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1.1 Background to the proposed development
The proposed development forms part of a broader strategy for the regeneration of
Ballybofey-Stranorlar focused on measures to strengthen the physical, social and economic
capacity of the towns and therefore support the identification of Ballybofey-Stranorlar as a
combined Strategic Town in the County Donegal Development Plan 2018-2024 (CDP) and
implement the specific regeneration objectives of the Seven Strategic Towns Local Area Plan
2018-2024 (SSTLAP).
three key transformative and inter-related urban regeneration interventions in the centre of
Ballybofey achieving multiple objectives including:
 Reuse of a heritage asset
 Reduction in vacancy
 Enabling new jobs
 Creating new and high quality public realm
 Enhancing pedestrian accessibility
 Increasing footfall and dwell time in the town centre
 Providing replacement and additional car parking
 Contributing to a more competitive and vibrant town centre
 Enabling civic and community activity and cultural and artistic expression within the
urban environment
 Responding to the challenges arising from the Covid-19 pandemic
The project specifically provides for the proposed reuse and repurposing of a heritage
building in the town centre (The Ritz) to provide a space for enterprise and jobs responding
to the need for high quality 2nd site landing space to attract investors. The reuse of the Ritz
is supported by the creation of a proposed public space in the area of public car parking that
exists to the front of the Ballybofey shops/ side of McElhinneys. The proposed public space
will be a space for people to meet, sit and gather in, to host events and to animate as well
as a space for businesses to spill out onto. It will be a re-imagined space architecturally
including the integration of shelter and inclusive public conveniences. It is proposed as an
attractive civic space in the heart of the town attracting greater footfall to the town centre
and encouraging people to stay longer. In addition and critically, the project provides for
proposed replacement and additional car parking located on lands to the immediate rear of
the Ballybofey shopping arcade. Replacement and additional car parking will be accessible to
the heart of the town centre via an upgraded and physically attractive avenue between the
Ballybofey shopping arcade and McElhinneys Department Store as well as via the existing
footpath infrastructure along Chestnut Road. Proposed façade enhancements to the front
elevation of the Ballybofey shopping arcade will complete the visual enhancements of the
town centre and provide canopy shelter that will respond specifically to the challenges of the
Covid-19 pandemic to both business and people.
The proposed development has potential in relation to a current, open call for applications to
the Rural Regeneration and Development Fund (RRDF) by the Department of Rural and
Community Development in June 2020 (third call for applications). The RRDF call aims to
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implement the objectives of the Governments ‘Project Ireland 2040’ and invites applications
for funding for shovel ready projects to be submitted by 1st December 2020. The current
call for RRDF applications has been repositioned from previous calls in order to respond to
the challenges arising from the Covid-19 crisis. It therefore sets a strong focus on economic
recovery and town and village centre regeneration. In particular the primary focus of the
third call for applications is:
 To ensure that the investment provided can act as a key driver for economic
recovery in the post Covid-19 environment, providing an immediate stimulus to
support the recovery and further development of rural economies and communities
and;
 To deliver planned and sustainable regeneration in towns and villages, driving
greater economic activity and footfall, addressing dereliction and ensuring the reuse
of buildings.
Subject to appropriate completion of Part VIII process, it is anticipated that the proposed
development will be the subject of an application for funding to RRDF by Donegal County
Council.

1.2

Location of the proposed development

The location of the proposed development is the townland of BALLYBOFEY, specifically
located in the core town centre of Ballybofey as set out hereunder and as outlined on
drawing no.: BS/SEED/01 (Site Location and Extents):


The former Ritz Cinema is located fronting Main Street, Ballybofey within the town
centre environment. The Ritz cinema, now vacant, is proposed for part-demolition
and erection of new extension within the footprint of the existing vacant building to
provide for reuse for the purposes of enterprise space. The building is set slightly
back from the street-frontage surrounded by existing businesses, retailers and
services.



The proposed redevelopment of an existing car park as a new civic space is located
within the existing site extents of the existing public car park located to the side of
McElhinneys Department Store and to the front of the Ballybofey shopping arcade,
located at Main Street. The proposed location of the civic space is within the existing
town centre and urban environment surrounded by many existing business, retailers
and services provided in the adjoining buildings and streets including the Ballybofey
shopping arcade, the businesses of which front onto the space.



The proposed new car park is located on lands to the rear of the Ballybofey shopping
arcade and within a town centre environment of significant retail and commercial
scale.
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The site is located within the ‘town centre’ as designated on the Ballybofey land use zoning
map (Map 3) contained in the Seven Strategic Towns Local Area Plan 2018-2024 as further
outlined in section 1.4.2 of this document, also identified as ‘Opportunity Site 1’. The site is
located in a flood risk area (Flood Zone A) which is also an area defended by flood defenses.
A Flood Risk Assessment of the proposed development has been carried out and
accompanies Part VIII documentation and is also further outlined in section 1.5 of this
report.

1.3

Description of the proposed development

The specific nature of the works is as follows:
 Demolition of the double height auditorium block at the northern end of the former Ritz
Cinema together with demolition of existing shed to the rear of same;
 Restoration and refurbishment of the entrance block to the former Ritz Cinema,
construction of a new 2 and 3-storey contemporary extension with bridge link and
change of use to an Enterprise building;
 Re-development of an existing public car park to provide for a civic space, inclusive of
pedestrian infrastructure, road frontage canopy detail, public amenities and changing
places facility;
 Construction of façade enhancements to the existing shopping arcade;
 Construction of a new two-storey car park with approx. 130no. spaces, sustainable
urban drainage system (SUDS) and enhanced pedestrian linkage to the new civic space;
 All associated ancillary works to include site drainage, connection to public water supply
and other services, landscaping, development related signage & public art, connection &
discharge to the public sewerage network.

1.3.1 The Ritz
The Ritz building is a heritage building identified on the National Inventory of Architectural
Heritage (NIAH; Ref 40838021) as of Regional importance for its architectural and social
interests. The building is not listed on the Record of Protected Structures of the CDP. The
building was originally used as a cinema from its opening in 1946 to 1982 when the Balor
Theatre Company moved in and it became home to the Balor Arts Centre until June 2008.
The building has been vacant since 2008.
Recognizing the important heritage value of the entrance block to the former Ritz Cinema,
the proposed development provides for the restoration and refurbishment of this part of the
building together with the demolition of the double height auditorium block at the northern
end of the former Ritz Cinema and demolition of the existing shed to the rear. A new 2 and
3-storey contemporary extension is proposed to wrap into the restored entrance block
heritage structure together with a bridge link at the rear to connect to a new build structure
at the location of the existing shed. All proposed works are within the footprint of the
existing vacant structure. A change of use is proposed to an Enterprise building. Specifically,
the proposed development at the Ritz will provide:
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1,400sqm/15,000sqft flexible open plan office accommodation with capacity for
approximately 200 people.
Meeting rooms, break out space, canteen facilities and toilets.
300sqm/ 3,000sqft break out roof garden space.

The NIAH record describes the building as follows:
‘Detached three-bay one-and-two-storey former cinema, built 1945-6, comprising singleand two-storey entrance block on complex irregular-plan having advanced bay to the
west end of the entrance front (south) with curved corners, recessed bay to the east end
of the entrance front having curved corner, central entrance bay (on square-plan) having
canopy porch with curved corners, and with multiple-bay double-height auditorium block
to the north having clasping buttresses to side elevations (east and west). Single-storey
block to the east side of auditorium having mono-pitched roof over. Now in use as a
theatre and arts centre. Flat roofs to the entrance block (south) hidden behind raised
smooth rendered parapets with concrete coping over, shallow pitched roof to auditorium
with rendered chimneystack to the rear (north). Painted smooth rendered walls; applied
raised lettering reading 'RITZ’ to the centre bay of the entrance front, over doorway, with
modern electronic display panel to base. Double-height square-headed window opening
to projecting west bay to entrance front having fixed glass block lights. Square-headed
window openings to other elevations having modern window fittings. Square-headed door
opening to centre bay of entrance front having a pair of glazed timber double-doors;
doorway accessed up flight of steps with curved corners, and with mosaic tiled decoration
to lips of threads. Square-headed doorways\emergency exits to side and rear elevations
(north) having modern fittings. Set slightly back from street-frontage to the east end of
Ballybofey with paved forecourt to south. Laneways to the east and west side elevations
giving access to the rear’.

The NIAH appraisal states:
‘This striking if stark mid twentieth-century International-style cinema retains its original
form and character to the entrance front despite some alterations. The irregular almost
blank entrance front with clean lines, the double-height glass block lights, the raised
parapets hiding flat-roofs, are all interesting features that are features of the
International-style of architecture with, perhaps, some subdued Art Deco references in
the curved corners, the curved canopy porch and the mosaic tiled decoration to the
entrance steps. This type of architecture was commonly applied to cinema buildings in
Ireland, and throughout the world, at the time of construction, and was seen as reflecting
the 'modern' and 'futuristic' image of cinema during its heyday from the 1930s to the
1960s. In common with many contemporary cinemas across the county the application of
a futuristic style extends only to the entrance block, with the auditorium block
encompassing a much more utilitarian design. This cinema was built to designs by the
Belfast architect John McBride Neill (1905 - 1974), a prolific and noted designer of
individualistic cinemas, almost exclusively in Northern Ireland - this is his only known
commission in the Republic, from c. 1929 until the 1950s. It was built for a William Barry
and was completed during the winter of 1945/46. Although somewhat dilapidated, this
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striking building represents a rare example of its type and date in Donegal, and is an
integral and eye-catching element of the architectural heritage of Ballybofey, adding
variety to the streetscape to the east end of the centre of the town’.
Images: The Ritz

The NIAH appraisal confirms the heritage value of the entrance block and importance of the
restoration of this part of the structure and appraises the auditorium block as of lesser
heritage value, utilitarian design i.e. designed to be useful and practical as opposed to
attractive, to such an extent to render demolition as proposed acceptable. In this regard,
the NIAH appraisal specifically states:
‘In common with many contemporary cinemas across the county the application of a
futuristic style extends only to the entrance block, with the auditorium block
encompassing a much more utilitarian design’.
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1.3.1.1

The Ritz Design Concept

The design concept in respect of the Ritz building is three-fold:
 Restoration and repair of the heritage entrance block and;
 Contemporary new build structure to the rear, distinct from the heritage building
whilst threading design features to wrap the architecture of heritage and new
together.
 Internal flexible open plan space
Restoration and repair of the heritage entrance block
The proposed design ensures the heritage value of the entrance block to the front of the
site is restored including repair and restoration of glass blocks together with appropriate
replacement where repair is not possible; renewal of the ‘Ritz’ lettering in raised and back-lit
art deco letter type; smooth render painted finish of pale colour palette; repair of curved
corner steps and mosaic tile decoration and; replacement of existing modern window fittings
with aluminium windows. No additional openings are proposed on the front elevation. The
slight set back of the existing building in the streetscape is also to be retained.

Left and above: Examples
of art deco letter type

Right: Example of
glass block lights

Contemporary new build structure to the rear
The new build structure to the rear is proposed as a combination of 2 and 3 storeys to
ensure a graduated stepped ridge line from the connection to the heritage building and
thereby protecting the integrity of the entrance block. To this end, a 2 storey step is
proposed in the central core of the site, behind and connecting with the restored entrance
block incorporating a shallow pitched roof to reflect and match the shallow aspect of the
existing pitch line of the parapet wall at the back of the existing heritage entrance block.
Further back on the site, a flat roofed 3 storey structure is proposed that will not interfere
visually or be obtrusive or incongruous in relation to the heritage building when viewed from
the Main Road due to the depth of the site, remove from the main entrance block and
related perspective wherein this element will not be highly visible.
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The 2 storey new build element is connected to the heritage building using a full glass
transition to provide a distinct link and contrast between heritage and new. The new build
structure comprises a wrap around of solid to void in a combination of finishes including:
 Smooth render in palette to match the finish of the restored heritage entrance block;
 Glass with finned structure
 Clad finish with finned structure in Corten steel or other similar alternative.
The design concept provides a solid to void ratio that results in a visually light structure and
maximises light to the interior. Integration and match of the smooth render finish from the
original heritage building to the new build structure results in threads of the original heritage
building weaving throughout and wrapping around the new build structure and ensuring the
architectural primacy of the heritage entrance block and continuation of its references and
language throughout the rest of the building. The use of Corten cladding or other similar
alternative provides a distinctive and striking orange/red contrast between the heritage
fabric and new build.

Left: Examples of glass
connection between buildings
Right and above: Examples of
cladding in red/orange colour
palette

Internal flexible open plan space
Proposed internal flexible open plan space provides an adaptable property solution to meet
the identified need for 2nd site soft land space including investors seeking to regionalise an
arm of business from the cities; UK investors seeking a location within EU markets or; other
Foreign Direct Investment. Internal space will integrate characteristics of the natural
environment of the twin towns including features such as Living Walls.

Above and right: Examples of open plan
flexible office space and Living Walls
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1.3.2 The proposed new civic space
The redeveloped car park located to the front of the Ballybofey shops and to the side of
McElhinneys Department Store will provide approximately 2,000 sqm of civic space/town
square. At present it provides 76 car parking spaces (inclusive of 3 accessible spaces).
Replacement car parking together with additional car parking is proposed as part of the
proposed scheme located to the rear of the Ballybofey shopping arcade in order to deliver
approximately 130 car parking spaces.
The design concept for the proposed new civic space/ town square provides for an open,
readily accessible, multi-user space that will function as a space for people to meet, to sit
and gather in, to host events and to animate, as well as a space for businesses to spill out
onto. The concept for the proposed development is a Project for Public Life that will
dramatically change the fabric of the town centre working towards an attractive and
healthier town centre in which people will choose to spend more time in, to live in, to visit,
to work in and to invest in. The proposed development provides for a re-imagined space
architecturally including the integration of bespoke shelter and inclusive public conveniences
including the integration of a ‘Changing Places’ facility providing accessible public
conveniences for those with significant accessibility needs that cannot be met by standard
accessible toilets.
The proposed civic space provides for a permeable paved surface finish in order to respond
to flood risk together planting, landscaping, seating, public lighting, wifi hotspots, cycle
stands and bicycle repair stand and all associated site works, including, drainage, ducting
and re-grading of existing profiles.
The proposed development also incorporates façade enhancement works to the front and
partially to the sides of the Ballybofey shopping arcade by means of installation of fibre
cement panels fixed to the front façade to improve the legibility and unity of the existing
building. In addition, the installation of a canopy structure along the full length of the front
facade is proposed together with integrated lighting and rationalization of signage thus
completing the visual enhancements whilst also providing canopy shelter that will respond
specifically to the challenges of the Covid-19 pandemic to both business and people.
Enhancements are also proposed to the avenue linking the civic space/ town square/ town
centre to the proposed new car park by means of continuation of proposed permeable
paving. An additional high level canopy shelter is proposed to cover part of the avenue
between McElhinneys Department Store and the Ballybofey shopping arcade with creative
art installation underneath.
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Left: Concept for
bespoke canopy
to front (roadside)
edge of civic
space

Right and below:
Concept for a multifunctional space for
people; a Project for
Public Life

Left and below: Concept for the integration of
creative art

1.3.3 The proposed new car park
A proposed scheme provides for a proposed new 2 storey car park on lands to the rear of
Ballybofey shopping arcade together with enhanced pedestrian connectivity via a pedestrian
avenue to the east of the Ballybofey shopping arcade and via the existing footpath along
Chestnut Road. The capacity of the proposed car park is approximately 130 spaces to
replace the existing 76 spaces that currently exist at the front of the shopping arcade. This
results in additional capacity of 54 spaces; an increase of 71%.
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The proposed design in respect of the car park responds to the location of the site with in
an area of flood risk as outlined in further detail in section 1.5 of this report and the
accompanying ‘Flood Risk Assessment’ and ‘Surface Water Drainage Design and Compliance
with SUDs Report’.

1.4

Policy Context

The statutory plans relating to the area of the proposed development are the County
Donegal Development Plan 2018-2024 (CDP) and the Seven Strategic Towns Local Area Plan
2018-2024 (SSTLAP).

1.4.1 The County Donegal Development Plan 2018 – 2024
It is the aim of the County Development Plan, 2018-2024 (CDP) to “unlock the potential of
towns and villages through regeneration and renewal so as to strengthen the social,
community and economic capacity and vitality of towns and strengthen rural communities” –
Chapter 3, Part A ‘Towns and Villages’ refers. The ‘Strategy for Renewal and Regeneration
of Towns and Villages’ set out in Chapter 3 of the CDP, designates Ballybofey-Stranorlar as
one of the County’s Layer 2A ‘Strategic Towns’ due to the scale of its population (third
largest settlement in the County; 4,852 people in the 2016 Census) and its role as a key
service centre at the sub-county level. The CDP works to strengthen Layer 2A towns in order
to drive growth and development in the County as a whole. Ballybofey-Stranorlar is
specifically identified as a Layer 2A Strategic Town with a focus on the towns as a ‘Centre of
Excellence for Sport and Recreation’; an educational hub; noted for their proximity to the
Northern Ireland border and associated cross border context and; noted for the extent of
retail offering.
Furthermore, the CDP outlines the role of town and village regeneration in strengthening the
County’s economy through Strategic Objective S-O-5 ‘to prioritise regeneration and renewal
of the County’s towns, villages and rural areas in order to support vibrant and strengthened
communities and drivers of economic growth’. This is also supported through the aim of
Chapter 7 as regards built heritage, ‘To preserve, protect and enhance the built heritage of
the County.’ The Plan provides specifically for regeneration and renewal initiatives; the
sustainable growth of towns; place-making initiatives; appropriate employment generating
developments; the preservation, protection, enhancement and sustainable use of built
heritage and; the appropriate development of tourism, through a range of policies and
objectives including:
TV-O-1:
To support initiatives for renewal and regeneration of County Donegal’s
towns and villages with a particular focus on ‘Strategic Towns’ identified as
Layer 2 in the settlement structure.
TV-O-3:
To harness and maximise the economic potential of the County’s towns and
villages that may contribute to the sustainable economic growth of the
County.
TV-O-4:
To support initiatives to strengthen and improve the physical environment of
towns and villages and encourage positive place-making.
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TV-P-1:
TV-P-3:

TV-P-5:

ED-O-3:

BH-0-3:
BH-0-4:
BH-0-5:

BH-P-4:

TOU-O-1:

1.4.2

It is the policy of the Council to encourage proposals aimed at harnessing
particular ‘Special Economic Functions’ of the County’s ‘Strategic Towns’.
It is the policy of the Council to seek quality in proposals for new
development within town centres in order to contribute to positive placemaking.
It is a policy of the Council to consider proposals for contemporary
architecture within town centres which:
 Provides for a high quality design and utilises high quality durable
materials.
 Is sympathetic to the overall height, scale, and mass, and would not be
otherwise incongruous with, the adjacent buildings or streetscape.
To facilitate appropriate employment generating developments into the
gateway centre of Letterkenny and the Strategic Support Towns, and to
support the economic development of smaller towns and villages throughout
the County.
To promote economic growth and sustainability through the ongoing
regeneration of the built environment.
To harness the economic benefits of the historic environment including the
promotion of heritage tourism in both rual and urban areas.
To facilitate appropriate revitalization and reuse of the built heritage
throughout the County including vernacular and/or historic industrial and
maritime buildings using best conservation practice and traditional building
skills.
It is a policy of the Council to ensure the repair, reuse and appropriate
refurbishment of vernacular and/or historic buildings, which make a positive
contribution to the built heritage of the area including those as referred to on
the National Inventory of Architectural Heritage.
To sustainably develop and realise the potential of Donegal’s Tourism product
as a key economic driver of, and social catalyst for the County.

The Seven Strategic Towns Local Area Plan 2018-2024

The Strategic Objective of the SSTLAP relating to Ballybofey-Stranorlar is, ‘That, by 2024,
Ballybofey-Stranorlar will have an enhanced reputation as a sporting centre of excellence
and as a key centre of recreation and hospitality for the County. In addition, the Twin Towns
will have an enhanced reputation also as an attractive place to live and work on foot of
expanded residential and retail facilities and on foot also of strategic infrastructural
improvements to the town’.
The subject site is located within the identified ‘town centre’ on the land use zoning map for
Ballybofey-Stranorlar (Map 3 of the SSTLAP). Within the ‘town centre’ it is an objective of
the SSTLAP to, ‘encourage and facilitate the strengthening of the vitality and viability of
Ballybofey and Stranorlar town centres through a balanced approach of encouraging town
centre brownfield and regeneration developments whilst also acknowledging the constraints
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of the town centres and therefore accommodating suitably-located edge-of-centre
developments for bulky goods retailing that would complement the town centre offering’.
The SSTLAP identifies 6 ‘Opportunity Sites’ and states that their suitable development is
critical to the regeneration and growth of the towns while their development will also
contribute to the overall economic development of the towns. The subject site forms part of
‘Opportunity Site 1’ entitled ‘Ballybofey Town Centre’ described as ‘being located in the town
centre core of Ballybofey, adjacent to the National Primary Road/Main Street and in an area
of prime, high profile opportunity for a major development in the heart of the town centre’.
Image: Ballybofey-Stranorlar Land Use Zoning Map (Map 3 of the SSTLAP)
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Image: Ballybofey-Stranorlar Town Centre Insert (As contained in Map 3 of the
SSTLAP)

Policy BS-TC-01 relates to Opportunity Site 1 and states:
‘It is a policy of the Council to consider proposals for retail, commercial or tourism
development on Opportunity Site 1; or for development providing for a combination of
some, or all, of the aforementioned uses, subject to compliance with the undernoted
criteria, all other relevant policies of the LAP and taken in the context of the proper
planning and sustainable development of the area. Proposals shall only be considered in
the context of a comprehensive masterplan, a comprehensive flood risk assessment (and
appropriate mitigation measures as appropriate), and a comprehensive traffic impact
assessment (and appropriate mitigation measures as appropriate). Any flood risk
assessment shall explicitly consider residual risks of flooding and attenuation of rainfall
during flood events. In exceptional circumstances, proposals for minor development may
be considered in the absence of a Masterplan where the Planning Authority is satisfied
that the overall masterplan approach will not be prejudiced.
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The design principles set out below shall form the basis of the terms of reference for a
masterplan to guide and inform development of the site:
a) Design shall be of high quality, innovative and modern in architectural form so as to
provide for landmark buildings and to contribute positively to the urban form. In
particular, the existing car parking area to the front of the Ballybofey Shopping
Centre may be the location for the development of a quality, designed civic space,
subject to advance replacement of parking spaces that will be displaced at suitably
convenient location(s).
b) Proposals shall provide for a strong riverside frontage along the eastern side of the
site.
c) Proposals shall incorporate sufficient car parking to serve the proposed development.
In this regard, internalized multi- storey car parking will be encouraged in order to
make most efficient use of this brownfield site.
d) With specific reference to the current Finn Park part of the site, a layout that
provides for sufficient set back of frontage at Navenny Street so as to make sufficient
provision for a public footpath and associated public lighting and drainage’.
Having regard to Policy BS-TC-01 the following additional considerations are relevant:
 The proposed development is considered as an exceptional circumstance as regards
the preparation of a masterplan as the proposed development is minor in its site
extents (0.89ha’s/2.19 acres) when considered in the context of the scale of the
entire Opportunity site 1 (5.87ha’s/ 14.51 acres), representing only 15% of the
entire area of Opportunity Site 1. As a minor proposal in the context of the scale of
Opportunity Site 1, policy BS-TC-01 provides that minor developments may be
considered in the absence of a Masterplan where the Planning Authority is satisfied
that the overall masterplan approach will not be prejudiced. Notwithstanding the
nature of the proposed development as minor in the context of its site extents
relative to the extent of Opportunity Site 1, the proposed development relates to the
reuse of two areas of the existing urban fabric (the vacant Ritz building and the
existing public car park) and provides for development within the existing site
extents of same thus by virtue, the proposed development will not prejudice the
overall masterplan approach. In lieu, the proposed development provides for the
orderly redevelopment of existing urban and brownfield sites. In addition, the
proposed redevelopment of the existing car park for use as a civic space is explicitly
provided for by policy BS-TC-01. Furthermore, the area proposed as a new car park
is surrounded by existing urban development, represents the optimum ‘suitably
convenient location’ for replacement car parking as required by policy BS-TC-01 and
would therefore not prejudice the execution of a masterplan approach within the
extensive remainder of Opportunity site 1.
 The proposed development is located within an area of flood risk as outlined in
further detail in section 1.5 of this report. A Flood Risk Assessment of the proposed
development has been carried out and accompanies Part VIII plans and particulars
and has informed the design of the proposed development.
 A Traffic and Transport Assessment is not mandatory in respect of the proposed
development and has not therefore been undertaken.
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As referenced, the proposed development implements policy BS-TC-01 of the SSTLAP which
states:
‘…. In particular, the existing car parking area to the front of the Ballybofey Shopping
Centre may be the location for the development of a quality, designed civic space,
subject to advance replacement of parking spaces that will be displaced at suitably
convenient location(s)’.
Other relevant objectives and policies of the SSTLAP include:
BS-ED-01:

BS-IS-4:

GEN-EH-5:

1.5

It is an objective of the Council to expand the economic development function
of Ballybofey-Stranorlar in the context of its strategic location in the Border
Region, subject to compliance with all relevant objectives and policies of this
LAP and the Habitats Directive and having regard to all relevant material
planning and environmental considerations.
It is an objective of the Council to improve pedestrian and cycle accessibility
throughout the plan area subject to compliance with the Habitats Directive,
other environmental considerations and all other relevant objectives and
policies of this LAP.
It is an objective of the Council to conserve, protect and enhance the
architectural heritage of the towns covered by this LAP and to support
economic growth and sustainability as well as the enhancement of civic and
public space through the ongoing regeneration and reuse of the built
environment.

The proposed development and flood risk

A Flood Risk Assessment (FRA) of the proposed development has been undertaken by Tobin
Consulting Engineers and informed the proposed surface water drainage design as outlined
in the accompanying report entitled, ‘Surface Water Drainage Design and Compliance with
SUDs Report,’ also prepared by Tobin Consulting Engineers. The FRA and surface water
drainage report accompany the Part VIII documentation. The FRA outlines that:
 The SFRA flood mapping of the SSTLAP shows that the proposed development is
located within Flood Zone A; at risk from flooding during a 1% AEP event and states
that it should be noted that in accordance with the ‘Planning System and Flood Risk
Management Guidelines for Planning Authorities, the SFRA flood zone mapping
considers an undefended scenario.
 The actual risk of flooding is reduced due to the flood protection afforded by the
existing clay embankments on the River Finn.
 The works proposed as part of the SEED project are considered a minor proposal in
line section 5.28 of the ‘The Planning System and Flood Risk Management Guidelines’
and as such the Justification Test is not applicable.
The FRA concludes that:
 Discharge of surface water from the site should be limited to greenfield runoff rates
following the principals of SUDS and;
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Flood protection measures should be incorporated into the Ritz extension/renovation
to mitigate against potential flood damages.

Following the FRA, the ‘Surface Water Drainage Design and Compliance with SUDs Report,’
prepared by Tobin Consulting Engineers, outlines the design of the scheme as regards
surface water drainage and provides for:
 Integration of Sustainable Urban Drainage Systems including attenuation as an
integral component throughout the development in response to known flood risk in
order to replicate greenfield run-off characteristics which includes as a part of the
SUDS design, permeable paving to the area of the civic space together with
attenuation storage (and hydrobrake flow control device) within the proposed car
park footprint. These design measures will work to re-establish a natural hydrological
balance and runoff volume through the site.
 Discharge of all storm water generated on site from roadways and parking areas via
a hydrocarbon interceptor before entering existing public surface water infrastructure
thus ensuring the removal of hydrocarbon pollutants and removing the risk of
discharge of such pollutants back into the environment. Specifically, the design
provides for a Class 1 Bypass type hydrocarbon interceptor installed upstream of the
connection to the existing public surface water infrastructure (as shown on drawing
no: BS/SEED/05, entitled ‘Proposed storm drainage layout –SUDS’).

1.6

Screening in relation to Appropriate Assessment

The proposed Part VIII development has been screened for the purposes of Appropriate
Assessment and it has been determined that Stage 2 Appropriate Assessment is not
required. Please refer to Screening Report.

1.7

Screening in relation to Environmental Impact Assessment

The proposed Part VIII development has been screened for the purposes of Environmental
Assessment and it has been determined that Environmental Impact Assessment is not
required. Please refer to Screening Report.

1.8

Proper planning, sustainable and orderly development of the area

It is considered that the proposed Part VIII development providing for the town centre
regeneration of Ballybofey-Stranorlar is in accordance with the provisions of the County
Donegal Development Plan, 2018-2024 and the Seven Strategic Towns Local Area Plan
2018-2024 and in particular will give full effect to the regeneration objectives and policies
therein. It is considered that the proposed development is therefore in accordance with the
proper planning, sustainable and orderly development of the area.
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1.9 Schedule of Plans

Drawing number Title
BS/SEED/01

Site Location and extents

BS/SEED/02

Existing site layout

BS/SEED/03A

The Ritz- existing plans (floor plans; front & back elevation & section A-A)

BS/SEED/03B

The Ritz- existing plans (side elevations)

BS/SEED/03C

The Ritz- existing shed plans, elevations and section A-A

BS/SEED/04

Proposed site layout

BS/SEED/05

Proposed storm drainage layout (SUDS)

BS/SEED/06A

Proposed plans for public conveniences/changing places facility and section
through proposed canopy to public realm.

BS/SEED/06B

Proposed plans for public conveniences/changing places facility and section
through proposed canopy to public realm.

BS/SEED/07

Ballybofey Shopping Arcade-existing and proposed elevations

BS/SEED/08A

The Ritz- proposed plans (ground & first floor plans, elevation B & rear
elevation)

BS/SEED/08B

The Ritz- proposed plans (2nd floor plan &roof top plan)

BS/SEED/08C

The Ritz- proposed plans (elevations front, sides and elevation A & section A-A)

BS/SEED/09

Proposed car park-proposed plans, elevations, section
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