
ABP-318081-23 Inspector’s Report Page 1 of 14 
 

 

Inspector’s Report  
ABP-318081-23 

 

Development 

 

To Construct a new dwellinghouse, effluent treatment 

system & polishing filter, new vehicular entrance as well 

as all ancillary site works & services. 

Location Derreen, Clifden, Co. Galway. 

Planning Authority Ref. 23/271. 

Applicant(s) Enda Corbett. 

Type of Application Permission. PA Decision Refuse. 

  

Type of Appeal First Party Appellant Enda Corbett 

Observer(s) None 

Date of Site Inspection 16-02-2024 Inspector Adam Kearney 
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Context 

 1. Site Location/ and Description.   

 The subject 0.44Ha site is located in the townland of Derreen, approximately 3km 

northwest of Clifden. The site is elevated along a scenic route known as the Sky 

Road and overlooks Streamstown Bay. The site is located to the south of local 

primary road, L-1104 which is a designated scenic route. The site is accessible 

from a steeply graded existing agricultural entrance. The general area is defined 

by elevated, rugged, low grade agricultural land/scrub interspersed with a small no. 

of rural dwellings predominantly single storey, dotted sporadically around the 

landscape. 

2.  Description of development.   

The proposal is for a 148 sq m. single storey dwelling with 3 bedrooms setback 

62m from the public road. It would be served by an effluent treatment system, and 

polishing filter to the rear. Potable water is to be sourced from a location off-site to 

the south at some remove. There is an area along the frontage to be cleared as 

indicated on the site layout to achieve sightlines. In terms of levels the Site layout 

shows a contour of 13.00m running through the dwelling footprint and a 5.00m 

contour at the public road which equates to the proposed position of the dwelling 

being approximately 8m above the public road.  Surface water would be catered 

for by way of a soakaway and there is also a 150mm drainage pipe shown, taking 

runoff from the proposed driveway with no reference to a discharge point. 

3. Planning History. 

Subject Site 

Reg. Ref 22/61195 – Enda Corbett – permission REFUSED to construct a new 

dwelling house. 

Reg. Ref. 21/853 - Enda Corbett- permission REFUSED to construct a new 

dwelling house. 

Adjoining  

Reg. Ref. 21/1497- Hazel Corbett - permission REFUSED for a dwelling house. 

Reg. Ref. 20/1391- Hazel Corbett - permission REFUSED to construct a new 

dwelling house. 
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Reg. Ref. 20/164 - Hazel Corbett - permission REFUSED to construct a new 

dwelling house. 

 

4.  National/Regional/Local Planning Policy  

 National Planning Framework, Department of Housing Planning and Local 
Government 2018  

 National Policy Objective 19  

 Ensure, in providing for the development of rural housing, that a distinction is made 

between areas under urban influence, i.e., within the commuter catchment of cities 

and large towns and centres of employment, and elsewhere: In rural areas under 

urban influence, facilitate the provision of single housing in the countryside based 

on the core consideration of demonstrable economic or social need to live in a 

rural area and siting and design criteria for rural housing in statutory guidelines 

and plans, having regard to the viability of smaller towns and rural settlements. 

 National Policy Objective 60  

 Conserve and enhance the rich qualities of natural and cultural heritage of Ireland 

in a manner appropriate to their significance. 

 Sustainable Rural Housing Guidelines for Planning Authorities, 2005.  

 The overarching aim of the Guidelines is to ensure that people who are part of a 

rural community should be facilitated by the planning system in all rural areas, 

including those under strong urban based pressures. To ensure that the needs of 

rural communities are identified in the development plan process and that policies 

are put in place to ensure that the type and scale of residential and other 

development in rural areas, at appropriate locations, necessary to sustain rural 

communities is accommodated. Circular Letter SP 5/08 was issued after the 

publication of the guidelines. 

  

 Code of Practice – Domestic Waste Water Treatment Systems (Population 
Equivalent ≤ 10), 2021. 
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 Galway County Development Plan 2022 - 2028 

 The Galway County Development Plan 2022 -2028 was adopted by the PA on 

 9th May 2022. It has regard to national and regional policies.  

 RC2 - Rural Housing in the Countryside 

 To manage the development of rural housing in the open countryside by requiring 

applicants to demonstrate compliance with the Rural Housing Policy Objectives as 

outlined in Section 4.6.3. 

 Policy Objective RH 4  

 Rural Housing Zone 4 (Landscape Classification 2,3 and 4) 

 Those applicants seeking to construct individual houses in the open countryside in 

areas located in Landscape Classification 2,3 and 4 are required to demonstrate 

their demonstrable economic or social Rural Links or Need* as per RH 2. In 

addition, an Applicant may be required to submit a visual impact assessment of 

their development, where the proposal is in an area identified as “Focal 

Points/Views” in the Landscape Character Assessment of the County or in Class 3 

and Class 4 designated landscape areas. Documentary evidence shall be 

submitted to the Planning Authority to justify the proposed development and will be 

assessed on a case-by-case basis. An Enurement condition shall apply for a 

period of 7 years, after the date that the house is first occupied by the person or 

persons to whom the enurement clause applies. 

  

DM Standard 7: Rural Housing 

 In order to substantiate a rural housing, need the following documentation will be 

required: 

 • Justification for location as proposed; 

 • Land registry maps and associated documentation; 

 • Proof of local connection to an area; 

 • Any other details that may be deemed necessary at time of application by the 

Planning Authority. 
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 DM Standard 8: Site Selection and Design 

Covers criteria around scale, form, design, siting, visual impact  
 DM Standard 9: Site Sizes for Single Houses Using Individual On-Site 

 Wastewater Treatment Systems 

 DM Standard 46: Compliance with Landscape Sensitivity Designations 

 Subject to the provisions of the plan but in particular the settlement policies of 

Chapters 2, 3 & 4 and the consequent restriction on development in rural areas, 

the control of permissible development shall be in accordance with the policies as 

they relate to the four sensitivity classes of landscape in Section 8.13.2 of this plan 

and Map 8.2 (Landscape Sensitivity) 

 Class 3 – Special  

 Restricted to essential residential needs of local households, family farm business 

and locally resourced enterprises (subject to site suitability and appropriate scale 

and design) including those with substantiated cases for such a specific location 

and which are in compliance with settlement policies. 

 10.6.14  Biodiversity outside the Protected Sites/Non-Designated Sites 

 It is important to recognise that nature conservation is not just confined to 

designated sites and acknowledge the need to protect non-designated habitats 

and landscapes and to conserve the biological diversity that occurs in the ordinary 

landscapes of the County. Rare and protected sites cannot survive independently 

of their surroundings. Features of our landscape can be of high natural value in 

their own right and often provide the vital links and corridors to allow the movement 

of plants and animals between protected sites. Beyond the boundaries of the 

previously listed designated sites within the County, there are further areas that 

provide important habitats for our flora and fauna, and in particular vulnerable 

species. These make up a wide network of linked spaces that contribute to the 

County’s Natural Heritage 

 LCM 1 Preservation of Landscape Character 

 Preserve and enhance the character of the landscape where, and to the extent 

that, in the opinion of the Planning Authority, the proper planning and sustainable 
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development of the area requires it, including the preservation and enhancement, 

where possible of views and prospects and the amenities of places and features of 

natural beauty or interest. 

 LCM 2 Landscape Sensitivity Classification 

 The Planning Authority shall have regard to the landscape sensitivity classification 

of sites in the consideration of any significant development proposals and, where 

necessary, require a Landscape/Visual Impact Assessment to accompany such 

proposals. This shall be balanced against the need to develop key strategic 

infrastructure to meet the strategic aims of the plan. 

 LCM 3 Landscape Sensitivity Ratings 

 Consideration of landscape sensitivity ratings shall be an important factor in 

determining development uses in areas of the County. In areas of high landscape 

sensitivity, the design and the choice of location of proposed development in the 

landscape will also be critical considerations. 

 Other relevant Policy Objective and Development Management Standards 

Policy Objective RH 9 – Design Guidelines  

Policy Objective WW 6 – Private Wastewater Treatment Plants  

Policy Objective WW 10 - Surface Water Drainage  

Policy Objective NNR 2 To safeguard the carrying capacity and safety of the 

county’s regional and local road network. 

Policy Objective WS 5 Private Water Supply 

Policy Objective WS 7 Water Quality 

DM Standard 11 – Landscaping  

DM Standard 28 - Sight Distances Required for Access onto National, Regional, 

Local and Private Roads 

DM Standard 37: Group Water Scheme and Private Wells 

 DM Standard 38: Effluent Treatment Plants 

 DM Standard 47: Field Patterns, Stone Walls, Trees and Hedgerows 

  

Appendix 5: Design guidelines for the single rural house 
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5. Natural Heritage Designations  

None in the immediate vicinity 

Sites within 10km 

Special Protection Areas 

• Connemara Bog Complex SPA (5km) 

• Inishbofin, Omey Island and Turbot Island SPA (6km) 

• Illaunnanoon SPA 7km 

 

Special Area of Conservation 

• The Twelve Bens/Garraun Complex SAC (2.5km) 

• Connemara Bog Complex SAC (3.5km) 

• Kingstown Bay SAC (4km) 

• West Connacht Coast SAC (4km) 

• Slyne Head Peninsula SAC (4km) 

• Barnahallia Lough SAC (5km) 

• Omey Island Machair SAC (7km) 

• Slyne Head Islands SAC (8km) 

• Aughrusbeg Machair and Lake SAC (8km) 

• Tully Mountain SAC (8.5km) 

• Tully Lough SAC (10km) 

 

Development, Decision and Grounds of Appeal 

6.  PA Decision 

Refused Permission with 4 reasons as summarised.  

1. The site of the proposed development is located within an exposed and 

elevated designated Class 3 coastal environs landscape with sensitivity 

rating of special with high sensitivity to change and is sited along a section 

of designated scenic route. 

2. The proposed site entrance is deemed unsatisfactory owing to the restricted 

forward sight distance of vehicles exiting and entering the subject site. 
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3. Having regard to the extensive insitu mature vegetation cover along the site 

frontage (and to evidence of partial removal of same) and the necessity to 

remove this habitat for the purposes of facilitating for the proposed 

development would impact negatively on the visual amenity of the area and 

have adverse impact on the wider ecology of the area. 

4. In the absence of satisfactory consent (water source traversing over third-

party lands) and evidence of a potable water supply to serve the proposed 

development, it is considered that the development if permitted as proposed 

would pose a serious risk to the public health of persons occupying this 

dwelling house, would be contrary to Policy Objectives WS5 and WS7 and 

Development Management Standard 37 of the Galway County 

Development Plan 

 

 Roads and Transportation Department report received:  

 ‘Based on the information submitted and the plans and particulars received and 

having regard to the horizontal and vertical alignment of the local public road within 

the vicinity of proposed development, the proposed site entrance is deemed 

unsatisfactory owing to the restricted forward sight distance of vehicles exiting and 

entering the subject site. It is considered the remedial works required to provide 

the aforementioned visibility sightlines from the entrance of the site, would 

constitute significant intervention on a local route, in conjunction with the absence 

of satisfactorily demonstrated sightlines in accordance DM Standard 28 and Policy 

Objective NNR2 safeguard regional and local roads of the Galway County 

Development Plan 2022-2028. Furthermore, the potential for turning movements 

generated by the proposal on/off the L-1104 roadway being hazardous owing to 

the disparity in gradient and level datum between the subject site dwell area and 

the adjoining public road. It is considered that, if permitted as proposed, the 

development would interfere with the safety and free flow of traffic on the public 

road and would endanger public safety by reason of traffic hazard, obstruction of 

road users, or otherwise, and therefore would be contrary to the proper planning 

and sustainable development of the area’. 
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7.  First Party Appeal.   
Grounds: 

• Applicant is a long-standing member of the community. 

• farming 40 Hectares in the area 

• Dwelling can be assimilated into the local landscape. 

• Site selected to minimise visual impact. 

• A safe and appropriate access is proposed. 

• Proposal has no or minimal implications on flora  

• No environmental impediment indicating why the dwelling should not be 

built. 

• Decision of PA is inconsistent with the pattern of development and recent 

decisions in similar situations and sites. 

8.  PA Response 

• None 

 

Environmental Screening 

9.  EIA Screening  

 Having regard to the limited nature and scale of development and the absence of 

any significant environmental sensitivity in the vicinity of the site, there is no real 

likelihood of significant effects on the environment arising from the proposed 

development. The need for environmental impact assessment can, therefore, be 

excluded at preliminary examination and a screening determination is not required. 

10.  AA Screening  

Having regard to the modest nature and scale of development (single storey 

dwelling) and absence of connectivity to European sites the nearest of which is 

5km away, it is concluded that no Appropriate Assessment issues arise as the 

proposed development would not be likely to have a significant effect individually 

or in combination with other plans or projects on a European site. 
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3.0 Assessment 

 I have visited the site, reviewed the planning file and the first party appeal and 

consider the following issues of most relevance. 

• Principle of Development  

• Design, Landscape & Visual Impact 

• Access, Sightlines & Traffic Safety  

• Water Supply 

 

 Principle of Development  

The County Development plan is quite specific about development in areas 

categorised as having significant landscape value. The applicant has met the criteria 

for eligibility for a dwelling in the general area and accordingly the principle of 

development is established. Pursuant to this, the site has to be assessed under 

standard planning considerations. 

 Design, Landscape & Visual Impact  

The dwelling proposed is a modestly proportioned single storey dwelling and the 

house design is acceptable in principle as a typical rural dwelling design. The 

location and siting however present considerable constraints, the site is located 

along an important scenic route in Connemara where it is an objective of the CDP 

(LCM1) to preserve and enhance the character of the landscape where, and to the 

extent that, in the opinion of the planning authority, the proper planning and 

sustainable development of the area requires it.  

Moreso, the proposed site is covered in heavy vegetation and the front boundary 

rises significantly above the local road at a severe gradient. As described earlier in 

this report there is approximately an 8m differential in the level between the road 

fronting the site and the existing ground level where the dwelling is proposed. The 

dwelling is to be setback circa 60m from the road with a linear driveway.  

The dwelling albeit modest has a traditional pitched roof with a ridge level 5.5m over 

ground level. When considered in the context of the site, the ridge level would be 
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approximately 13.5m above the level of public road if sited at or near the existing 

level with the resultant visual impact on views and prospects. 

I note that information in relation to proposed reduced levels of the proposed access 

drive and the volume of cut required is not clear, the proposed FFL and RL in 

relation to existing levels is not provided. From a rudimentary analysis I anticipate 

that a substantial cut into the landscape is required to realise the driveway 

envisioned in the traffic report. As a consequence of the cut required to achieve this 

driveway the level of the proposed dwelling should also be reduced but there is no 

information in the file about the possible requirement for retaining walls. 

In summary the site is located within a Class 3 Landscape area and is restricted to 

essential residential needs of local households, family farm business and locally 

resourced enterprises (subject to site suitability and appropriate scale and design). In 

my view the site terrain at this sensitive and scenic location is unworkable without 

works amounting to a major intervention upon the landscape involving substantial 

levels of cut and with the possibility for retaining walls around the dwelling. If 

constructed the dwelling and ancillary works would represent a permanent scar on 

the landscape and while I appreciate the appeal points to the existence of a quarry in 

close proximity it is not the case that adding further to landscape impact in the area 

is the solution. 

 Access Sightlines and Traffic Safety  

There is a basic site section provided illustrating the proposed driveway levels and 

the dwell area where the proposed drive would meet the local road. The existing 

gradient between the site of the proposed dwelling and the road is in the region of 

1:8. The scope of works and the intervention on the landscape to produce the 

required access to create a suitable gradient incorporating a safe dwell area would 

be substantial. In the section provided it shows a proposed gradient and dwell area 

from linear 0m – 54m, however there is no detail given regarding the volume of cut 

required other than a shaded area that is not annotated or detailed. Further a full site 

section inclusive of the dwelling with FFL and Ridge Level in relation to the existing 

levels (including the public road) is not shown.  

The local road is narrow and meanders along the bay edge with heavy vegetation 

evident all along the southern side of the local road with little run off opportunity for 
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passing vehicles. To create sightlines and adequate forward visibility would 

necessitate removal of large tracts of native vegetation east and west of the 

proposed entrance. Vegetation and hedgerow which contributes to the biodiversity, 

character, and fabric of the area.   

As a scenic route the local road would be heavily trafficked for much of the year by 

people with little knowledge of the area and in an area that has not seen a 

proliferation of one-off dwellings due to planning constraints. It is fair to assume that 

unfamiliar drivers would not anticipate an entrance along this section of road given 

the location and harsh incline. I am not satisfied therefore that an access along this 

road would be safe considering the alignment of the local road and the scale of work 

required to both achieve sightlines and negate the severe gradient accessing the 

dwelling location. I am therefore, in full agreement with the roads section of the Local 

Authority and their detailed assessment of the challenges that present in creating a 

new vehicular access at this location. 

 Water Supply 

The applicant proposes to supply water from a location far removed from the site. 

While the Planning Authority expressed concerns that the pipe would be traversing 

lands not within the control of the applicant or his family who could consent to the 

connection.   

My concerns extend further, I note, accompanying the Appeal, a map showing an 

alternative route that runs across lands that are wholly within the applicant/family 

ownership.  

This does not however allay my concerns; I do not accept that the supply of water 

from a remote location some distance from the red line area is acceptable. If it was 

to be deemed acceptable the excavation of a trench hundreds of metres in length 

across sensitive landscape would require the works to come within the red line area 

of the site and be included in the development description. The works would also be 

deemed substantial in terms of the distance and may require further appropriate 

assessment screening.  

It is my view that as the site has no access to water within the site boundary or to a 

connection from the public road bounding the site then it is not serviceable in respect 

of the supply of potable water.  
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4.0 Recommendation 

 I recommend that permission for the development be Refused. 

5.0 Reasons & Considerations 

 Policy Objective LCM 1 of the Galway County Development Plan 2022-2028 seeks 

to preserve and enhance the character of the landscape where, and to the extent 

that, in the opinion of the planning authority, the proper planning and sustainable 

development of the area requires it, including the preservation and enhancement, 

where possible of views and prospects and the amenities of places and features of 

natural beauty or interest. By reason of the scale of the works, design and siting on a 

substantially elevated coastal site, and having regard to the sensitivity of the site in a 

category 3 special coastal landscape, the proposal would represent an inappropriate 

development of the site and would result in a built form that would not integrate 

effectively into this rural location. The proposed development would contravene 

materially policy objectives LCM 1, LCM 2 and LCM 3 and Development 

Management Standard 8 of the Galway County Development Plan 2022-2028 and 

NPO 60 of the NPF 2018. To grant the proposed development would interfere with 

the character of the landscape, would detract from the visual amenity of the area, 

would militate against the preservation of the rural environment, would contravene 

materially development objectives and development management standards 

contained in the Galway County Development Plan 2022-2028 and would, therefore, 

be contrary to the proper planning and sustainable development of the area. 

 It is considered that the proposed development would endanger public safety by 

reason of traffic hazard because of the additional traffic turning movements the 

development would generate at a point where the proposed site entrance is deemed 

unsatisfactory owing to the restricted forward sight distance of vehicles exiting and 

entering the subject site. It is considered the scale of remedial works required to 

provide the sightlines from the entrance of the site, would constitute a significant 

intervention on a local route in contravention of DM Standard 28 and Policy 

Objective NNR 2 of the Galway County Development Plan 2022-2028 which seeks 

to safeguard regional and local roads.  
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 In the absence of an on-site or public/group scheme water supply to serve the 

proposed development, it is considered that the development if permitted in the 

format proposed (involving substantial works, piping a private supply of water from 

outside the red line area across a sensitive landscape without permission) would 

pose a serious risk to the public health of persons occupying the dwelling house, 

would be contrary to Policy Objectives WS 5 and WS 7 and Development 

Management Standard 37 of the Galway County Development Plan, 2022-2028 and 

be contrary to the proper planning and sustainable development of the area.  

 

I confirm that this report represents my professional planning assessment, 

judgement and opinion on the matter assigned to me and that no person has 

influenced or sought to influence, directly or indirectly, the exercise of my 

professional judgement in an improper or inappropriate way. 

 

 

 

 

____________________ 

Name Adam Kearney 

Planning Inspector 

Date:  20-02-2024 
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