An
Bord Board Order

Pleanala ABP-306384-20

Planning and Development Acts 2000 to 2019
Planning Authority: Galway City Council

Planning Register Reference Number: 19/51

Appeal by Bernie and Mary Casey care of James Roche of 16 Forster Street,
Galway, by Fattal Jurys Operation (Ireland) Limited care of MKO of Tuam
Road, Galway, and by Others against the decision made on the 12™" day of
December, 2019 by Galway City Council to grant subject to conditions a
permission to Fattal Jurys Operation (Ireland) Limited in accordance with

plans and particulars lodged with the said Council:

Proposed Development: An extension to the existing Jurys Inn Hotel. The
overall extension results in a total increase in floor area of approximately
3,822 square metres, resulting in a building of 8,906 square metres total gross
floor area. The extension will result in the provision of 89 number additional
rooms, a restaurant/bar at ground floor level and internal reconfiguration. The
development consists of: (1) An extension of the existing building comprising
two additional floors and external plant area at roof level (2,795 square metres
including plant); (2) The creation of a new wing facing onto the River Corrib
comprising of an extension to the existing four storeys at all levels; (3)
Revisions to the existing facades, including a single storey extension to the
main entrance area; (4) Landscaping works facing onto the River Corrib and
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Father Griffin Road/Quay Street; and (5) All other associated site
development and servicing works. Blakes Castle is included within the
planning application boundary and is a Protected Structure (RPS Ref 8116),
all at Jurys Inn, Quay Street, Galway. The proposed development was revised
by further public notices received by the planning authority on the 15" day of
November, 2019.

Decision

GRANT permission for the above proposed development in accordance
with the said plans and particulars based on the reasons and

considerations under and subject to the conditions set out below.

Matters Considered

In making its decision, the Board had regard to those matters to which, by
virtue of the Planning and Development Acts and Regulations made
thereunder, it was required to have regard. Such matters included any
submissions and observations received by it in accordance with statutory

provisions.

Reasons and Considerations

Having regard to the provisions of the Galway City Development Plan 2017-
2023, and to the scale and pattern of development in the area, including the
scale and proximity of existing residential development, it is considered that,
subject to compliance with the conditions set out below, the proposed
development would not seriously injure the visual or residential amenities of
the area or of property in the vicinity, and would be acceptable in terms of
traffic safety and convenience. The proposed development would, therefore,
be in accordance with the proper planning and sustainable development of

the area.
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Appropriate Assessment:

The Board agreed with the screening assessment and conclusion carried out
in the Inspector’s report that the Lough Corrib Special Area of Conservation
(Site Code:000297), Galway Bay Complex Special Area of Conservation (Site
Code:000268) and Inner Galway Bay Special Protection Area (Site
Code:004031) are the only European Sites in respect of which the proposed
development has the potential to have a significant effect.

The Board considered the Natura impact statement and associated
documentation submitted with the application for approval, the mitigation
measures contained therein, the submissions and observations on file, and
the Inspector’'s assessment. The Board completed an appropriate assessment
of the Lough Corrib Special Area of Conservation (Site Code:000297), Galway
Bay Complex Special Area of Conservation (Site Code:000268), and Inner
Galway Bay Special Protection Area (Site Code:004031), in view of the site’s

conservation objectives.

The Board considered that the information before it was adequate to allow the
carrying out of an appropriate assessment. In completing the appropriate

assessment, the Board considered, in particular, the following:
(i) the likely direct and indirect impacts arising from the proposed
development both individually or in combination with other plans or

projects,

(i)  the mitigation measures which are included as part of the current

proposal, and

(i) the conservation objectives for the European Site.
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In completing the appropriate assessment, the Board accepted and adopted
the screening and the appropriate assessment carried out in the Inspector’s
report in respect of the potential effects of the proposed development on the
afore-mentioned European Site, having regard to the site’s conservation

objectives.

In overall conclusion, the Board was satisfied that the proposed development,
by itself or in combination with other plans or projects, would not adversely
affect the integrity of the European Sites, in view of the sites’ conservation

objectives.

Conditions

1. The proposed development shall be carried out and completed in
accordance with the plans and particulars lodged with the application, as
amended by the further plans and particulars received on the 15t day of
November, 2019, except as may otherwise be required in order to
comply with the following conditions. Where such conditions require
details to be agreed with the planning authority, the developer shall
agree such details in writing with the planning authority prior to
commencement of development and the development shall be carried
out and completed in accordance with the agreed particulars.

Reason: In the interest of clarity.
2.  Water supply and drainage arrangements, including the attenuation and
disposal of surface water, shall comply with the requirements of the

planning authority for such works and services.

Reason: In the interest of public health.
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3. Site development and building works shall be carried only out between
the hours of 0700 to 1800 Mondays to Fridays inclusive, between 0800
to 1400 hours on Saturdays and not at all on Sundays and public
holidays. Deviation from these times will only be allowed in exceptional
circumstances where prior written approval has been received from the

planning authority.

Reason: In order to safeguard the residential amenities of property in

the vicinity.

4. Details of the materials, colours and textures of all the external finishes
to the proposed development shall be submitted to, and agreed in writing

with, the planning authority prior to commencement of development.

Reason: In the interest of the visual amenities of the area.

5. No additional development shall take place above roof parapet level,
including lift motor enclosures, air handling equipment, storage tanks,
ducts or other external plant, telecommunication aerials, antennas or

equipment, unless authorised by a further grant of planning permission.

Reason: To protect the residential amenities of property in the vicinity

and the visual amenities of the area.

6. Construction and demolition waste shall be managed in accordance with
a construction waste and demolition management plan, which shall be
submitted to, and agreed in writing with, the planning authority prior to
commencement of development. This plan shall be prepared in
accordance with the “Best Practice Guidelines on the Preparation of
Waste Management Plans for Construction and Demolition Projects”,
published by the Department of the Environment, Heritage and Local

Government in July 2006.
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Reason: In the interest of sustainable waste management.

The construction of the development shall be managed in accordance

with a Construction Management Plan, which shall be submitted to, and

agreed in writing with, the planning authority prior to commencement of

development. This plan shall provide details of intended construction

practice for the development, including:

(@)

(b)

(©)

(d)

(€)

(f)

(9)

(h)

Location of the site and materials compound(s) including area(s)
identified for the storage of construction refuse.

Details of measures to ensure the walkway along the River Corrib

is kept open and accessible.

Location of areas for construction site offices and staff facilities.

Details of site security fencing and hoardings.

Details of car parking facilities for site workers during the course of

construction.

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

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

Measures to obviate queuing of construction traffic on the adjoining
road network.

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

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

during the course of site development works.

() Details of appropriate mitigation measures for noise, dust and

vibration, and monitoring of such levels.

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

drains.

A record of daily checks that the works are being undertaken in
accordance with the Construction Management Plan shall be kept for
inspection by the planning authority.

Reason: In the interest of amenities, public health and safety.

8. (a) The developer shall employ a qualified archaeologist to monitor all

groundworks associated with the development.

(b) Should archaeological material be found during the course of
monitoring, the archaeologist may have work on the site stopped,
pending a decision as to how best to deal with the archaeology.
The developer shall be prepared to be advised by the Department
of Arts, Heritage, Regional, Rural and Gaeltacht Affairs with regard
to any necessary mitigating action (that is, preservation in situ, or
excavation) and should facilitate the archaeologist in recording any

material found.
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10.

(c) The planning authority and the Department of Arts, Heritage,
Regional, Rural and Gaeltacht Affairs shall be furnished with a

report describing the results of monitoring.

Reason: To ensure the continued preservation (either in situ or by
record) of places, caves, sites features or other objects of archaeological

interest.

A suitably qualified conservation architect shall be employed to manage,
monitor and implement the works on the site and to ensure adequate
protection of the retained and historic fabric during the works. In this
regard, all permitted works shall be designed to cause minimum
interference to the retained building and facades structure and/or fabric.

Reason: To ensure that the integrity of the retained structures is
maintained and that the structures are protected from unnecessary
damage or loss of fabric.

Noise attenuation shall be implemented at the boiler house at ground
floor level on the western side of the proposal. Details indicating the
proposed methods of compliance with the above requirements shall be
submitted to, and agreed in writing with, the planning authority prior to

commencement of development.

Reason: To protect the amenities of property in the vicinity.
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11.

12.

The developer shall pay to the planning authority a financial contribution
of €127,500.00 (one hundred and twenty seven thousand five hundred
euro) as an additional transportation charge in accordance with the
terms of the Development Contribution Scheme made under section 48
of the Planning and Development Act 2000 where no additional car
parking is provided as part of the proposed development. The
contribution shall be paid prior to the commencement of development or
in such phased payments as the planning authority may facilitate and
shall be subject to any applicable indexation provisions of the Scheme at
the time of payment. The application of any indexation required by this
condition shall be agreed between the planning authority and the
developer or, in default of such agreement, the matter shall be referred

to the Board to determine.

Reason: It is a requirement of the Planning and Development Act 2000,

as amended, that a condition requiring a contribution in accordance with

the Development Contribution Scheme made under section 48 of the Act
be applied to the permission.

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

determine the proper application of the terms of the Scheme.
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Reason: It is a requirement of the Planning and Development Act 2000,
as amended, that a condition requiring a contribution in accordance with
the Development Contribution Scheme made under section 48 of the Act

be applied to the permission.

Paul Hyde
Member of An Bord Pleanala
duly authorised to authenticate

the seal of the Board.

Dated this day of 2020.
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