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Commission Order

PL-501122-GY

Planning and Development Act 2000, as amended

Planning Authority: Galway County Council

Planning Register Reference Number: 26/60040

APPEAL by Patricia King against the decision made on the 1 jth day of March,

2026 by Galway County Council to refuse permission to Melanie and Adrian

Cahill.

Proposed Development: Permission for alterations to the permitted

boat/storage shed as granted under planning register reference number

22/60999 as follows: retention sought for minor external alterations to the

shed, including window and door profiles to elevation, the omission of one

number window to the south elevation and an external decking area to the

rear of the shed. Retention is also sought for the change of use from boat

shed to habitable space with internal alterations, including partition walls to

facilitate a revised internal layout accommodating kitchen, utility, home office,

wet room and stairs to loft storage area. Permission is sought to remove the

kitchen, utility room and all white goods and its replacement with storage only.

This will result in a storage/boat shed with home office and wet room.

Permission is also sought for the provision of a revised landscaping plan with

the removal of a temporary vehicular entrance and all ancillary works required

to facilitate the development, all at Claddaghduff, Norah's Cottage, Clifden,

County Galway.
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Decision

GRANT permission for the above proposed development based on the

reasons and considerations under and subject to the conditions set out
below.

Reasons and Considerations

Having regard to the nature and scale of the development proposed to be

retained and proposed to be removed, the nature of the existing structure

granted planning permission under planning register reference number

22/60999, the pattern of development in the area, and Development

Management Standard 6 Domestic Garages (Urban and Rural) of the Galway

County Development Plan 2022-2028, which does not prohibit the use of

storage facilities as habitable space subject to planning consent for such use,

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

the development proposed to be retained and development proposed to be

removed would be acceptable at this location, would not give rise to adverse

impacts on the visual or residential amenities of the area and would not give

rise to adverse impacts on water quality or on any European Site. The

development proposed to be retained and proposed to be removed would,

therefore, be in accordance with the proper planning and sustainable

development of the area.

In deciding not to accept the Inspector's recommendation to refuse

permission, the Commission noted that the structure, as built, in terms of

height, width and length is generally consistent with the original planning

permission and further noted and agreed with the Inspector’s opinion, set out

under Section 8.4 of the report, that the use of an area within the boatshed as

a home office and wet room would be ancillary to the main dwelling and such

use was open for consideration under DM Standard 6. The Commission

considered that the use of the structure as ancillary to the main dwelling

would not materially increase the loading to, or have implications for, the
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operation of the existing wastewater system. While the Commission noted

and shared the concerns of the Inspector in relation to the location of the

percolation area servicing the main dwelling and boat/storage shed outside of

the red-line boundary, the Commission considered that the planning status

and functioning of the percolation area falls under the jurisdiction of the

planning authority and, therefore, that refusal of permission was not

warranted on this basis.

The Commission noted the Inspector’s concerns set out in the recommended

second reason for refusal in relation to surface water management on site.

The Commission considered that, having regard to the nature of the works

proposed to be retained and removed, and the previous planning permission

for the boat/storage shed, there was no material change to the surface water

arrangements under this proposal and that final details could be agreed with

the planning authority by way of condition. The Commission decided,

therefore, that refusal of permission was not warranted for this reason.

In relation to the Inspector’s third and fourth recommended reason for refusal

regarding the potential for significant adverse impacts on the Omey Island

Machair Special Area of Conservation (Site Code: 001309) and on water

quality and bathing water quality at Omey Island Strand, the Commission

considered that the Inspector’s concerns were primarily predicated on

concerns in relation to the implications of the proposal for the wastewater

treatment system and surface water management. Noting that the need for a

Natura Impact Statement was screened out under the original planning

permission for the boatshed, and given that the proposal did not result in any

material changes to the wastewater or surface water arrangements, as set

out above, and, in view of the minor scale of the works proposed, the

Commission considered that there were no other aspects of the proposal that

would give rise to concerns of significant adverse impacts on the Omey Island

Machair Special Area of Conservation (Site Code: 001309) or on water

quality or bathing water quality at Omey Island Strand and, therefore, refusal

of permission on these grounds was not warranted.
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The Commission agreed with the assessment and conclusion of the Inspector

that the proposal did not give rise to concerns in relation to the impact on the

landscape or visual amenities of the area and did not materially contravene

Policy Objectives LCM2, LCM3 and DM Standard 46: Compliance with

Landscape Sensitivity Designations of the Galway County Development Plan
2022-2028.

Conditions

1. The development shall be retained, 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 An CoimisiCln

Pleanala on the 5th day of May, 2026, 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

and the development shall be retained, carried out and completed in

accordance with the agreed particulars.

Reason: in the interest of clarity.

2. The kitchen, utility room and vehicular entrance shall be removed within

six months of the date of this Order. Details confirming the removal of

these elements and revised drawings shall be submitted to the planning

authority within nine months of the date of this Order.

Reason: in the interest of orderly development.

3. Prior to commencement of development, a landscaping plan to provide

for screening of the development shall be submitted for the written

agreement of the planning authority.

Reason: in the interest of visual amenity.
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4. The boat/storage shed shall be used only for purposes ancillary to the

enjoyment of the main dwellinghouse and shall not be used for

habitation or any overnight accommodation or commercial use.

Reason: in the interest of clarity and orderly development.

5. Drainage arrangements, including the attenuation and disposal of

surface water, shall comply with the requirements of the planning

authority for such works and services. Revised drawings showing the

surface water arrangements in place for the boatshed shall be submitted

to the planning authority for agreement prior to commencement of

development.

Reason: in the interest of public health and surface water management.

RaTfiRm
Planning Commissioner of An Coimisian

Pleanala duly authorised to authenticate
the seal of the Commission.

Dated this 3D day of n-lV 2026.
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