
An
Coimisi(in
Plean£la

Commission Order

ABP-318992-24

Planning and Development Act 2000, as amended

Planning Authority: Galway City Council

Planning Register Reference Number: 22335

Appeal by Byrne Hotel Management Limited care of McGill Planning Limited

of 9 Pembroke Street Upper, Dublin against the decision made on the 9th day

of January, 2024 by Galway City Council to refuse permission for the

proposed development.

Proposed Development: Permission for development which consists of the

following: demolition of the existing warehouse, restaurant and associated

buildings on site (circa 798 square metres total floor area) construction of a

new 10 to 1 1 storey, over basement, extension to the existing Victoria Hotel

providing the following: 109 number additional bedrooms, reception, lobby,

seating area, bars, kitchen, bathrooms, service/back of house areas and

events area at ground and first floor/mezzanine, bar/lounge and terrace at

tenth floor level, utilities, storage areas, plant room and staff areas at

basement level; also plant at roof level. Total floor area of new extension:

circa 7,106 square metres. Minor alterations to the existing hotel building to

provide openings on the western elevations to connect with the proposed

extension; alterations to and change of use (from offices) of Victoria House

(RPS: 10401) (circa 328 square metres) to now form part of the extended

hotel providing seating area; conference/meeting room and hotel office/admin
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rooms; existing internal room layouts maintained with existing east elevation

window at first floor omitted to facilitate glazed link to new hotel extension;

replacement of glazing on front elevation with new painted timber sliding sash

window; all associated site development works, services provisions and

landscaping all at Victoria Hotel, Victoria Place, Victoria House, Victoria Place,

Le Petit Pois, Victoria Place and adjoining warehouse/ancillary buildings,

Victoria Place, Galway City as revised by further public notices received by

the planning authority on the 4th day of December, 2023.

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 condition(s) set out below.

Reasons and Considerations

Having regard to:

(1)

(ii)

(iii)

(iv)

the site’s location on lands with a zoning objective for 'CC’ (City Centre)

and other policy and objective provisions in the Galway City

Development Plan 2023-2029 in respect of commercial/hotel

development,

the nature, scale and design of the proposed development which is

consistent with the provisions of the Galway City Development Plan

2023-2029 and appendices contained therein,

the pattern of existing and permitted development in the area, and

the submissions and observations received,

it is considered that, subject to compliance with the conditions set out below,

the proposed development would not seriously injure the visual amenities of
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the area or of property in the vicinity, would be acceptable in terms of urban

design, height and quantum of development and would be acceptable in

terms of traffic and pedestrian safety and convenience. The proposed

development would, therefore, be in accordance with the proper planning and

sustainable development of the area.

Appropriate Assessment Screening

The Board noted that the proposed development is not directly connected with

or necessary to the management of a European site. In completing the

screening for Appropriate Assessment, the Board accepted and adopted the

screening assessment and conclusion carried out in the Inspector’s report in

respect of identification of the European sites which could potentially be

affected, and the identification and assessment of the potential likely

significant effects of the proposed development, either individually or in

combination with other plans and projects, on these European sites in view of

the site’s conservation objectives, and concluded that a Stage 2 Appropriate

Assessment is 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 received by the planning authority on the

16th day of November 2023, 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.
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2. All mitigation measures outlined in the plans and particulars, including

the Natura Impact Statement, and Construction Environmental

Management Plan (CEMP), shall be carried out in full, except where

otherwise required by conditions attached to this permission.

Reason: in the interest of protecting the environment and in the interest

of public health.

3 Treatment of the area 'set back’ from Victoria Place and footpaths, shall

be in accordance with the requirements of the planning authority. Details

of all locations and materials to be used shall be submitted to, and

agreed in writing with, the planning authority prior to the cornrnencement

of development.

Reason: in the interest of amenity and of traffic and pedestrian safety.

4. All service cables associated with the proposed development (such as

electrical, telecommunications and communal television) shall be located

underground. Ducting shall be provided by the developer to facilitate the

provision of broadband infrastructure within the proposed development.

Reason: in the interest of visual amenity.

5. Details of the materials, colours and textures of all the external finishes

to the proposed buildings and boundaries shall be as submitted with the

application, unless otherwise agreed in writing with, the planning

authority prior to commencement of development.

Reason: in the interest of visual amenity.
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6. Details of all external shopfronts and signage for the proposed

commercial units shall be submitted to, and agreed in writing with, the

planning authority prior to commencement of development. Thereafter,

and notwithstanding the provisions of the Planning and Development

Regulations, 2001, or any statutory provision amending or replacing

them, no further advertisement signs (including any signs installed to be

visible through windows), advertisement structures, banners, canopies,

flags, or other projecting elements shall be displayed or erected on any

of the proposed building or within the curtilage of the site, unless

authorised by a further grant of planning permission.

Reason: in the interests of visual amenity and orderly development and

to permit the planning authority to assess any such development through

the statutory planning process.

7 Drainage arrangements including the attenuation and disposal of surface

water, shall comply with the requirements of the relevant Section of the

Council for such works and services. Prior to the commencement of

development the developer shall submit to the planning authority for

written agreement:

(a) Stage 2 - Detailed Design Stage Storm Water Audit. Upon

completion of the development a Stage 3 Completion Storrnwater

Audit to demonstrate any 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.

Any existing culverted combined sewers that traverse the site shall

be surveyed, remediated and adequately protected prior to the

commencement of development.

(b)

Reason: in the interest of public health and surface water management.
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8. (a)

(b)

Prior to the commencement of development the developer shall

enter into a connection agreement (s) with Uisce Eireann (Irish

Water) to provide for a service connection(s) to the public water

supply and/or wastewater collection network.

Any existing culverted combined sewers that traverse the site shall

be surveyed, remediated and adequately protected prior to the

commencement of development.

Reason: in the interest of public health and to ensure adequate
water/wastewater facilities.

9 Prior to the commencement of any works associated with the

development hereby permitted, the developer shall submit a

Construction Traffic Management Plan (CTMP) for the construction

phase of the development and an Operational Traffic Management Plan

(OTMP) for the written agreement of the planning authority. The CTMP

shall incorporate details of the road network to be used by construction

traffic including oversized loads, detailed proposals for the protection of

bridges, culverts and other structures to be traversed, as may be

required. The agreed CTMP shall be implemented in full during the

course of construction of the development and the agreed OMTP shall

be implemented after completion of works.

Reason: in the interest of traffic safety and convenience.

10. Details of road signage, warning the public of the entrance and of

proposals for traffic management at the site entrance, shall be submitted

to and agreed in writing with the planning authority prior to

commencement of development.

Reason: in the interest of traffic safety.
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11. Site development and building works shall be carried out only between

the hours of 0700 to 1900 Mondays to Friday 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.

12. A wheel washing facility shall be provided for the duration of the

construction period, adjacent to the site exit, the location and details of

which shall be submitted to, and agreed in writing with, the planning

authority prior to commencement of development.

Reason: in the interest of traffic safety and biosecurity.

13 Prior to commenCement of development, a Resource Waste

Management Plan (RWMP) as set out in the EPA’s Best Practice

Guidelines for the Preparation of Resource and Waste Management

Plans for Construction and Demolition Projects (2021) shall be prepared

and submitted to the planning authority for written agreement. The

RWMP shall include specific proposals as to how the RWMP will be

measured and monitored for effectiveness. All records (including for

waste and all resources) pursuant to the agreed RWMP shall be made

available for inspection at the site office at all times.

Reason: in the interest of reducing waste and encouraging recycling.
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14. 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:

(a)

(b)

(C)

(d)

(e)

Location of the site and materials compound(s) including area(s)

identified for the storage of construction refuse.

Location of areas for construction site offices and staff facilities

Details of site security fencing and hoardings.

Details of on-site 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.

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.

Provision of parking for existing properties during the construction

period .

Details of appropriate mitigation measures for noise, dust and

vibration, and monitoring of such levels.

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.

Off-site disposal of construction/demolition waste and details of

how it is proposed to manage excavated soil.

(f)

(g)

(h)

(i)

a)

(k)

(1)
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(m)

(n)

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 suitably qualified ecologist shall be appointed by the developer to

oversee the site set-up and construction of the proposed

development and the ecologist shall be present on site during

construction works. Prior to commencement of development, the

name and contact details of said person shall be submitted to the

planning authority. Upon completion of works, an audit report of the

site works shall be prepared by the appointed ecologist and

submitted to the planning authority to be kept on record.

A record of daily checks that the works are being undertaken in

accordance with the Construction Management Plan shall be

available for inspection by the planning authority.

(0)

Reason: in the interest of amenities, public health and safety and

environmental protection

15. A landscaping scheme and public realm strategy shall be submitted to

the planning authority for written agreement. All planting shall be

adequately protected from damage until established. Any plants which

die, are removed or become seriously damaged or diseased, within a

period of five years from the completion of the development or until the

development is taken in charge by the local authority, whichever is the

sooner, shall be replaced within the next planting season with others of

similar size and species, unless otherwise agreed in writing with the

planning authority.

Reason: in the interest of visual amenity.
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16. (a) A conservation expert shall be employed to manage, monitor and

implement the works on the site, to supervise all works to the

protected structure on site and within the curtilage of the protected

structure 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

buildings and facades structure and/or fabric.

All repair works to the protected structure shall be carried out in

accordance with best conservation practice as detailed in the

application and the Architectural Heritage Protection Guidelines for

Planning Authorities issued by the Department of Environment,

Heritage and Local Government in 2004. The repair works shall

retain the maximum amount of surviving historic fabric in situ,

including structural elements, plasterwork (plain and decorative)

and joinery and shall be designed to cause minimum interference

to the building structures and/or fabric. Items that have to be

removed for repair shall be recorded prior to removal, catalogued

and numbered to allow for authentic re-instatement.

All existing original features, including interior and exterior

fittings/features, joinery, plasterwork, features (including cornices

and ceiling mouldings), staircases including balusters, handrails

and skirting boards, shall be protected during the course of
refurbishment

(b)

(C)

Reason: To ensure that the integrity of the retained structure is

maintained and that the structures are protected from unnecessary

damage or loss of fabric.
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17. Prior to commencement of development, the developer shall employ, at

his/her expense, a qualified archivist to provide a report recording the

industrial heritage of the site. A copy of this report shall be forwarded to

the planning authority and made available to the Archive Section of the

Public Library.

Reason: To ensure that the quality of the development and works are

commensurate with the protection afforded to the area.

18. The developer shall facilitate the archaeological appraisal of the site and

shall provide for the preservation, recording and protection of

archaeological materials or features which may exist within the site. In

this regard, the developer shall:

(a)

(b)

notify the planning authority in writing at least four weeks prior to

the commencement of any site operation (including hydrological

and geotechnical investigations) relating to the proposed

development, and,

employ a suitably-qualified archaeologist prior to the demolition

works and commencement of development. The archaeologist shall

as-sess the site and monitor all site development works. The

assessment shall address the following issues:

(i) the nature and location of archaeological material on the site,

and

(ii) the impact of the proposed development on such

archaeological material.

A report, containing the results of the assessment, shall be submitted to

the planning authority and, arising from this assessment, the developer

shall agree in writing with the planning authority details regarding any

further archaeological requirements (including, if necessary,
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archaeological excavation) prior to commencement of construction

works. In default of agreement on any of these requirements, the matter

shall be referred to An CoimisiOn Pleanala for determination.

Reason: in order to conserve the archaeological heritage of the area

and to secure the preservation (in-situ or by record) and protection of

any archaeological remains that may exist within the site.

19. Public lighting shall be provided in accordance with a scheme which

shall be submitted to and agreed in writing with the planning authority

prior to the commencement of development. The scheme shall include

lighting along any pedestrian routes through the site.

Reason: in the interest of amenity and public safety.

20. (a) A plan containing details for the management of waste and, in

particular, recyclable materials within the development, including

the provision of facilities for the storage, separation and collection

of the waste and, in particular, 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.

This plan shall provide for screened communal bin stores, the

locations and designs of which shall be included in the details to be

submitted

(b)

Reason: To provide for the appropriate management of waste and, in

particular recyclable materials, in the interest of protecting the

environment.
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21. Prior to the opening/occupation of the development, a Mobility

Management Plan (MMP), shall be submitted to and agreed in writing

with the planning authority. This shall provide for incentives to encourage

the use of public transport (where available), cycling and walking by

employees/occupants of the development. The mobility strategy shall be

prepared and implemented by the management company for the

development.

Reason: in the interest of encouraging the use of sustainable modes of

transport.

22. All plant including extract ventilation systems and refrigerator condenser

units shall be sited in a manner so as not to cause nuisance at sensitive

locations due to odour or noise. All mechanical plant and ventilation
inlets and outlets shall be sound insulated and/or fitted with sound

attenuators to ensure that noise levels do not pose a nuisance at noise

sensitive locations

Reason: in the interest of residential amenity.

23. No external security shutters shall be erected on any of the commercial

premises fronting onto public roads and public spaces, unless authorised

by a further grant of planning permission. Details of all internal shutters

shall be submitted to, and agreed in writing with, the planning authority

prior to commencement of development.

Reason: in the interest of visual amenity.
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24. Prior to the commencement of development, the developer shall contact

the Irish Aviation Authority to agree an aeronautical obstacle warning

light scheme for the development and notify the Authority of intention to

commence crane operations with a minimum of 30 days prior notification

of the erection. As-constructed co-ordinates in an appropriate format

together with ground and tip height elevation should also be supplied to

the Aviation Authority for information .

Reason: in the interest of aviation and public health safety.

25 Prior to the commencement of development, the developer shall lodge

with the planning authority a cash deposit or 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 planning authority

and the developer or, in default of agreement, shall be referred to An

CoimisiCln Pleanala for determination

Reason: To ensure the satisfactory completion of the development.
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26. 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 CoimisiOn Pleanala

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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