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Colm Quigley
Cornode
Portroe
Nenagh

Co. Tipperary

Re: Case Ref. ACP-323824-25

Application for Substitute Consent — Cornode, Portroe

Dear Sir/Madam,

I refer to the Planning Authority report dated 30th March 2026 and associated
documentation submitted in respect of the above application. This submission responds to
the concerns raised and demonstrates that the proposed development is consistent with
proper planning and sustainable development, having regard to nationdl, regional and local
planning policy.

1. Impact on Lough Derg SPA and pNHA

The Planning Authority has raised concerns regarding potential impacts on the Lough Derg
(Shannon) Special Protection Area and associated habitats. However, a detailed Remedial
Natura Impact Statement prepared by a qualified ecologist concludes that the
development will not adversely affect the integrity of any European site. The assessment was
undertaken in accordance with Article 6(3) of the Habitats Directive and relevant national
guidance.

The report confirms that the site is of moderate ecological value and does not contain
protected habitats or species. The limited vegetation clearance undertaken was minor in
scale, restricted to previously disturbed areas, and does not constitute significant habitat [oss
or fragmentation. Furthermore, no hydrological pathway exists that would result in
defterioration of water quality within the SPA.

In terms of disturbance, the development comprises two modest units only, operating at low
intensity. Lighting is minimal and controlled, and measures are in place to ensure that noise
and human activity are limited. The Planning Authority has not provided any empirical
evidence to demonstrate that significant disturbance would arise.

Member of The Roval institute of the Architects of reland Reg. No. 13081

Mob: 087 9875127 -
Aecbitnal Acsreditation

E-mail: mshinnors@msadesign.ie RIAI

VAT No. 3756525KH =_1°




([

Policy 11-2 and 11-3 of the Tipperary County Development Plan require protection of
European sites and prohibit developments that would adversely affect their integrity. The
submitted Natura impact Statement clearly demonstrates complionce with these
requirements.

2. Traffic Safety and Sightlines

The Planning Authority has indicated that sightlines are substandard. However, a detailed
speed survey and sightline assessment demonstrates that the roadway in question operates
at significantly lower speeds than the posted limit, due to its narrow rural character.

The Tipperary County Development Plan allows for flexibility in applying sightline standards
where actual operating speeds are demonstrably lower, The assessment submitted confirms
that appropriate sightlines are available based on real traffic conditions, in accordance with
accepted engineering practice.

The development will generate minimal additional fraffic, given that it consists of only two
short-term rental units. The access already serves an existing dwelling and has operated
safely to date. Accordingly, the proposal does not give rise to any material road safety
concern.

3. Planning Policy and Rural Tourism

The Planning Authority's conclusion that the development is contrary to proper planning and
sustainable development fails to fully consider the relevant policy framework supporting rural
tourism.

The National Planning Framework supports the diversification of the rural economy, including
tourism development (Objective 21). The Regional Spatial and Economic Strategy similarly
promotes sustainable tourism growth, particularly in rural and lakeside locations.

At local level, the Tipperary County Development Plan 2022-2028 supports niche tourism
accommodation in rural areas where there is a demonstrated need and where
environmental protection is ensured. Section 9 of the Plan recognises the importance of
tourism as a key economic driver and encourages appropriate small-scale developments
that enhance the tourism offering.

This proposal clearly meets these criteria. There is a documented shortage of tourism
accommodation in the areq, particularly in lakeside locations. The development is
intrinsically linked to its setting at Lough Derg and provides a unique accommodation
offering that cannot be replicated within a settlement context.

The scale of the development is modest, consisting of two units only, and it integrates
sympathetically into the rural landscape. It is subordinate to the existing dwelling and does
not adversely impact on visual or residential amenity.

The development also provides economic benefits by supporting local businesses, increasing
visitor numbers, and coniributing to the sustainability of the rural economy.
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4. Conclusion

The proposed development has been demonstrated to have no significant environmental
impact, complies with the Habitats Directive, is acceptable in terms of traffic safety, and
aligns with national, regional and local planning policy. The concerns raised by the Planning
Authority are not supported by the evidence submitted.

Having regard to the above, it is respectfully requested that An Coimisiun Pleandla grant
substitute consent for the development.

Yours faithfully,

Martin Shinnors Architect MRIAI
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Laura Gradx Lawlor

From: Martin Shinnors <mshinnors@msadesign.ie>

Sent: Wednesday 22 April 2026 16:04

To: Laura Grady Lawlor

Subject: Re: ACP-323824-25 Application for Substitute Consent
Attachments: RFI Letter_Cornode 220426.pdf

Follow Up Flag: Follow up

Flag Status: Flagged

Caution: This is an External Email and may have malicious content. Please take care when
clicking links or opening attachments. When in doubt, contact the ICT Helpdesk.

Hello Laura
Re: Case Ref. ACP-323824-25

Application for Substitute Consent — Cornode, Portroe

| hope you are well.
Ahead of todays deadline.

Please find attached a letter in response to the Bords recent request for a submission in relation to
the local authority's submission on file.

Regards

Registered PSDP
Architect Acoradiiation

liNsHiNNE RIAI
MArtNSHINMIgrs .m i
Member of The Royal Institute of the Architects of Ireland
Registration Number: 13081

Albany House, Summerhill, Nenagh, County Tipperary
Mob: 087 9875127

SIMON 4 -14 Iil
OPEN May
RIAT Pty Simen

Proud to Support the RIAI Simon Open Door

The information contained in this e-mail and in any attachments is confidential and is intended solely for attention and
use of the intended recipient(s).If you are not the intended recipient, please note that any form of use, distribution or
copying of this communication is strictly prohibited. If you have received this communication in error please notify the
sender and delete all copies from your computer system(s). The sender accepts no responsibility for unauthorised

copying or processing of this email by any third party and disclaims any liability for any loss arising as a result.




From: Laura Grady Lawlor <laura.gradylawlor@pleanala.ie>
Sent: Sunday 29 March 2026 09:34

To: Martin Shinnors <mshinnors@msadesign.ie>

Subject: RE: ACP-323824-25 Application for Substitute Consent

Dear Martin,

| have been asked by the Commission to respond to your email, dated 26" March 2026. The Commission
acknowledges receipt of your submission.

Correspondence will issue to you from the Commission in due course.
Kind regards,

Laura Grady Lawlor

From: Martin Shinnors <mshinnors@msadesign.ie>

Sent: Thursday 26 March 2026 17:09

To: Laura Grady Lawlor <laura.gradylawlor@pleanala.ie>

Cc: Appeals2 <appeals@pleanala.ie>; Colm Quigley <colmquigleyl4@gmail.com>
Subject: Re: ACP-323824-25 Application for Substitute Consent

Caution: This is an External Email and may have malicious content. Please take care when
clicking links or opening attachments. When in doubt, contact the ICT Helpdesk.

Hello Laura
Good fo speak with you earlier.

Please find attached a response to the Bord's request for a submission/observation under section
131.

Let me know if you require anything further.

Regards

Registered PSDP
Architact Accrediiation

mortin_:f_;'_m NGNS

Member of The Royal Institute of the Architects of Ireland
Registration Number: 13081

Albany House, Summerhill, Nenagh, County Tipperary
Mob: 087 9875127
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Proud to Support the RIAI Simon Open Door

The information contained in this e-mail and in any attachments is confidential and is intended solely for attention and
use of the intended recipient(s).If you are not the intended recipient, please note that any form of use, distribution or
copying of this communication is strictly prohibited. If you have received this communication in error please notify the
sender and delete all copies from your computer system(s). The sender accepts no responsibility for unauthorised

copying or processing of this email by any third party and disclaims any liability for any loss arising as a result.
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lLaura Grady Lawlor
Executive Officer
Processing Section

An Coimisiuin Pleanala
64 Marlborough Street
Dublin 1

D01 V902

Teil: 01-8737309
Facs: 01-8722684

Ma fhaigheann tu an riomhphost seo lasmuigh de na gnathuaireanta oibre, ni bheidh mé ag stiil le freagra na gniomh
lasmuigh de d’'uaireanta oibre féin.

If you receive this email outside of normal working hours, | do not expect a response or action outside of your own
working hours

Smaoinigh ar an timpeallacht sula ndéanann ti an riomhphost seo a phriontail.

Please consider the environment before printing this mail.






