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Section 182A Report – Views of Offaly County Council 

ACP-324280-26 

Proposed development of a new downstream high pressure gas pipeline, the provision of an 
offtake installation compound, and an above ground installation (AGI) compound and associated 
development, including associated access arrangements, landscaping and ancillary works, various 

townlands within Co. Meath and Co. Offaly 

1. Introduction  

This report is prepared in response to correspondence from An Coimisiun Pleanala received by the 
Planning Authority on May 18th, 2026, in relation to an application for a new high pressure gas 
pipeline, the provision of an offtake installation compound, and an above ground installation (AGI) 
compound and associated development at various townlands within Co. Meath and Co. Offaly, under 
Section 182A(1) of the Planning and Development Act, 2000, as amended. 

It is noted that the Planning Authoritys submission is not subject to any statutory requirement 
relating to the formal submission of a CE Report to elected members prior to making a submission to 
the Commission. 

The Planning Authority in making this submission has had regard to the range of issues listed in the 
Commissions correspondence and reports received from the Councils Edenderry Municipal District, 
Environment and Water Services Section, Roads Section  and the Chief Fire Officer, all of which are 
attached in Appendix A. 

 

2. Proposed Development 

The proposed development for which permission under Section 182A is being sought constitutes the 
following; 

• The provision of a new downstream underground high pressure gas pipeline, the provision of 
an offtake installation compound, and an above ground installation (AGI) compound and 
associated development, including associated access arrangements, landscaping and 
ancillary works. 

• The proposed 300mm steel underground gas transmission pipeline will cover a distance of c. 
23.65km. The application site has an area of c. 243.4 hectares, including the pipeline route, 
temporary works areas, pipe storage / construction compounds, and the proposed offtake 
installation and AGI compounds. The proposed pipeline will be a strategic downstream gas 
pipeline. 

• Five temporary construction / pipe storage compounds are proposed, three of which are in 
Co. Offaly, at Monasteroris, Esker More and Ballykilleen. The compounds will accommodate 
site offices, crane and truck parking, pipe storage, secure lock up containers, car parking, 



material laydown areas, welfare facilities and material storage areas during the construction 
stage. 

• The proposed AGI compound is to be located on lands at Ballykilleen (within the Edenderry 
Power Station site) and will include a Pressure Reducing Skid (PRS) Kiosk (with a gross floor 
area (GFA) of c. 49 sq.m. with a parapet height of 3.15m and vent terminations 5.4m in 
height.), a Packaged Boiler Unit (PBU) Kiosk (with a GFA of c. 23.4 sq.m. with a parapet 
height of 3.7m and boiler flues extending to 5.67m in height), a Gas Analyser Kiosk (with a 
GFA of c. 7 sq.m and with a parapet height of c. 2.9m. and vent terminations extending to 
3.5m in height) and an E&I Kiosk (with a GFA of c. 15.75 sq.m. and with a parapet height of c. 
3m.). Solar PV panels are provided on the roof of the PBU Kiosk. The AGI compound will be 
enclosed by a 2.4m high palisade security fence, with a 1.2m high open mesh boundary 
fence. 

• An Environmental Impact Assessment Report and a Natura Impact Statement have been 
prepared and have been submitted in respect of this application. The application is also 
accompanied by a Compulsory Purchase Order under the provisions of the Gas Act, 1976, as 
amended. 

 

Figure 1: Pipeline Route Index map submitted as part of application 

 

3. Relevant planning history relating to the subject site and surrounding area (within Co. 
Offaly) 

It is noted that Appendix 1 of the applicants planning report details the planning history for the 
pipeline route. 

It is noted that the following previous planning applications are referred to in Appendix 1; 

Offaly County Council Reg. Ref. 041569  



OCC issued a final grant of permission on the 23rd of February 2005 subject to of “construction of 
dwelling house and effluent treatment system”  
 
Offaly County Council Reg. Ref.: 86365  
OCC issued a final grant of permission on the 21st of October 1986 for “house extension and 
septic tank” 
 
Offaly County Council Reg. Ref.: 19331  
OCC issued a final grant of permission 2nd of September 2019 subject to 6 no. conditions for the 
development of “a single storey extension and alterations to the rear of the existing single storey 
dwelling house, and the retention of three single domestic storage sheds to the rear and side of 
the dwelling house, all with associated site works and landscaping”  
 
Offaly County Council Reg. Ref.: 21298  
OCC issued a final grant of permission on the 7th of July 2021 subject to 9 no. conditions for the 
development of “(1) storage shed (2) two loose straw sheds. permission for construction of (1) 
cubicle shed with slatted tank and all associated site works” 
 
Offaly County Council Reg. Ref.: 96693 
OCC issued a final grant of permission on the 15th of April 1997 subject to 12 no. conditions for 
the development of “dwellinghouse & new septic tanks”  
 
Offaly County Council Reg. Ref.: 00282  
OCC refused outline permission on the 22nd of June 2000 for the development of “Dwelling house 
and new septic tanks”  
 
Offaly County Council Reg. Ref.: 00474  
OCC refused permission on the 13th of July 2000 for “dwellinghouse, septic tank & effluent 
treatment system”  
 
Offaly County Council Reg. Ref.: 061852  
OCC issued a final grant of permission on the 23rd of February 2007 subject to 13 no. conditions 
for “a) dormer dwellinghouse with associated treatment system and percolation area, b) double 
garage/fuel store, & c) all associated site works, including entrance and boundary treatments”  
 
Offaly County Council Reg. Ref.: 12235  
OCC issued a final grant of permission on the 8th of November 2012 subject to 6 no. conditions for 
the “change of use of garage to storage area, replacement of existing garage door with window, 
erection of a walkway between garage and existing dwelling house, and all associated site works”  
 
Offaly County Council Reg. Ref.: 21576  
OCC issued a final grant of permission on the 10th of March 2022 a notification to grant with 
conditions was issued by Offaly County Council on a site located at Ballykilleen, Edenderry, Co. 
Offaly for the development of “construction of a two-storey dwelling and a domestic garage and a 
waste water treatment system and a vehicular entrance and all associated site works”  
 
Offaly County Council Reg. Ref. 061207  



OCC issued a final grant of permission on the 19th of December 2006 subject to 14 no. conditions 
for the “construction of a two-storey dwelling and a single storey garage & outbuilding, septic tank 
and raised percolation area and all other associated site services & landscaping to the site”  
 
Offaly County Council Reg. Ref.: 01102  
OCC issued a final grant of permission on the 9th of July 2001 subject to 14 no. conditions for 
“retention and completion of partially constructed dwellinghouse and garage”  
 
Offaly County Council Reg. Ref.: 061742  
OCC issued a final grant of permission on the 21st of March 2007 subject to 14 no. conditions for 
“construction of warehouse for storage of fabricated steel components”  
 
Offaly County Council Reg. Ref.: 2582 
OCC issued a final grant of permission on the 27th of April 2026 subject to 11 no. conditions for 
“levelling of agricultural lands by the importation of clean, uncontaminated soil and stone 
materials under article 27 of the European communities (waste directive) regulations 2011, as 
amended. an article 6(3) of the habitats directive screening for appropriate assessment report has 
been prepared in respect of the proposed development”.  
 
Offaly County Council Reg. Ref.: 011251  
OCC issued a final grant of permission on the 15th of May 2003 subject to 16 no. conditions for 
the development of “extension to factory unit incorporating extension to existing unit & separate 
building”  
 
Offaly County Council Reg. Ref.: 19500  
OCC issued a final grant of permission on the 18th of December 2020 subject to 11 no. condition 
for, “the erection and operation of a multi-user telecommunications mast to be utilised as part of 
the national broadband plan, comprising a 45-metre lattice structure, 6no. cabinets on structure 
plinths, fibre chamber, antennae, turning area, compound, fencing, gate, access and all associated 
works and services”  
 
Offaly County Council Reg. Ref.: 071691  
OCC issued a final grant of permission on the 12th of February 2008 subject to 12 no. conditions 
for “ the development will consist of two electricity generation units each having a maximum 
power output of 52 megawatts. each power unit will include an air inlet filter, a turbine generator 
set and auxiliary systems including control system and electrical equipment. gaseous emissions 
form each power unit will be discharged through two exhaust stacks. supporting facilities will also 
be installed and will include transformers, water storage tanks, fuel storage tanks, and fuel and 
water forwarding pumps. the power units will be located on a concrete area. an environmental 
impact statement (EIS) has been prepared in respect of the planning application. This application 
relates to development that comprises or is for the purpose of an activity in relation to which a 
licence under part iv of the environmental protection agency act, 1992 as amended is required”  
 
ACP Reg. Ref.: PA0047  
An Coimisiún Pleanála (ACP here and after) issued a final grant of permission on the 3rd of May 
2017 for the development of :  
21 no. wind turbines with an overall blade tip height of up to 170 metres. Within this size 
envelope various configurations of hub height, rotor diameter and ground to blade tip height may 



be used. The exact make and model has yet to be chosen. The turbines will typically have a rated 
electrical power output in the 3.0 to 3.3 megawatt range and potentially higher depending on 
further wind data analysis, power output modelling and turbine development. The proposed wind 
farm will have a minimum power output of approximately 63 megawatts (MW). The turbines will 
be white or off white in colour. A grid type layout, which is geometric and regular, is proposed. 
• 1 no. borrow pit located in the northern section of the site. 
• 1 no. 120 metre high permanent anemometry mast.  
• 21.5 km of new site access tracks and associated drainage.  
• 1 no. 110kV substation at one of two possible locations (one along the eastern site boundary 

in the townland of Ballykilleen (option A) and the other along the southern site boundary in 
the townland of Cloncreen (option B)). This is to allow the national grid operator, Eirgrid, 
flexibility when deciding on which is technically preferable from their perspective. 

• Associated underground electrical and communications cabling connecting the turbines to the 
proposed substation at either Ballykilleen or Cloncreen. Works associated with the connection 
of the wind farm to the national grid will depend on the final location of the substation. It will 
either be by connection to the Cushaling substation to the east via underground cable c. 
1.7km in length (option A) or to the existing Thornsberry/Cushaling 110kV line via an 
overhead line c. 100 metres in length to the south (option B). 

• 2 no. temporary construction compounds. 1 is to be located along the western site boundary 
in the townland of Esker More and the 2nd at one of two locations in the immediate vicinity 
of the 2 possible locations for the substation as detailed above.  

• Demolition of canteen building with a stated floor area of 66.4 sq.m., and removal of 40 
metre high telecommunications mast and 100 metre high meteorological mast. 

• New access junctions, improvements and temporary modifications of existing road 
infrastructure. 

 
ACP Reg. Ref.: 317245  
ACP issued a final grant of permission on 23rd January 2025, determining that the proposed 
development does not constitute development. ACP Reg. Ref.: 245295 ACP issued a final grant of 
permission on the 21st of December 2016 a grant of permission subject to 5 no. conditions for the 
development of:  
“The extension of the continued use and operation until the end of 2030 of previously permitted 
peat and biomass co-fired power plant currently existing on the site.  
• Permitting the development would cease removal of the existing power generation plant 

required in previous grants of permission ABP. Reg. No PL19.211173 / P.A. Reg. Ref 04/210 
and ABP. Reg. No PL19.107858 / P.A. Reg. No.PL2/98/437 where under conditions stated in 
these permissions the plant shall have cease effect on the 31st day of December, 2015.  

• The development as submitted proposes no new structures or any change to existing 
operations, fuel inputs or emission limit values at the facility.” 

 

Comment: The Planning Authority are satisfied with the comprehensiveness of the applicants 
planning history. 

 

4. Main relevant Development Plan Provisions relating to the subject site and surrounding 
area 



It is noted that the subject route is primarily located within areas designated a ‘Rural Area Under 
Strong Urban Influence’ and predominantly a ‘Low Landscape Sensitivity Area’.  

The route also crosses; 

• the Grand Canal to the south of the application area, which is designated an Area of High 
Amenity (AHA) and High Landscape Sensitivity Area in the Offaly County Development Plan. 
The Grand Canal is also a pNHA. 

• the R402, a Restricted Regional Road to the south of the application area and Regional Road, 
R441 to the centre of the application area; 

• through areas shown as ‘River Flood Extent Low Probability’ in the townland of Roosk and 
‘River Flood Extent Medium Probability’ in the townland of Clonmore, west of the River 
Boyne. 
 

5. Relevant national, regional and local policies 

It is noted that the applicants have included an extensive list of national, regional and local policies in 
their planning report, notwithstanding this, the Planning Authority consider that the following 
national, regional and local policies are particularly relevant to the type of development proposed.  

Climate Action Plan 2025 

The Climate Action Plan 2025 (CAP25) is the third annual statutory update to Ireland’s Climate Action 
Plan under the Climate Action and Low Carbon Development (Amendment) Act 2021. CAP25 builds on 
previous Climate Action Plans by refining and updating the measures required to deliver carbon 
budgets and sectorial emission ceilings. It provides a roadmap for taking action to reduce greenhouse 
gas emissions by 51% by 2030 and achieve climate neutrality by no later than 2050. 
It is noted that Section 11.2.1.1 ‘Progress on Actions’ states that; 

“A renewables-led system is at the core of Ireland’s plan to radically reduce emissions in the electricity 
sector, protect our energy security, and ensure our economic competitiveness. This requires the 
accelerated and increased deployment of new renewable electricity generation capacity and related 
infrastructure”. 

It is noted that Figure 6.1 below illustrates a requirement of at least 2GW of new flexible gas fired 
generation required by 2030 The proposal will help support reaching the minimum target of at least 
2GW of new flexible gas plant. 



 

First Revision of National Planning Framework, April 2025 

The proposed development complements National Strategic Outcome 8 ‘Transition to a Carbon 
Neutral and Climate Resilient Society’, which states that; “New energy systems and transmission grids 
will be necessary for a more distributed, renewables-focused energy generation system, harnessing 
both the considerable on-shore and off-shore potential from energy sources such as wind, wave and 
solar and connecting the richest sources of that energy to the major sources of demand”. 

It is also considered that the uses proposed under this application are consistent with the following 
National Policy Objectives; 

NPO 71 – Support the development and upgrading of the national electricity grid infrastructure, 
including supporting the delivery of renewable electricity generating development. 

NPO 73 – Support the co-location of renewable technologies with other supporting technologies and 
complementary land uses, including agriculture, amenity, forestry and opportunities to enhance 
biodiversity and promote heritage assets, at appropriate locations which are determined based upon 
the best available scientific evidence in line with EU and national legislative frameworks. 

 

Regional Spatial and Economic Strategy for the Eastern and Midland Region 2019-2031 

The Regional Spatial and Economic Strategy for the Eastern and Midland Region 2019-2031 sets out 
an integrated policy to enable the creation of sustainable regions with the capability to be resilient to 
future climate change. The Regional Policy Objectives (RPOs) contained in the RSES are designed to 
promote efficiencies in energy use and the move towards a low carbon economy. Relevant RPOs 
include: 

• RPO 4.84: Support the rural economy and initiatives in relation to renewable energy so as to 
sustain the employment opportunities in rural areas. 

• RPO 6.9: Ensure that the Midlands is well positioned to address the challenges posed by the 
transition to a low carbon economy and renewable energy. 

• RPO 10.20: Support and facilitate the development of enhanced electricity and gas supplies, 
and associated networks, to serve the existing and future needs of the Region and facilitate 
new transmission infrastructure projects that might be brought forward in the lifetime of this 
Strategy. 



• RPO 10.22: Support the reinforcement and strengthening of the electricity transmission and 
distribution network to facilitate planned growth and transmission/ distribution of a 
renewable energy focused generation across the major demand centres to support an island 
population of 8 million people. 

 

Offaly County Development Plan 2021 – 2027 

Chapter 3: Climate Action and Energy 

Electricity Transmission and Distribution 

CAEP-01: It is Council policy to support and facilitate the development, reinforcement, renewal and 
expansion of the electricity transmission and distribution grid, including the development of new 
lines, pylons and substations as required to provide for the future physical and economic 
development of Offaly. 

CAEP-05: It is Council policy to support the reinforcement and strengthening of the electricity 
transmission and distribution network to facilitate planned growth and transmission/ distribution of 
a renewable energy focused generation across the major demand centres. This includes:  

• Facilitating trans-boundary networks into and through the County and Region to ensure the 
Regional Spatial and Economic Strategy can be delivered in a sustainable and timely manner;  

• Facilitate the delivery of the necessary integration of transmission network requirements to 
allow linkages of renewable energy proposals to the electricity transmission grid in a 
sustainable and timely manner; and  

• Support the safeguarding of strategic energy corridors from encroachment by other 
developments that could compromise the delivery of energy networks. 

CAEP-10: It is Council policy to support local, regional, national and international initiatives for 
climate adaptation and mitigation and to limit emissions of greenhouse gases through energy 
efficiency and the development of renewable energy sources which make use of all natural 
resources, including publicly owned lands, in an environmentally acceptable manner.  

CAEP-11: It is Council policy to support the transition to a competitive, low carbon, climate-resilient 
and environmentally sustainable economy by 2050, by way of reducing greenhouse gases, increasing 
renewable energy, and improving energy efficiency. 

Circular Economy  

CAEP-29: It is Council policy to support the circular economy and within that the bio-economy 
including in particular through greater efficiency in land management, greater use of renewable 
resources and by reducing the rate of land use change from urban sprawl and new development, 
resulting in optimal socioeconomic and environmental impacts such as resource efficiency and 
reduction of greenhouse gas emissions. 

Biomass  

CAEP-36: It is Council policy to facilitate and support the development of projects that convert 
biomass to gas or electricity subject to national and regional policy, normal siting, design, 
environmental and planning considerations. 

CAEP-54: It is Council policy to protect Flood Zone A and Flood Zone B from inappropriate 
development and direct developments/land uses into the appropriate Flood Zone in accordance with 



The Planning System and Flood Risk Management Guidelines for Planning Authorities 2009 (or any 
superseding document) and the guidance contained in Development Management Standard DMS-
106. Where a development/land use is proposed that is inappropriate within the Flood Zone, then 
the development proposal will need to be accompanied by a Development Management Justification 
Test and sitespecific Flood Risk Assessment in accordance with the criteria set out under with The 
Planning System and Flood Risk Management Guidelines for Planning Authorities 2009 and Circular 
PL2/2014 (as updated/superseded). In Flood Zone C, (See DMS-106 where the probability of flooding 
is low (less than 0.1%, Flood Zone C), site-specific Flood Risk Assessment may be required and the 
developer should satisfy themselves that the probability of flooding is appropriate to the 
development being proposed. The County Plan SFRA datasets (including Benefitting Lands mapping), 
emerging CFRAMS mapping (including National Indicative Fluvial mapping), and the most up to date 
CFRAM Programme climate scenario mapping should be consulted by prospective planning 
applicants and the planning authority in determining planning applications. 

Gas  

CAEO-09: It is an objective of the Council to support the further extension of the gas grid into County 
Offaly to serve existing and envisaged future residential, commercial and industrial development. 

 

Chapter 4: Biodiversity and Landscape 

Policies 

Designated and Non-Designated Sites 

BLP-01: It is Council policy to protect, conserve, and seek to enhance the county’s biodiversity and 
ecological connectivity. 

BLP-04: It is Council policy to protect and maintain the conservation value of all existing and future 
Natural Heritage Areas, proposed Natural Heritage Areas, Nature Reserves, Ramsar Sites, Wildfowl 
Sanctuaries and Biogenetic Reserves in the county. 

BLP-05: It is Council policy to ensure that development does not have a significant adverse impact, 
incapable of satisfactory avoidance or mitigation, on plant, animal or bird species protected by law. 

Areas of High Amenity 

BLP-35: It is Council policy to protect and preserve the county’s Areas of High Amenity namely the 
Slieve Bloom Mountains, Clonmacnoise Heritage Zone, Durrow High Cross, Abbey and surrounding 
area, the River Shannon, Lough Boora Discovery Park, Grand Canal, Croghan Hill, Raheenmore Bog, 
Pallas Lake, Clara Bog, Clara eskers, Eiscir Riada and other eskers. Notwithstanding the location of 
certain settlements, or parts of, for which there are settlement plans (Towns, Villages, Sráids), within 
the Areas of High Amenity, it is not the intention of this policy to hinder appropriate sustainable 
levels of development (as set out in the plans and subject to proper planning). Further, it is policy to 
facilitate the sustainable extension and expansion of existing visitor, tourist related or other rural 
enterprises within the Areas of High Amenity, where such development is appropriate and where it 
can be demonstrated that it gives ‘added value’ to the extending activity and to the immediate area 
which is the subject of the ‘Area of High Amenity’ designation.  

BLP-36: It is Council policy, to ensure that issues of scale, siting, design and overall compatibility 
(including in particular with regard to environmental sensitivities) with a site’s location within an 



Area of High Amenity are of paramount importance when assessing any application for planning 
permission. The merits of each proposal will be examined on a case-by case basis. 

Landscape 

BLP-38: It is Council policy to protect and enhance the county’s landscape, by ensuring that 
development retains, protects and where necessary, enhances the appearance and character of the 
county’s existing landscape. 

BLP-40: It is Council policy to ensure that consideration of landscape sensitivity is an important factor 
in determining development uses. 

Section 4.17 Biodiversity and Landscape Objectives 

Designated and Non-Designated Sites 

 BLO-02: It is an objective of the Council that no plans, programmes or projects giving rise to 
significant cumulative, direct, indirect or secondary impacts on European sites arising from their size 
or scale, land take, proximity, resource requirements, emissions (disposal to land, water or air), 
transportation requirements, duration of construction, operation, decommissioning or from any 
other effects shall be permitted on the basis of this Plan (either individually or in combination with 
other plans, programmes, etc. or projects6).  

BLO-03: It is an objective of the Council that all projects and plans arising from this Plan7 will be 
screened for the need to undertake Appropriate Assessment under Article 6 of the Habitats 
Directive. A plan or project will only be authorised after the competent authority has ascertained, 
based on scientific evidence, Screening for Appropriate Assessment, and subsequent Appropriate 
Assessment where necessary, that: 1. The plan or project will not give rise to significant adverse 
direct, indirect or secondary effects on the integrity of any European site (either individually or in 
combination with other plans or projects); or 2. The plan or project will have significant adverse 
effects on the integrity of any European site (that does not host a priority natural habitat type/and or 
a priority species) but there are no alternative solutions and the plan or project must nevertheless be 
carried out for imperative reasons of overriding public interest, including those of a social or 
economic nature. In this case, it will be a requirement to follow procedures set out in legislation and 
agree and undertake all compensatory measures necessary to ensure the protection of the overall 
coherence of Natura 2000; or 3. The plan or project will have a significant adverse effect on the 
integrity of any European site (that hosts a natural habitat type and/or a priority species) but there 
are no alternative solutions and the plan or project must nevertheless be carried out for imperative 
reasons for overriding public interest, restricted to reasons of human health or public safety, to 
beneficial consequences of primary importance for the environment or, further to an opinion from 
the Commission, to other imperative reasons of overriding public interest. In this case, it will be a 
requirement to follow procedures set out in legislation and agree and undertake all compensatory 
measures necessary to ensure the protection of the overall coherence of Natura 2000.  

(6) Except as provided for in Article 6(4) of the Habitats Directive, viz. there must be: a) no alternative 
solution available, b) imperative reasons of overriding public interest for the project to proceed, and 
c) Adequate compensatory measures in place.  

(7) Such projects include but are not limited to those relating to: agriculture; amenity and recreation; 
contaminated sites; electricity transmission; flood alleviation and prevention; forestry; mineral 
extraction; renewable energy projects; roads; telecommunications; tourism; wastewater and 
discharges; and water supply and abstraction.  



 

BLO-04: It is an objective of the Council to ensure that the impact of development within or adjacent 
to national designated sites, Natural Heritage Areas, proposed Natural Heritage Areas, Ramsar Sites 
and Nature Reserves likely to result in significant adverse effects on the designated site is assessed by 
requiring the submission of an Ecological Impact Assessment prepared by a suitably qualified 
professional, which should accompany planning applications. 

 

Areas of High Amenity  

BLO-22: It is an objective of the Council to ensure that new development, whether individually or 
cumulatively, does not impinge in any significant way on the character, integrity and distinctiveness 
of or the scenic value of the Areas of High Amenity listed in Table 4.17. New development in Areas of 
High Amenity shall not be permitted if it;  

• Causes unacceptable visual harm; 
• Introduces incongruous landscape elements; and 
• Causes the disturbance or loss of (i) landscape elements that contribute to local 

distinctiveness; (ii) historic elements that contribute significantly to landscape character and 
quality such as field or road patterns; (iii) vegetation which is a characteristic of that 
landscape type and (iv) the visual condition of landscape elements. 
 

Landscape 

BLO-24:  It is an objective of the Council to have regard to the Landscape Sensitivity Areas in Tables 
4.18, 4.19 and 4.20 in the consideration of planning applications. 

For information purposes, Table 4.18 is shown below; 



 

For information purposes, the reference in Table 4.20 to the Grand Canal is shown below; 

 



 

 

 

Chapter 8: Sustainable Transport Strategy 

SMAP-31: It is Council policy that the capacity and efficiency of the road network drainage regimes in 
County Offaly will be safeguarded for road drainage purposes. 

 

Chapter 10: Built Heritage 

Protected Structures 

BHP-02:  It is Council policy to ensure the protection of the curtilage of protected structures or 
proposed protected structures and to prohibit inappropriate development within the curtilage or 
attendant grounds of a protected structure which would adversely impact on the special character of 
the protected structure including cause loss of or damage to the special character of the protected 
structure and loss of or damage to, any structures of architectural heritage value within the curtilage 
of the protected structure. 

 

Archaeological Heritage  

BHP-33: It is Council policy to support and promote the protection and appropriate management and 
sympathetic enhancement of the county’s archaeological heritage within the Plan area, in particular 
by implementing the Planning and Development Act 2000 (as amended) and the National 
Monuments Act 1930 (as amended). 

 

Chapter 11: Water Services and Environment 



ENVP-01: It is Council policy to ensure that the Water Framework Directive, the River Basin 
Management Plan and any subsequent Water Management Plans are fully considered throughout 
the planning process. ENVP-22 It is Council policy that noise sensitive development proposals located 
within proximity to a noise source, such as an existing or proposed national road, should include 
noise attenuation measures. 

Chapter 13: Development Management Standards (DMSs) 

The following DMSs are considered relevant to the proposed development; 

DMS-24 Surface Water 
Management 

Surface water shall not be permitted to flow on to the public road. 
Accesses and road frontage should be designed in such a manner as to 
deal with surface water and ensure that it does not impact on the 
public road. Existing roadside drainage shall be maintained by the 
incorporation of a suitably sized drainage pipe. Each application shall be 
accompanied by design calculations or appropriate evidence to support 
the size of the pipe selected. Applications for substantial hard-surfaced 
areas must demonstrate methods of controlling and limiting surface 
water run-off such as;  

• Use of permeable paving/surfaces;  
• Bio-retention areas; and  
• Swales (which should be maintainable), such that rainfall is not 

directed immediately to surface drains. 
DMS-25 Riparian Zones A minimum 10 metre riparian buffer strip either side of all 

watercourses (measured from top of bank) shall be preserved free of 
development, with the full extent of the protection zone to be 
determined on a case by case basis by the Council, based on site 
specific characteristics and sensitivities. In all cases, adequate width to 
permit access for river maintenance shall be provided. 

 

6. Any Special Area Amenity Order which may be affected by the proposed development 

There exists no Special Area Amenity Orders within the vicinity of the site or indeed Co. Offaly. 

 

7. European designations, Natural Heritage Areas, which may be affected by the proposed 
development (whether in or proximate to same) 

It is noted that the proposed route is not located  within any European designated sites, the nearest 
European Designated site to the proposed site is the Long Derries Edenderry Special Area of 
Conservation (SAC) which is located approximately 4.3 km from the application site at its nearest 
point. 

It should be noted however that the proposed route does cross the Grand Canal to the south of the 
application area, which is designated as a pNHA.  

It is an objective (BLO-04) of the Offaly County Development Plan “to ensure that the impact of 
development within or adjacent to national designated sites, Natural Heritage Areas, proposed 
Natural Heritage Areas, Ramsar Sites and Nature Reserves likely to result in significant adverse effects 
on the designated site is assessed by requiring the submission of an Ecological Impact Assessment 
prepared by a suitably qualified professional, which should accompany planning applications”. It is 



noted that the Natura Impact Statement (NIS) concludes that subject to the appropriate mitigation as 
outlined in this NIS being fully implemented and adhered to, which have been informed by 
associated specialist reports, it is considered that there is no potential for adverse effects on the 
integrity of the qualifying interests, special conservation interests and conservation objectives of the 
subject European Sites alone in combination with other plans and projects. It is noted that the NIS as 
a precaution, details several mitigation measures in Table 30 to reduce any potential on sensitive 
receptors. 

Comment: Please apply the following conditions to any grant of permission for the proposed 
development; 

1. In the event of a grant of permission, the mitigation measures contained in the submitted 
Natura Impact Statement (NIS)) shall be implemented in full.  

2. Prior to commencement of development, the developer shall submit to, and agree in writing 
with, the Planning Authority a schedule of these mitigation measures and monitoring 
commitments, and details of a time schedule for implementation of these. The results of 
the monitoring and reports arising shall be made available to the Planning Authority, Inland 
Fisheries Ireland and the National Parks and Wildlife Service. 

 

8. Protected Structures, Architectural Conservation Areas etc. 

It is noted that the EIS submitted by the applicant includes an Archaeological, Architectural and 
Cultural Heritage Section which states in Section 12.8 that; 

“Construction Phase  

There are no residual effects of the Proposed Development on archaeological, cultural or 
architectural heritage at construction phase of the Proposed Development, thus the residual effect 
can be deemed neutral, imperceptible, and short term.  

Operational Phase  

There are no residual effects of the Proposed Development on archaeological, cultural or 
architectural heritage at operational phase of the Proposed Development, thus the residual effect can 
be deemed neutral, imperceptible, and long term”. 

Notwithstanding this, it is noted that the Offaly County Council Conservation Report states that; 
“Overall, the proposed development traverses a highly sensitive archaeological and cultural 
landscape, and while no direct impacts are identified, the extent of ground disturbance presents a 
tangible risk to subsurface archaeology, as well as potential indirect impacts on the setting of nearby 
heritage assets.  
Accordingly, it is recommended that the development be subject to:  
• Archaeological Condition: The developer shall comply with specific National Monuments Service 
requirements including: No construction or site preparation work may be carried out on the site until 
all archaeological requirements of the NMS are complied with, full archaeological monitoring of all 
groundworks, and a clear protocol for archaeological discoveries.  
• Targeted assessment in areas of proximity to the identified SMR and NIAH assets.” 
 

Comment: Please apply the following conditions to any grant of permission for the proposed 
development; 

• The developer shall comply with specific National Monuments Service requirements 
including: No construction or site preparation work may be carried out on the site 
until all archaeological requirements of the NMS are complied with, full 



archaeological monitoring of all groundworks, and a clear protocol for archaeological 
discoveries.  

• Targeted assessment in areas of proximity to the identified SMR and NIAH assets. 
 

9. Availability and capacity of public surface water drainage facilities and any history of 
flooding relevant to the site 

It is noted that the subject route crosses through areas shown as ‘River Flood Extent Low Probability’ 
in the townland of Roosk and ‘River Flood Extent Medium Probability’ in the townland of Clonmore, 
west of the River Boyne. 

The Flood Risk Assessment carried out for the proposed development carried out a Justification Test 
for the proposed development,  which it passed. The FRA also takes account of; 

• the proposed pipeline being located underground and following construction, ground levels 
will be returned to their original state.  

• the proposed trenchless installation method which is be used to install the gas pipeline 
under the two main river crossings; River Boyne Tributary and Yellow River, which will 
reduce ground disturbance in proximity to the riverbeds. 

The FRA concludes that; 

“Due to the location of the pipeline and the mitigation methods employed, the potential impacts 
from flooding to the pipeline are considered negligible. There will be no impact to groundwater flow 
as a result of the mitigation methods related to the pipe drilling and trench construction methods”. 

It is noted that the applicants have submitted a Water Framework Directive Assessment concludes 
that the proposed development will not; 

• have potential for adverse or minor temporary/ long-term or localised effects on the River 
Boyne or Figile nor is there potential for adverse or minor temporary or localised effects on 
the Athboy GWB, Kilrathmurry Gravels GWB, Trim GWB, Rhodes GWB or Cushina GWB. 

• cause any significant deterioration or change in water body status or prevent attainment, or 
potential to achieve, future good status or to meet the requirements and/or objectives in 
the Water Action Plan 2024 - A River Basin Management Plan for Ireland, (Department of 
Housing Local Government & Heritage, Sept 2024) during construction and operation. 

The Councils Environment and Water Services Section are satisfied impose a number of conditions 
on the proposed development in relation to surface water should permission be granted. 

Comment: Please apply the following conditions to any grant of permission for the proposed 
development; 
General 

1. All mitigation measures as outlined in the submitted Construction and Environmental 
Management Plan shall be implemented by the applicant/developer for the construction & 
operational phase of the development. 

2. All recommendations as outlined in the submitted Flood Risk Assessment shall be 
implemented by the applicant/developer for the operational phase of the development. 

3. All mitigation measures as outlined in the submitted Natura Impact Statement Assessment 
Report shall be implemented by the applicant/developer for the construction & operational 
phase of the development. 



4. All mitigation measures as outlined in the submitted Environmental Impact Assessment 
Report shall be implemented by the applicant/developer for the operational & construction 
phase of the development. 

5. All mitigation measures as outlined in the submitted Water Framework Directive 
Assessment Report shall be implemented by the applicant/developer for the operational & 
construction phase of the development. 

6. All statutory consents and licences required to commence construction Works on-site shall 
be obtained prior to works commencing, including but not limited to; Site notices, 
Construction commencement notices, Licence to connect to existing utilities (including 
water) and mains sewers, where required, Abstraction and / or discharge licenses, where 
required, Road opening / closure licences, etc. 

 
Surface Water    

1. The applicant shall maintain/preserve any existing riparian corridor/drain present within 
and/or adjacent to the site by implementing a buffer zone where no development is 
permitted in accordance with Offaly County Council’s, Development Plan 2021-2027.  

o As per Chapter 4 of the Offaly County Development Plan 2021-2027, Policy BLP-20: 
It is Council policy to preserve riparian buffer strips free from development by 
reserving a minimum of 10 metres either side of all watercourses (measured from 
top of bank) with the full extent of the protection determined on a case by case 
basis by the Council, based on site specific characteristics and sensitivities. 

o As per Chapter 11 of the Offaly County Development Plan 2021-2027, Policy WSP-
22: It is Council policy to ensure adequate surface water drainage systems are in 
place which meet the requirements of the Water Framework Directive and the River 
Basin Management Plan and to promote the use of Sustainable Drainage Systems. 

o As per Chapter 11 of the Offaly County Development Plan 2021-2027, Policy ENVP-
03:It is Council policy to support the implementation of the Water Framework 
Directive, the River Basin Management Plan and the Local Authority Waters 
Programme in achieving and maintaining at least good environmental status for all 
water bodies in the county. Development proposals shall not have an unacceptable 
impact on the water environment, including surface waters, groundwater quality 
and quantity, river corridors and associated woodlands. 

 
Foul Sewerage 

1. Prior to construction commencing on site, the developer is requested to provide details of 
how effluent will be collected & treated during the construction phase. 

2. In the event that foul waste is to be removed regularly from site by a contractor during 
construction phase, the developer shall submit a signed maintenance contract with an 
Authorised Waste Collector and all foul waste must be transported to an Authorised 
Waste Facility. 

 

 

10. Assessment of landscape status and visual impact, as appropriate 

According to Section 4.14.1 of the Offaly County Development Plan ‘the sensitivity of a landscape is 
the measure of its ability to accommodate change or intervention without suffering unacceptable 
effects to its character and values’. As set out in Table 4.18 of the Offaly County Development Plan, 
low sensitivity landscapes areas can accept some form of development subject to appropriateness 



and conditions while High Sensitivity Landscape Areas can accommodate very limited development 
subject to appropriateness / conditions. As the proposed pipeline is to be located underground and 
as following construction, ground levels are be returned to their original state, the visual impact of 
the proposed works are considered not to be significant.  

 

11. Carrying capacity and safety of road network serving the proposed development 

The Councils Edenderry Municipal District have not indicated objections to the proposed 
development but have proposed five points of further information that should be submitted by the 
applicant prior to any decision on this application along with a number of conditions should 
permission be granted. 

Comment:  
Further Information 
Please request the following further information from the applicant; 

 
Planning Conditions 
Please apply the following conditions to any grant of permission for the proposed development; 
 



 

 
 



 

 



  
 

 



 

 



 

 
 

 



 
  

 

12. Environmental carrying capacity of the subject site and surrounding area, and the likely 
significant impact arising from the proposed development, if carried out 

It is noted that the Councils Environment and Water Services Section have no objections to the 
proposed development subject to the below conditions relating to foul sewerage, surface water, 
waste management, environmental nuisance and biodiversity and landscape. 
 

Comment: 
Please see recommended conditions from Section 9 above in relation to General Issues, surface 
Water, foul sewerage.  
In addition, please attach the following conditions to any grant of permisssion; 
Foul Sewerage 

1. Prior to construction commencing on site, the developer is requested to provide details of 
how effluent will be collected & treated during the construction phase. 

2. In the event that foul waste is to be removed regularly from site by a contractor during 
construction phase, the developer shall submit a signed maintenance contract with an 
Authorised Waste Collector and all foul waste must be transported to an Authorised 
Waste Facility. 

 
Waste Management  

1. All wastes arising from/at the proposed development shall be managed in accordance with 
the Waste Management Acts 1996 as amended. While awaiting removal, all waste materials 
shall be stored in designated areas protected against spillage or leachate run-off. 

2. The applicant is required to obtain an Integrated Pollution Control licence from the EPA prior 
to any extraction/excavation of peat and any associated Works such as drainage. 



3. All uncontaminated soil and stone imported onto the site shall comprise non-waste by-
product, in accordance with Article 27 of the European Communities (Waste Directive) 
Regulations 2011, S.I. Nó. 126 of 2011. 

4. No development shall commence prior to registration with the Environmental Protection 
Agency of the material to be imported onto the lands, in accordance with Article 27 of the 
European Communities (Waste Directive) Regulations 2011, S.I. Mo. 126 of 2011. 

5. Prior to commencement of development, details regarding the origin/source of proposed 
soil & stone to be imported onto the site shall be submitted for the written agreement of 
the Planning authority  

 
Environmental Nuisance 

1. Noise emissions at the nearest noise sensitive location (such as dwellings,                                                                                                 
schools, places of worship or areas of high amenity) shall comply with recomendations set 
out in chapter 11 of EIAR and/or the EPA IPC licence requirements. 

2. Audible tonal or impulsive components should be minimised at any noise          sensitive 
location; 

3. The Applicant shall take reasonable measures to mitigate any environmental nuisance 
(noise and dust) which may arise during construction. Construction shall take place during 
working hours 7am to 6.30pm Monday to Friday and 8am to 1.30pm Saturday unless 
otherwise authorised by the Planning Authority. 

4. Dust suppression shall be undertaken under dry and windy conditions to ensure that dust 
deposition does not exceed 350mg/m²/day. Details of a monitoring programme for the 
dust shall be submitted to, and agreed in writing with, the Planning authority prior to 
commencement of development. Details to be submitted shall include monitoring 
locations, the commencement date and the frequency of monitoring results. 

 

13. Planning Authority view in relation to decision to be made by the Commission 

It is noted that the delivery of the proposed development will facilitate the transition of a power 
plant at Ballykilleen, Edenderry (which is currently operated as an oil-fired power plant) to gas. It is 
considered that the proposed gas transmission pipeline will help the transition of the existing power 
station to gas-fired operation which will result in significant improvement in the greenhouse gas 
(GHG) emissions from the power station operations as well as supporting  decarbonisation of the gas 
grid mix in line with national and local policies and objectives as laid out earlier in this report.  

The Planning Authority has no matters to raise which warrant a refusal of permission for the 
proposed development. The Commission is respectfully request to consider this report and the 
conditions recommended in the event of a grant of permission for the proposed development in 
addition to points of further information requested by the Councils Edenderry Municipal District.  

 

__________________                                                                        

James Condron                                                                                                  

Senior Executive Planner 

July 6th, 2026 
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Chief Fire Officer Report 

 

 

 

 

 

 

 

 

 

 

 

 



Environment and Water Services Report 

 



 



 



 



 


