demonstrated otherwise, could also have a significant effect on 
the integrity of a European site.   

 
5.0. Recommendation 
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 IT IS HEREBY RECOMMENDED THAT A DECLARATION BE MADE THAT THE 
SUBJECT MATTER OF THE REQUEST AS ABOVE –  

 
 IS Development 
 
 & 
 
 IS NOT Exempted Development 
 
 WITHIN THE MEANING OF THE ABOVE ACT 
 
 Subject development: 

Existing hotel to be used as temporary accommodation for international protection 
applicants.  

 
The Planning Authority in considering this referral, had regard particularly to: 
Section 1, 2, 3, 4 and 177U of the Planning and Development Act, 2000 (as 
amended) and Articles 6(3), 9(1), 10(6) and Class 20F of Part 1 of Schedule 2 of the 
Planning & Development Regulations 2001 (as amended).  
 
And concludes that: 

• The proposal IS DEVELOPMENT within the meaning of the Planning and 
Development Act, 2000 (as amended) and IS NOT EXEMPTED DEVELOPMENT as 
it does not come within the scope of Class 20F of the Planning & Development 
Regulations 2001 (as amended), specifically in that it hasn’t been demonstrated that 
the proposed temporary use is on behalf of the Minister for Children, Equality, 
Disability, Integration and Youth.  
 

 Advice 
The Planning Authority also has concerns that the proposed increase in P.E. 
could result in a risk to public health and the environment and, without being 
demonstrated otherwise, could also have a significant effect on the integrity of 
a European site.   

 

Signed:  
Position: Assistant Planner  
Date:  7th May 2025 

 
________________________________ 
Frank Sweeney 
Senior Executive Planner  
Community Development & Planning Services, 07/05/2025 
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