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] .| Pleanala ABP-309753-21

Na hAchtanna um Pleanail agus Forbairt 2000 go 2021

An tUdaras Pleanala: Comhairle Contae na Gaillimhe

Uimhir Thagartha ar an gClar Pleanala 17/1618

Achomharc ag Baile Eamoinn Teoranta faoi chiram McCarthy Keville
O’Sullivan Limited de Bhloc 1, G.F.S.C, Béthar Mhoinin na gCiseach, an
Ghaillimh, i gcoinne an chinnidh a rinne Comhairle Contae na Gaillimhe an
230 la de Mhi Mharta, 2018, chun cead a dhidlta don fhorbraiocht bheartaithe.

An Fhorbraiocht Bheartaithe: Beidh an méid a leanas i gceist leis an
bhforbraiocht ata beartaithe: scartail an ti chonaithe ata ann (96.5 méadar
cearnach) agus an bhothain (32 mhéadar chearnacha) agus na struchtur lena
mbaineann in aice leis, forbraiocht ilchine4lach a thagail lena gcuimseofar:
dstan ina mbeidh 81 seomra leapa mar aon le dha theach chénaithe scoite
ghaolmhara le seirbhisi; Larionad Gno agus Nuala Bia, sé theach chénaithe
scoite agus bealai rochtana do choisithe agus d’fheithicli, seirbhisi pairceala,
tirdhreachd an laithredin agus oibreacha laithredin uile i mbaile fearainn An
Spidéil Thiar, An Spidéal, Contae na Gaillimhe.

Cinneadh
CEAD A DHEONU don fhorbraiocht thuas ata beartaithe i gcombhréir leis
na pleananna agus sonrai réamhraite ar bhonn na gciiseanna agus na

mbreithnithe faoi na coinniollacha ata leagtha amach thios agus faoi réir
acu.
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Caiseanna agus Breithnithe

Ag féachaint do chineal agus do scala na forbraiochta, do na cuspairi um
chriost talamhusaide don lithrean ata san aireamh leis an bPlean don
Ghaeltacht a ghabhann le Plean Forbartha Chontae na Gaillimhe 2015-2021
agus d'fhoralacha na nDréacht-treoirlinte maidir le Seirbhisi Uisce d'Udarais
Phleanala ama n-ullmhii ag an Roinn Tithiochta, Pleanala agus Rialtais Aititil
I Mi Eanair 2018, ta sé measta, faoi réir ag comhlionadh na gcoinniollacha ata
leagtha amach thios, nach ndéanfai dochar tromchuiseach leis an
bhforbraiocht ata molta d’aiseanna an cheantair, go mbeadh si inghlactha i
dtearmai dearaidh uirbigh, go mbeadh si inghlactha i dt€éarmai trachta agus
sabhailteachta coisithe, nach mbeadh tionchair dho-ghlactha ag baint I&i don
timpeallacht. do shlainte dhaonna na don Ghaeilge, nach mbeadh riosca tuilte
ag baint Iéi agus nach mbeadh riosca tuilte do laithreain eile ag baint léi, agus
go mbeadh si i gcomhréir le foralacha Phlean Forbartha Chontae na Gaillimhe
2015-2021. Da bhri sin, bheadh an fhorbraiocht ata molta i gcomhréir le
pleanail cheart agus le forbairt inbhuanaithe an cheantair.

Scagadh le haghaidh Meastinacht Chui

Rinne an Bord cleachtadh scagtha le haghaidh Meastnacht Chui maidir le
héifeachtai ionchasacha na forbrajochta molta ar laithreain Eorpacha, agus
cineal agus scéla na forbraiochta molta & gcur san aireamh, mar aon le cineal
na timpeallachta glactha, na hachair go dtf na laithreain Eorpacha is deise
agus breithnithe i dtaca le conairi hidreolaiochta, na haighneachtai agus na
tuairimi ar taifead, an fhaisnéis a cuireadh isteach mar chuid de Thuarascail
um Scagadh le haghaidh Meastnacht Chui de chuid an achomharcéra, agus
Tuarascail Aguisin an Chigire Phleanéla (Tagairt ABP-309753-21). Agus an
cleachtadh scagtha a chur i gerich aige, d’aontaigh an Bord le tuarascail an
Chigire Phleanala agus ghlac sé i agus chinn sé nach raibh déchalacht ann
go mbeadh éifeacht shuntasach ag an bhforbraiocht mholta ar laithrein
Eorpacha ar bith, inti f&in né i gcomhcheangal le pleananna agus tionscadail
chéngaracha eile, i bhfianaise cuspéiri caomhnaithe na laithrean den sért sin,

ABP-309753-21 An Bord Pleanala Page 2 of 30



agus, da bhri sin, nach bhfuil Scagadh Chéim 2 le haghaidh Meastinacht Chui
riachtanach. Go hairithe, d’aontaigh an Bord le meas(inacht agus le tatal an
Chigire Phleandla, agus ghlac sé iad, nach raibh Scagadh Chéim 2 le
haghaidh Meastnacht Chui riachtanach.

Coinniollacha

1. Déanfar an fhorbraiocht, agus cuirfear i gerich i, i gcomhréir leis na
pleananna agus leis na sonrai a cuireadh isteach leis an iarratas, arna
leastl ag na pleananna agus sonrai breise a cuireadh isteach chuig an
Udaras pleanéla an 15 Feabhra 2018 , an 7 Marta 2018 agus an 9 Marta
2018, cé is moite den riachtanas ar shli eile na coinniollacha a leanas a
chomhlionadh. Nuair ata sé riachtanach de réir coinniollacha mar sin
sonrai a chomhaont leis an (daras pleanala, comhaontéidh an forbréir
na coinniollacha sin i scribhinn leis an Gdaras pleanala sula dtoséfar an
fhorbraiocht agus déanfar an fhorbraiocht, agus cuirfear i gerich i, i

gcomhreir leis na sonrai comhaontaithe.

Cuis: Ar mhaithe le soijléire.

2. Beidh na sraideanna agus na hachomhail a thégfar né a chuirfear i
gerich de bhun an cheada seo i gcomhréir leis na caighdeain agus leis
na sonraiochtai atd leagtha amach sa Lamhleabhar Deartha do Bhéithre
agus do Shraideanna Uirbeacha (DMURS) arna n-eisitint ag an Roinn
lompair, Turaséireachta agus Spéirt agus ag an Roinn Tithiochta,
Pleanala agus Rialtais Aititil i mBealtaine, 2019.

Ciis: Ar mhaithe le sabhailteacht ar bhoithre agus chun a chinntiti go n-
éascaitear gluaiseacht ag céracha iompair inbhuanaithe sna sraideanna
san thorbraiocht cheadaithe i gcomhréir leis na caighdeain infheidhmithe
ata leagtha amach sa Lamhleabhar Deartha do Bhéithre agus do
Shraideanna Uirbeacha.
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Déanfar sonrai maidir le leagan amach an bhéthair laistigh den laithrean,
lena n-airitear fagail ar lar na hiontrala ar an mbathar aitiuil (L5397) 6n
Larionad Gné agus Nudla Bia de réir liniocht uimhir 2306-PAG10-A
Athbhreithnii A arna cur isteach chuig an tdaras pleanaia an 15
Feabhra 2018, méid agus leagan amach beacht an tearmainn béthair
ata molta laistigh den laithrean, marcanna trachta, trasrianta coisithe,
solathar do raonta rothar agus solathar cosain feadh thaobh iartharach
an bhathair aitiGil (L5397), déanfar iad a chur isteach chuig an Udaras
pleandla, agus comhaontéfar iad leis i scribhinn, sula dtosofar an

fhorbraiocht.

Cuis: Ar mhaithe le forbairt in ord agus in eagar agus le sabhailteacht

trachta agus coisithe.

Cuirfear sonrai faoi na habhair, na dathanna agus uigeacht na
mbailchrioch uile ar an bhforbraiocht ata molta isteach chuig an Gdaras
pleanala, agus comhaontofar iad leis i scribhinn, sula dtoséfar an
fhorbraiocht.

Cuis: Ar mhaithe le taitheamhachtai radhairc an cheantair.

Cuirfear scéim chuimsitheach maidir le céireail agus tirdhreachu na
teorann isteach chuig an Udaras pleanala, agus comhaontéfar i leis |
scribhinn, sula dtosofar an fhorbraiocht. Beidh an méid a leanas i gceist

leis an scéim sin:

(a) sonrai faoi na bailchriocha crua uile ata molta laistigh den
fhorbraiocht,

(b) suiomhanna ata molta do chrainn agus do phlandail tirdhreacha

uile san fhorbraiocht, lena n-airitear sonrai faoin sciathadh ata
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molta don ghléasra céiredla fuiolluisce pacaistithe priobhaideach,

agus

(c) sonrai faoi chéiredil na dteorainneacha, agus airde, dbhair agus
bailchriocha san aireamh.

Cuirfear céiredil na dteorainneacha agus an tirdhreachti chun feidhme i

gcomhréir leis an scéim chomhaontaithe.

Cuis: Ar mhaithe le taitneamhachtai radhairc an cheantair.

6. (a) Combhlionfar riachtanais an (darais phleanala maidir le hoibreacha
agus seirbhisi den sért sin leis na socruithe draendla, lena n-

airitear maolll agus ditiscairt uisce dromchla.

(b) Sula dtoséfar an fhorbraiocht, cuirfidh an forbroir Inidichadh Uisce
Stoirme um Dhearadh Mionsonraithe Chéim 2 isteach chuig an

Udaras pleanala le haghaidh comhaonta scriofa.

(c) Nuair a chriochnéfar an fhorbraiocht cuirfear Initichadh Ulisce
Stoirme um Chriochnit Chéim 3 isteach chuig an Gdaras pleanala
le haghaidh comhaont( scriofa chun a thaispeaint go ndearnadh
bearta um Choéras Draenala Uirbi Inbhuanaithe a shuiteail, agus go
bhfuil siad ag oibrit de réir mar a dearadh agus nach ndearnadh
conaisc mhichearta né damaiste do bhonneagar na draenala uisce

stoirme le linn na tégala.

Ciiis: Ar mhaithe le slainte phoibli agus le bainistiocht uisce dromchla.
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7. Sula dtoséfar an fhorbraiocht, déanfaidh an forbréir comhaontu le

hUisce Eireann maidir le ceangal uisce. Sula dtoséfar an fhorbraiocht

agus sula ndéanfar an gléasra coireala fuiolluisce priobhaideach a

dhichoimisitna chun fénamh a dhéanamh ar an bhforbraiocht, da

ndeéanfai & a choimisitinG ar dtUs, déanfaidh an forbréir comhaontt

(comhaontuithe) le hUisce Eireann maidir le ceangal fuiolluisce.

Cais: Ar mhaithe le slainte phoibli.

8. In éagmais ceangail le Gléasra Coéireala Fuiolluisce an Spidéil ata

coimisitinaithe, mar chuid de Scéim Séarachais an Spidéil:

(@)

(b)

Déanfar fonamh ar an bhforbraiocht ag an ngléasra céiresla
fuiolluisce pacaistithe sealadach a dhéanfar a lonna, a thégail agus
a chothabhail i gcomhréir leis na sonrai arna gcur isteach chuig an
daras pleandla, agus i gcomhréir le riachtanais an doiciméid dar
teideal ‘Wastewater Treatment Manuals — Treatment Systems for
Small Communities, Business, Leisure Centres and Hotels' —
[Lamhleabhair maidir le Céireail Fuiolluisce - Cérais Coiredla do
Phobail Bheaga, do Ghnélachtal, d’lonaid Féilliochta agus
d'Ostain] - An Ghniomhaireacht um Chaomhn( Comhshaoil. 1999.
Cuirfear socruithe maidir le cothabhail leantnach an chérais
isteach chuig an Gdaras pleanala, agus comhaontéfar iad leis i

scribhinn, sula dtoséfar an fhorbraiocht.

Laistigh de thri mhi 6 chéad aitia na forbraiochta, cuirfidh an
forbréir tuarascail isteach 6 dhuine ata cailithe go cui ag a bhfuil
arachas dliteanais ghairmitil, chun a dheimhnit go ndearnadh an
céras coiredla eisiltigh dilsithe a shuiteail agus a choimisitnd i
gcomhréir leis na sonraf faofa, go bhfuil sé ag oibriti ar bhealach

sasuil i gcomhréir leis na caighdeain ata leagtha amach i
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10.

ndoiciméad na Gniomhaireachta um Chaomhn( Comhshaoil, agus
nach saraitear tiachan an éilimh cheimicigh ar ocsaigin (COD) nios

mo na 125mg/| leis an sceitheadh deiridh.

{(c) Déanfar forail leis an bhforbraiocht do cheangal ar leith leis an
lionra fuiolluisce ata os comhair an laithreain ionas go gcumasofar
ceangal a dhéanamh sa todhchai nuair a dhéanfar an céras
cdiredla fuiolluisce bardasach a choimisitini don cheantar agus,
laistigh de thri mhi én gceangal leis an gcoras céireala fuiolluisce
bardasach, déanfar an gléasra coireala fufolluisce pacaistithe ata
beartaithe a dhichoimisiting agus a bhaint, agus déanfar an
limistéar ata fagtha a thirdreacht go cui mar chuid den
fhorbraiocht.

Cais: Ar mhaithe le slainte dhaonna, le cosaint an chomhshaoil agus le
taitheamhachtai radhairc an cheantair.

Sula geuirfear an t-6stan i bhfeidhm, cuirfear gaiste gréisce, arna thoisid
go ceart, agus lena gcomhliontar na caighdeain/treoirlinte abhartha, a
shuiteail agus déanfar & a chothabhail.

Cuis: Ar mhaithe le slainte phoibli agus ieis an gcomhshaol.

Cuirfear an forbroir lintéar draendla ar fail arna thoisiti ionas go ndéanfar
3,500 litear ciubach a sceitheadh in aghaidh na huaire ar ghradan josta
(dearadh um thaoide thuile), d’fhonn caillteanas stérala tuile taoide ar an

laithrean a mhaolu le linn an-teagmhais borrthai stoirme.

Cuais: Chun éifeacht dhitiltach ar bith a mhaoli mar thoradh ar thoilliocht

an toillte stérala tuile le linn an-teagmhais borrthai stoirme.
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11.

12.

13.

Leagfar crainn até le baint ar an laithrean ag deireadh an tsamhraidh né
san fhémhar lasmuigh de shéastr neadaithe éan agus lasmuigh den
gheimhreadh (geimhril ialtég). Ma chuirfear isteach ar ialtéga ar an
laithrean déanfar & ar bhealach arna chomhaonti i seribhinn leis an
udaras pleanala agus ar chomhairle 6 éiceolai cailithe. Ni dhéanfar
struchtuir ar bith a scriosadh lena gcothaitear pobail ialtég ach amhain
faoi cheaduinas 6n tSeirbhis Pairceanna Naisitinta agus Fiadhdlra agus
cuirfear sonrai faoi cheadtnas den sért sin isteach chuig an Udaras

pleanala.

Cuis: Ar mhaithe le caomhnt an dlra.

Déanfar farafi ialtog a chorpri sa laithrean agus déanfar na moltai maidir
le bearta maolaithe 6n Meastnacht Tionchair Eiceolajochta i dtaca le
hialtéga a chur i bhfeidhm ina n-iomlaine, i gcomhréir leis na hamlinte
ata leagtha amach. Maidir leis sin, sula dtoséfar an thorbrafocht, leagfar
bearta maolaithe agus monatéireachta mar sin amach mar sceideal i
scribhinn, lena n-aireofar na hamlinte tiomnaithe, agus cuirfear an
sceideal isteach chuig an (daras pleanala, agus comhaontéfar é leis |
scribhinn.

Ciis: D’fhonn cosaint na hoidhreachta naddrtha ar an [aithrean a

chinntid.

Cuirfear soilsiti poibli ar fail i gcomhréir le scéim, agus cuirfear sonrai na
scéime sin isteach chuig an ddaras pleanala, agus comhaontéfar i leis i
scribhinn, sula dtoséfar an fhorbrafocht. Cuirfear soilsig den sért sin ar
fail feadh an chosain do choisithe ar thaobh iartharach an bhothair aitidil
(L5397) agus cuirfear ar fail é sula gcuirfear an fhorbrajocht ar f4il le
haitia.

Cuis: Ar mhaithe le taitneamhacht agus le sabhailteacht phoibli.
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14.

15.

(a)

(b)

Cuirfear an fhorbraiocht chun feidhme ar bhonn céimnithe, i
geombhréir le scéim chéimnithe a chuirfear isteach chuig an Gdaras

pleanala agus a chomhaontéfar leis i scribhinn.

Ni chuirfear an chéiriocht turasoireachta, an mol gné agus nuéla
bia, agus an thorbraiocht chonaithe ata ceadaithe leis seo ar fail le
haitit go dti go mbeidh an bonneagar cumastichain uile curtha i
gerich d'fhonn fénamh a dhéanamh ar gach gné den fhorbraiocht

chun sastacht scriofa an Gdarais phleanala.

Cais: D'fhonn a chinntiti go gcuirfear seirbhisi agus saoraidi ar fail go

trathuil, ar mhaithe leis na haititheoiri agus le criochnu sasuil na

forbraiochta foriomlaine.

(a)

(b)

Coinneofar 80% ar a laghad de na tithe (is & sin, clig cinn de na sé
theach) ata ceadaithe leis seo le haghaidh Gsaid mar thithe doibh
silid ata in ann an cumas a thaispeaint teanga agus cultar na
Gaeltachta a chaomhnu, mura bhfuil a mhalairt comhaontaithe i
scribhinn leis an Gdaras pleanala, le haghaidh thréimhse 15 bliana.
Cuirfidh an forbréir Raiteas Tionchair Teanga isteach chuig an
udaras pleanala ina mbeidh sonrai faoi chomhlionadh an

riachtanais sin sula dtoséfar an fhorbraiocht,

Sula dtoséfar an fhorbraiocht, déanfaidh an forbréir comhaontt]
dlithitil leis an Gdaras pleanala (faoi fhoralacha alt 47 den Acht um
Pleanail agus Forbairt, 2000, arna least), a mbeidh mar chuspéiri
aige cion de na gnéithe conaithe até ceadaithe leis seo a
theorannt né a rialdil le haghaidh usaid ag aititheoiri a bhfuil
innidlacht/liofacht iomchuf acu sa Ghaeilge. Cuirfear sonrai faoi
chaighdean na Gaeilge ata le baint amach agus facin modh chun

sin a mheasunu isteach chuig an Gdaras pleandla, agus

ABP-309753-21 An Bord Pleanala Page 9 of 30



comhaontéfar iad leis i scribhinn, sula ndéanfar an comhaont( a
thabhairt chun criche a bhfuil sin mar choinnioll leis. (Caileofar go
huathoibrioch faoi chailit don Scéim Deontais Tithiochta).

(c) Laistigh de thri mhi 6 thosu na forbraiochta, déanfaidh an forbroir
comhaontd dlithidil leis an Gdaras pleanala (faci fhoralacha alt 47
den Acht um Pleanail agus Forbairt, 2000, arna leastl), a mbeidh
mar chuspdiri aige éifeacht a thabhairt do na srianta thuas. Ni
dhéanfar aon teach a aiti(i go dti go ndéanfar comhaontt leis an
Udaras pleanala de bhun alt 47 den Acht um Pleanail agus Forbairt,
2000, arna leasu.

Cdais: D'fhonn a chinntit go ndéantar forbairt sa limistéar ina bhfuil an

laithredn suite a shrianadh go hiomchui.

16. Sula dtosofar an thorbraiocht, déanfaidh an forbréir no duine eile a bhfuil
leas aige/aici sa talamh lena mbaineann an t-iarratas comhaont( i
scribhinn leis an tdaras pleanala maidir le tithiocht a sholathar i
gcombhreir le foralacha alt 94(4) agus alt 96(2) agus (3) (Cuid V) den
Acht um Pleanail agus Forbairt, 2000, arna leasu., mura bhfuil iarratas ar
dheimhnia dioldine curtha isteach agus ceadaithe faoi alt 97 den Acht,
arna leasu. Nuair nach ndéantar comhaonti den sért sin laistigh d’ocht
seachtaine 6 dhéata an ordaithe seo, is féidir leis an Udaras pleanala n6
pairti ionchasach eile sa chomhaontu an t-abhar san agéid (seachas
abhar a bhfuil alt 96(7) infheidhme leis) a atreor( go dti An Bord
Pleanala le haghaidh cinnidh.

Cuis: Chun riachtanais Chuid V den Acht um Pleanail agus Forbairt
2000, arna leasu, agus riachtanais na straitéise tithiochta i bPlean
Forbartha an cheantair a chomhlionadh.
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17,

18.

Solathréfar staisitin/pointi luchtaithe EV (feithicli leictreacha) feidhmitila
maidir le hioslion de 10% de na spasanna paircedla comhroinnte, agus
cuirfear duchtail ar fail do na spasanna pairceala eile, lena n-airitear
spasanna i gcuirtealdiste, agus suiteail pointi/staisidin luchtaithe EV &
eascll ag data nios déanai. Nuair nach bhfuil moltaj curtha isteach leis
gcombhréir leis na riachtanais thuasluaite, cuirfear moltai den sért sin
isteach chuig an ddaras pleanala, agus comhaontofar iad leis i scribhinn,
sula dtoséfar an fhorbraiocht.

Cuis: Chun forail a dhéanamh don thorbrajocht né go seasfaidh an
fhorbraiocht an aimsir ionas go n-éascéfar usaid feithicli leictreacha.

Beidh cuideachta bainistiochta ata bunaithe go dlithidil freagrach as
bainistiocht agus as cothabhail na forbraiochta ata molta tar éis di a
bheith criochnaithe, agus is & an forbréir a chuirfidh an chuideachta sin
ar bun. Cuirfear scéim bainistiochta, lena n-airitear bearta
leordhéthanacha do chothabhail na forbraiochta amach anseo isteach
chuig an Gdaras pleanala, agus comhaontéfar i leis i scribhinn, sula
geuirfear aon cheann de na hionaid trachtala ar fail le haitit, agus
aireofar na nithe a leanas leis an scéim: na teachini féinfhreastail a
bhaineann le turaséireacht, creatlach sheachtrach na bhfoirgneamh,
limistéir chomhchoiteanna inmheanacha, tirdhreachd, béithre, cosain,
limistéir phaircedla, soilsi(, solathar an bhonneagair maidir le hathluchty
feithicli leictreacha, saoraidi storala dramhaiola agus seirbhisi

slaintiochta.

Cuais: Chun fordil a dhéanamh do chothabhail amach anseo ghné
phriobhaideach na forbralochta ar mhaithe le taitneamhacht radhairc.
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19.  Déanfar tégail na forbraiochta a bhainistit i gcomhréir le Plean

Bainistiochta Comhshaoil maidir le Foirgniocht, agus cuirfear é isteach

chuig an udaras pleandla, agus comhaontéfar € leis i scribhinn, sula

dtosofar an fhorbraiocht. Cuirfear sonrai ar f4il sa phlean sin maidir leis

an gcleachtas tégala don thorbraiocht, lena n-aireofar:

(a)

(b)

(c)
(d)

(e)

(f)

(h)

(i)

)

lathair an laithredin agus na gcompain (an chompuin) abhar lena n-
airitear limistéar (limistéir) arna shainaithint/sainaithint chun
dramhafl togala a storail,

laithreacha na limistéar le haghaidh oifigi an laithreain tégala agus
saoraidi na foirne,

sonrai maidir le fala slandala agus ballai clar an laithredin,

sonrai maidir le saoraidi pairceala ar an laithrean d’oibrithe
laithredin le linn na togala,

gnéithe chun cidail a sheachaint maidir le tracht tégala ar an gcé
agus ar an ngréasan boéithre in aice laimhe,

gnéithe chun doirteadh né leagan sios cré, spallai nd smionagair
eile a chosc ar an gcé agus ar an ngréasan béithre poibli,

gnéithe trina dtugtar faoi thorann, faoi dheannach agus faoi
chreathadh, agus na leibhéil diobh sin a bhreathnu/a athbhreithnig,
breosla agus ola uile a bhaineann le tégail a choimead laistigh de
bhundai arna dtégail go speisialta d’fhonn a chinntiti go ndéanfar
doirteadh breosla a shrianadh go hiomlan. Cuirfear dionta ar na
bundai sin chun uisce baisti a choinneail amach,

bealai chun a chinntit go ndéantar rith chun srutha uisce dromchla
a shrianadh, agus

sonrai maidir le bainisteoir an laithreain, uimhreacha teagmhala
(lena n-airitear lasmuigh d’'uaireanta oibre) agus comharthai
faisnéise poibli ag bealach isteach na saoraide.

Coinneofar taifead ar sheiceala laethiila le taispeéint go bhfuil na

hoibreacha 4 ndéanamh i gcomhréir leis an bPlean Bainistiochta

Comhshaoil maidir le Foirgniocht le hinitichadh ag an Udaras pleanala.
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20.

21.

22.

Cuis: Ar mhaithe le soiléire, taitneamhachtai, slainte phoibli,

sabhailteacht agus cailiocht an uisce.

Deéanfar na hoibreacha forbartha laithreain agus togala ar bhealach lena
gcinnteofar go geoinnitear na sraideanna in aice laimhe glanta de
smionagar, d'ithir agus d'abhar eile agus, mas ga oibreacha glanta a
dhéanamh ar na béithre poibli in aice laimhe, is ar chostas an fhorbréra
a dhéanfar oibreacha glanta den sért sin.

Cuis: Chun a chinntitt go gcoinneofar na baéithre in aice laimhe i gcaoi
ghlan agus shabhailte le linn na n-oibreacha tégala ar mhaithe le forbairt

in ord agus in eagar.

Ni dheéanfar oibreacha forbartha laithreain agus tégala ach idir na
huaireanta 0700 go 1900 6 Luan go hAocine agus an da la san direamh,
idir 0800 agus 1400 ar an Satharn agus ni dhéanfar ocibreacha ar bith ar
an Domhnach n& ar shaoiri poibli. Ni ceadmhach imeacht 6 na
huaireanta sin ach amhain in imthosca eisceachttla nuair a fuarthas
comhaontd i scribhinn roimh ré én Udaras pleanala.

Cuis: D'fhonn taitheamhachtai na réadmhaoine in aice ldimhe a

chosaint.

Cuirfear moltai maidir le hainmneacha sraide, scéimeanna uimhrithe
tithe agus comharthaiocht ghaolmhar isteach chuig Coiste
Logainmneacha Chomhairle Contae na Gaillimhe de chuid an udarais
phleanala, agus comhaontéfar iad i scribhinn leis, sula dtoséfar an
fhorbraiocht. Ina dhiaidh sin, cuirfear comharthai agus uimhreacha tithe
ar fail i gcomhréir leis an scéim arna comhaontt. Beidh na hainmneacha
molta bunaithe ar ghnéithe stairitila né topagrafacha aitidla, né ar

roghanna eile a mbeidh an t-Gdaras pleanéla séasta leo.

Cuis: Ar mhaithe le hinléiteacht uirbeach agus Usaid as logainmneacha

.....

limistéir chonaithe.
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23.

24,

Cuirfear plean isteach chuig an Gdaras pieanala, agus comhaontofar é i
scribhinn leis, ina mbeidh sonrai maidir le dramhail/abhair in-
athchursailte a bhainistiti laistigh den fhorbraiocht, lena n-iritear
saoraidi a chur ar fail chun an dramhail/na habhair in-athchtirsailte a
storail, a scaradh agus a bhailiti agus le haghaidh oibrid leantinach na
saoraidi sin, sula dtoséfar an fhorbraiocht. Ina dhiaidh sin, déanfar an

dramhail a bhainistiti i gcomhreéir leis an bplean comhaontaithe.

Cuis: Chun forail a dhéanamh bhainistiocht iomchui dramhaiola/abhar

in-athchurséilte ar mhaithe leis an gcomhshaol a chosaint.

Sula dtosofar an fhorbrafocht, déanfaidh an forbroir éarlais airgid thirim,
banna ¢ chuideachta arachais né urr(is eile a thaisceadh leis an Gdaras
pleanala chun cur ar ais na mbéithre poibli a urrd a d'fhéadfadh a bheith
damaistithe tri iompar abhar chuig an laithrean, chun solathar agus
criochna sasuil boithre, cosan, priomhlionra uisce, draenacha, spais
oscailte agus seirbhisi eile a theastaionn maidir leis an bhforbraiocht a
urrd, in éineacht le comhaontd trina dtugtar an chumhacht don Gdaras
sasuil coda ar bith den fhorbraiocht. Beidh foirm agus méid an urrdis san
fhoirm agus méid arna gcomhaontu idir an adaras pleanala agus an
forbréir no, in éagmais comhaontaithe, déanfar an t-abhar a atreori go
dti An Bord Pleanala le haghaidh cinnidh.

Cuis: Chun criochn( sasuil na forbrajochta a chinnfit.
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25. ocfaidh an forbréir ranniocaiocht airgeadais leis an Gdaras pleanala
maidir le bonneagar agus saoraidi poibli a bheidh chun tairbhe forbartha
i limistéar an (darais phleanala ata curtha ar fail né ata beartaithe le cur
ar fail ag an Udaras n6 ar a shon i gcomhréir le téarmai na Scéime
Rannchuidithe um Fhorbairt a rinneadh faoi alt 48 den Acht um Pleanail
agus Forbairt 2000, arna ieast. locfar an ranniocajocht sula dtoséfar an
fhorbraiocht né ina leithéidi d’iocaiochtai céimnithe agus a d'theéadfadh
an t-udaras pleanala a éascui agus beidh siad faoi réir ag foralacha
innéacsaithe infheidhme ar bith de chuid na Scéime ag am na
hiocaiochta. Comhaont6far sonrai maidir le cur i bhfeidhm théarmai na
Sceime idir an t-Gdaras pleandla agus an forbréir né, in éagmais
comhaontaithe mar sin, déanfar an t-abhar a atreort go dti An Bord

Pleanala chun cur i bhfeidhm ceart théarmai na Scéime a chinneadh.

Cuis: Is riachtanas den Acht um Pleanail agus Forbairt 2000, arna leasu,
go geuirfi coinnioll 6na dteastaionn ranniocaiocht i gcomhréir leis an
Sceim Rannchuidithe um Fhorbairt a rinneadh faoi alt 48 den Acht i
bhfeidhm maidir leis an gcead.

W

\l(‘
' b

Dave Walsh g/
Comhalta den Bhord Pleanala

ata gdaraithe mar is ceart séala an Bhoird a
fhiordheimhnia.

v
Arna dhata an Z’ la seo de MMZOZZ.
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An
Bord Board Order

Pleandla ABP-309753-21

Planning and Development Acts 2000 to 2021

Planning Authority: Galway County Council

Planning Register Reference Number: 17/1618

Appeal by Baile Eamoinn Teoranta care of McCarthy Keville O'Sullivan
Limited of Block 1, G.F.S.C, Moneenageisha Road, Galway against the
decision made on the 23" day of March, 2018 by Galway County Council to
refuse permission for the proposed development.

Proposed Development: The proposed new development will consist of the
following: demolition of the existing dwelling (96.5 square metres) and
associated shed (32 square metres) and structures, construction of a mixed-
use development comprising: 81 number bedroom hotel and two number
associated serviced detached dwellings; Business and Food Innovation
Centre, six number detached residential dwellings and pedestrian and
vehciular access ways, parking, services, site landscaping and all associated
site works in the townland of An Spideal Thiar, An Spidéal, County Galway.

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.
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Reasons and Considerations

Having regard to the nature and scale of the development, the land use
zoning objectives for the site contained in the Gaeltacht Plan accompanying
the Galway County Development Plan 2015-2021 and the provisions of the
Draft Water Services Guidelines for Planning Authorities prepared by the
Department of Housing, Planning and Local Government in January 2018, it is
considered that, subject to compliance with the conditions set out below, the
proposed development would not seriously injure the amenities of the area,
would be acceptable in terms of urban design, would be acceptable in terms
of traffic and pedestrian safety, would not have unacceptabie impacts on the
environment, human health or the Irish language, would not be at risk of
flooding and would not present a risk of flooding to other sites, and would be
in compliance with the provisions of the Galway County Development Plan
2015-2021. The proposed development would, therefore, be in accordance
with the proper planning and sustainable development of the area.

Appropriate Assessment Screening

The Board completed an Appropriate Assessment screening exercise in
relation to the potential effects of the proposed development on European
sites, taking into account the nature and scale of the proposed development,
the nature of the receiving environment, the distances to the nearest
European sites and the hydrological pathway considerations, the submissions
and observations on file, the information submitted as part of the appellant’s
Appropriate Assessment Screening Report, and the Planning Inspector's
Addendum Report (Reference ABP-309753-21). In completing the screening
exercise, the Board agreed with and adopted the report of the Planning
Inspector and concluded that, by itself or in combination with other plans and

projects in the vicinity, the proposed development would not be likely to have

DA
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a significant effect on any European site in view of the conservation objectives
of such sites, and that a Stage 2 Appropriate Assessment is not, therefore,
required. In particular, the Board agreed with and adopted the Planning
Inspector's assessment and conclusion that a Stage 2 Appropriate
Assessment was not required.

Conditions

1. The 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 submitted to the planning authority on the
15% day of February 2018, the 7!" day of March, 2018 and the 9" day of
March, 2018, 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 the 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. The streets and junctions that are constructed and/or completed on foot
of this permission shall comply with the standards and specifications set
out in the Design Manual for Urban Roads and Streets (DMURS) issued
by the Department of Transport, Tourism and Sport and the Department
of the Housing, Planning and Local Government in May, 2019.

Reason: In the interest of road safety and to ensure that the streets in
the authorised development facilitate movement by sustainable transport
modes in accordance with the applicable standards set out in the Design
Manual for Urban Roads and Streets.

b
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Details of alterations to the road layout within the site, including the
omission of the entrance to the local road (L5397) from the Business and
Food Innovation Centre as per drawing number 2306-PA010-A Revision
A submitted to the planning authority on the 15! day of February, 2018,
the extent and exact layout of the proposed road reservation within the
site, traffic markings, pedestrian crossings, cycle path provision and the
provision of a footpath along the west side of the iocai road (L5397),
shall be submitted to, and agreed in writing with, the planning authority

prior to commencement of development.

Reason: In the interests of orderly development and traffic and

pedestrian safety.

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.

9. A comprehensive boundary treatment and landscaping scheme shall be
submitted to, and agreed in writing with, the planning authority, prior to
the commencement of development. This scheme shall include the

following:

(@) details of all proposed hard surface finishes within the

development,

(b)  proposed locations of trees and other landscape planting in the
development, including details of proposed screening to the private

packaged wastewater treatment plant, and

P
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(c) details of proposed boundary treatments, including heights,
materials and finishes.

The boundary treatment and landscaping shall be carried out in
accordance with the agreed scheme.

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

6. (a) Drainage arrangements, including the attenuation and disposal of
surface water, shall comply with the requirements of the planning
authority for such works and services.

(b) Prior to commencement of development, the developer shall submit
to the planning authority for written agreement, a Stage 2 Detailed
Design Stage Storm Water Audit.

(c) Upon completion of the development, a Stage 3 Completion
Stormwater Audit to demonstrate Sustainable Urban Drainage
System measures have been installed, and are working as
designed and that there has been no misconnections or damage to
storm water drainage infrastructure during construction, shall be

submitted to the planning authority for written agreement.

Reason: In the interests of public health and surface water

management.

%
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7. Prior to commencement of development, the developer shall enter into
water connection agreement with Irish Water. Prior to commencing the
development and decommissioning of the private wastewater treatment
plant to serve the development, should this be initially commissioned,
the developer shall enter into wastewater connection agreement(s) with
Irish Water.

Reason: in the interest of public health.

8. Inthe absence of a connection to the commissioned Spiddal Municipal

Wastewater Treatment Plant, as part of the Spiddal Sewage Scheme:

(a) The proposed development shall be served by the proposed
temporary packaged wastewater treatment system which shall be
located, constructed and maintained in accordance with the details
submitted to the planning authority, and in accordance with the
requirements of the document entitled ‘Wastewater Treatment
Manuals — Treatment Systems for Small Communities, Business,

L eisure Centres and Hotels’ — Environmental Protection Agency,
1999. Arrangements in relation to the ongoing maintenance of the
system shall be submitted to, and agreed in writing with, the

planning authority prior to the commencement of development.

(b) Within three months of the first occupation of the development, the
developer shall submit a report from a suitably qualified person with
professional indemnity insurance, certifying that the proprietary
effluent treatment system has been instalied and commissioned in
accordance with the approved details, is working in a satisfactory
manner in accordance with the standards set out in the

Environmental Protection Agency document, and the final

%
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10.

discharge does not exceed a chemical oxygen demand (COD)
concentration of greater than 125mg/l.

(c) The development shall provide for a separate connection to the
wastewater network fronting the site to enable a future connection
to be made upon commissioning of the municipal wastewater
treatment plant for the area and, within three months of connecting
to the commissioned municipal wastewater treatment plant, the
proposed packaged wastewater treatment plant shall be
decommissioned and removed, with the resultant area to be

suitably landscaped as part of the development.

Reason: In the interest of public health, the protection of the

environment and the visual amenities of the area.

Prior to the operation of the hotel, a grease trap, sized correctly, which
complies with relevant standards/guidelines, shall be installed and

maintained.

Reason: In the interests of public health and the environment.

The developer shall provide a drainage culvert sized so as to discharge
9,500 cubic metres per hour at minimal gradient (design flood tide), in
order to mitigate the loss of on-site tidal flood storage during exireme

storm surge events.

Reason: To mitigate any negative effect of the displacement of flood

storage capacity during extreme storm surge events.
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11.

2

13.

Trees to be removed on site shall be felled in late summer or autumn
outside the bird nesting season and the winter (bat hibernation). Any
disturbance to bats on site shall be in a manner to be agreed in writing
with the planning authority on the advice of a qualified ecologist. Any
envisaged destruction of structures that support bat populations shall be
carried out only under licence from the National Parks and Wildlife
Service and details of any such licence shall be submitted to the
planning authority.

Reason: In the interest of nature conservation.

Bat roosts shall be incorporated into the site and the recommendations
of the Ecological Impact Assessment mitigation measures for bats shall
be implemented in full, in accordance with the timelines set out. in this
regard, prior to the commencement of the development, such mitigation
and monitoring measures shall be set out as a written schedule,
including committed timelines, and the schedule shall be submitted to,

and agreed in writing with, the planning authority.

Reason: To ensure the protection of the natural heritage on the site.

Public lighting shall be provided in accordance with a scheme, details of
which shall be submitted to, and agreed in writing with, the planning
authority prior to commencement of development. Such lighting shall be
provided along the pedestrian path on the western side of the local road
(L5397) and shall be provided prior to the making available for
occupation of the development.

Reason: In the interests of amenity and public safety.
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14. (a) The development shall be carried out on a phased basis, in
accordance with a phasing scheme which shall be submitted to,

and agreed in writing with, the planning authority.

(b) The tourist accommodation, business and food innovation hub and
residential development hereby permitted shall not be made
available for occupation by the developer until such time as all
enabling infrastructure to serve each element of the development

are completed to the written satisfaction of the planning authority.

Reason: To ensure the timely provision of services and facilities, for the
benefit of the occupants and the satisfactory completion of the overall

development.

15. (a) A minimum of 80% of the houses (that is, five of the six houses)
hereby permitted shall be restricted to use as a house by those
who can demonstrate the ability to preserve and protect the
language and culture of the Gaeltacht, unless otherwise agreed in
writing with the planning authority, for a period of 15 years. The
developer shall submit a completed Linguistic Impact Statement to
the planning authority providing details of compliance with this

requirement prior to the commencement of development.

(b) Prior to commencement of development, the developer shall enter
into a legal agreement with the planning authority (under the
provisions of section 47 of the Planning and Development Act
2000, as amended), the purposes of which shall be to restrict or
regulate a portion of the residential elements of the development
hereby permitted for the use of occupants who have an appropriate
competenceffluency in Irish. Details of the standard of Irish to be
achieved and method of evaluating this shall be submitted to, and

B
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agreed in writing with, the planning authority prior to the finalization
of the agreement hereby conditioned. (Qualification for the Scéim
Deontais Tithe will automatically qualify).

(c) Within three months of commencement of development, the
developer shall enter into a legal agreement with the planning
authority (under the provisions of section 47 of the Planning and
Development Act 2000, as amended), the purposes of which shall
be to give effect to the above restrictions. No house shall be
occupied until an agreement has been entered into with the
planning authority pursuant to section 47 of the Planning and
Development Act 2000, as amended.

Reason: To ensure that development in the area in which the site is
located is appropriately restricted.

16. Prior to commencement of development, the developer or other person
with an interest in the land to which the application relates shall enter
into an agreement in writing with the planning authority in relation to the
provision of housing in accordance with the requirements of section
94(4) and section 96(2) and (3) (Part V) of the Planning and
Development Act 2000, as amended, unless an exemption certificate
shall have been applied for and been granted under section 97 of the
Act, as amended. Where such an agreement is not reached within eight
weeks from the date of this order, the matter in dispute (other than a
matter to which section 86(7) applies) may be referred by the planning
authority or any other prospective party to the agreement to An Bord

Pleanala for determination.

Reason: To comply with the requirements of Part V of the Planning and
Development Act 2000, as amended, and of the housing strategy in the
Development Plan of the area.

oA

ABP-309753-21 An Bord Pleanéla Page 25 of 30



17. A minimum of 10% of all communal car parking spaces shall be provided
with functioning EV (electric vehicle) charging stations/points, and
ducting shall be provided for all remaining car parking spaces, including
in-curtilage spaces, facilitating the installation of EV charging
points/stations at a later date. Where proposals relating to the
installation of EV ducting and charging stations/points has not been
submitted with the application, in accordance with the above noted
requirements, such proposals shall be submitted to, and agreed in
writing with, the planning authority prior to commencement of
development.

Reason: To provide for and/or future-proof the development such as
would facilitate the use of electric vehicles.

18. The management and maintenance of the proposed development
following completion, shall be the responsibility of a legally constituted
management company, which shall be established by the developer. A
management scheme, providing adequate measures for the future
maintenance of the development, including the tourist-related self-
catering cottages, the external fabric of the buildings, internal common
areas, landscaping, roads, paths, parking areas, lighting, the provision of
electric vehicle recharging infrastructure, waste storage facilities and
sanitary services, shall be submitted to, and agreed in writing with, the
planning authority, before any of the commercial units are made

available for occupation.

Reason: To provide for the future maintenance of the private aspect of

the development in the interest of visual amenity.

b
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19.  The construction of the development shall be managed in accordance
with a Construction Environmental 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:

(a) location of the site and materials compound(s) including area(s)

identified for the storage of construction refuse,
(b) location of areas for construction site offices and staff facilities,
(c) details of site security fencing and hoardings,

(d) details of on-site car parking facilities for site workers during the

course of construction,

(e) features to obviate queuing of construction traffic on the adjoining
pier and road network,

(fy features to prevent the spillage or deposit of clay, rubble or other
debris on the pier and public road network,

() features addressing noise, dust and vibration, and

observing/reviewing of such levels,

(h) containment of all construction-related fuel and oil within specially
constructed bunds to ensure that fuel spillages are fully contained.
Such bunds shall be roofed to exclude rainwater,

()  means to ensure that surface water run-off is controlled, and

(i)  details of the site manager, contact numbers (including out of

hours) and public information signs at the entrance to the facility.

A record of daily checks that the works are being undertaken in
accordance with the Construction Environmental Management Plan shall

be kept for inspection by the planning authority.

2
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Reason: In the interests of clarity, amenities, public health, safety and
water quality.

20. The site development and construction works shall be carried out in such
a manner as to ensure that the adjoining streets are kept clear of debris,
soil and other material and, if the need arises for cleaning works to be
carried out on the adjoining public roads, the said cleaning works shall

be carried out at the developer's expense.

Reason: To ensure that the adjoining roadways are kept in a clean and
safe condition during construction works in the interest of orderly
development.

21. Site development and building works shall be carried out only between
the hours of 0700 to 1900 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 amenities of property in the vicinity.

22. Proposals for street names, house numbering schemes and associated
signage shall be submitted to, and agreed in writing with, Coiste
Logainmneacha Chontae na Gaillimhe (Galway County Council
Placename Committee) of the planning authority prior to commencement
of development. Thereatter, all signs and house numbers shall be
provided in accordance with the agreed scheme. The proposed names
shall be based on local historical or topographical features, or other
alternatives acceptable to the planning authority.

Reason: In the interest of urban legibility and to ensure the use of locally
appropriate place names for the new development, including residential
areas.

e
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23.

24.

A plan containing details for the management of waste/recyclable
materials within the development, including the provision of facilities for
the storage, separation and collection of the waste/recyclable materials
and for the ongoing operation of these facilities shall be submitted to,
and agreed in writing with, the planning authority prior to commencement
of development. Thereafter, the waste shall be managed in accordance
with the agreed plan.

Reason: To provide for the appropriate management of

waste/recyclable materials in the interest of protecting the environment.

Prior to commencement of development, the developer shall lodge with
the planning authority a cash deposit, a bond of an insurance company,
or other security to secure the reinstatement of public roads which may
be damaged by the transport of materials to the site, to secure the
provision and satisfactory completion of roads, footpaths, watermains,
drains, open space and other services required in connection with the
development, coupled with an agreement empowering the local authority
to apply such security or part thereof to the satisfactory completion of
any part of the development. The form and amount of the security shall
be as agreed between the pfanning authority and the developer or, in
default of agreement, shall be referred to An Bord Pleanala for

determination.

Reason: To ensure the satisfactory completion of the development.
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25. 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 Pleanaia to

determine the proper application of the terms of the Scheme.

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.
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Dave Walsh
Member of An Bord Pleanala
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duly authorised to authenticate
the seal of the Board.

Dated this 2/* dayof 7ime 2022,
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