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KILDARE COUNTY COUNCIL 

 
 

PLANNING & STRATEGIC DEVELOPMENT DEPARTMENT 
 

Section 5 referral & declaration on development & exempted development 
 

Planning & Development Act 2000 (as amended) 
 

 

Reference No. ED/1362 
Name Of Applicant(s): The K Club 
Address Of Development: The K Club, Straffan, Co Kildare 
Development Description: The removal of existing obsolete hydroelectric 

equipment and the installation/operation of a 
modern, efficient hydroelectric system including a 
turbine, associated cabling and works to inlet 
sluice gates/tail race at the K Club 

Due date 
 
24/07/2026 

 
Introduction  
This is a request for a DECLARATION under Section 5(1) of the Planning and 
Development Act 2000 (as amended) to establish whether under Section 5 of the Act 
the works of the removal of existing obsolete hydroelectric equipment and the 
installation/operation of a modern, efficient hydroelectric system including a turbine, 
associated cabling and works to inlet sluice gates/tail race at the K Club, Straffan Co. 
Kildare is or is not exempted development. 
 
Site Location 
The site is located within the grounds of The K Club demesne (Protected Structure, 
RPS B14-29 & B14-29B). The existing hydroelectric structure is located on the 
northern bank of the river Liffey, c.45m upstream from the Straffan Bridge (Protected 
Structure RPS B14-54).  The turbine house is listed within the NIAH (11809031) and 
is located adjacent to the weir (NIAH 11809022). The surrounding context is a 
designed and managed parkland associated with The K Club estate.  
It must be noted a turbine is indicated in this general location on the historic map dated 
1888-1913.  
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Fig 1: Site Location (ED/01362) and context (KCC GIS) 
  
 
 

 
Fig 2: Aerial view of subject site outlined in red (KCC GIS)  
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Fig. 3: Interior of the turbine house 
 
The National Built Heritage Services has rated the turbine house as regional 
importance due to special interests in architecture, history, social and technical.  
 
The description and appraisal are as follows in the National Built Heritage Services 
“Detached single-bay single-storey mass-concrete hydro-electric turbine engine 
house, c.1930, retaining early fenestration. Gable-ended roof with concrete. Mass-
concrete walls. Unpainted. Square-headed openings. No sills. Iron swivel windows. 
Iron double doors approached by flight of concrete steps. Sited on north bank of River 
Liffey. 
 
This hydro-electric turbine engine house is of considerable technical or engineering 
interest, having been constructed immediately prior to the establishment of the 
National Electricity Network. The building is of interest for its construction in mass-
concrete, an early example of the use of this material in the locality. Viewed from 
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Straffan Bridge to the south-east the presence of the structure has a picturesque effect 
on the river.” 
Description of Proposed Development 
The development is described as the removal of existing obsolete hydroelectric 
equipment and the installation/operation of a modern, efficient hydroelectric system 
including a turbine, associated cabling and works to inlet sluice gates/tail race at the 
K Club. The applicants planning consultant have described as follows: 
“All repair, replacement and installation works are entirely within the footprint and 
internal confines of the existing powerhouse building associated intake infrastructure. 
No new structures are proposed and no extensions, demolition works or alterations 
to the external appearance of the buildings arises. The external fabric and character 
of the structure are retained and preserved. In this regard the AHAI confirmed that 
“all original surviving features will be retained and repaired.” and that the works 
constitute maintenance and upgrading in nature.  
 
The works included the temporary installation of a barrier within the existing channel 
to create a dry working area to facilitate the repair and replacement (maintenance) of 
the sluice gates and associated infrastructure. Any accumulated debris or material 
within the channel deposited into the River Liffey at any stage of the works.  
The repair and renewal (maintenance) of the sluice gate system enable the gates to 
be raised and lowered as required, preventing unintended water loss and assisting in 
maintaining appropriate upstream water levels. This will support the continued 
functioning of the existing weir and fish pass by ensuring a consistent flow regime 
within the river channel.” 
 
 

Planning History 
 
94/1351: Permission granted for a 2 storey courtyard development consisting of 28 
2 bedroom suite units with ancillary accommodation including general storage/linen 
storage/boilerhouse 
 
98/17: Permission granted to retain conversion of two duplex units to one larger 
apartment at The K Club 
 
22/0032: Retention permission was granted for of a change of use from use as two 
dwellings, to use as a single dwelling including external and internal alterations (part 
of Straffan Demesne, a Protected Structure Ref: B14-29) at 688/689 Garden 
Courtyard Apartments, The K Club, Straffan. 
 
22/432: Retention permission was granted for change of use from use as two 
dwellings, to use as a single dwelling including external and internal alterations (part 
of Straffan Demesne, a Protected Structure Ref: B14-29). 
 
 
There are multiple applications within the K Club grounds for extensions/alterations 
to the dwellings constructed within the demesne, these are not considered relevant 
to this Section 5 application. 
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UD8607: A warning letter was issued on the 02/04/2025 for:  
• re-development and replacement of hydro scheme beside Straffan Weir 
• works to the tail race.  

 
  
Relevant Legislative Background  
Planning and Development Act 2000 (as amended) 

Section 2(1) 
‘works’ includes any act or operation of construction, excavation, demolition, 
extension, alteration, repair or renewal and, in relation to a protected structure 
or proposed protected structure, includes any act or operation involving the 
application or removal of plaster, paint, wallpaper, tiles or other material to or 
from the surfaces of the interior or exterior of a structure. 

 
Section 3(1) 

In this Act, ‘development’ means, except where the context otherwise requires, 
the carrying out of any works on, in, over or under land or the making of any 
material change in the use of any structures or other land. 

 
Section 4(1)  
The following shall be exempted development for the purposes of the Act- 
 
(h) development  consisting  of  the  carrying  out  of  works for  the  maintenance, 
improvement or other alteration of any structure, being works which affect only the 
interior of the structure or which do not materially affect the external appearance of 
the structure so  as  to  render  the  appearance  inconsistent  with  the character  of  
the structure or of neighbouring structures; 
 
 
Section 5(7) EIA Screening 
The proposed development is not specified in Part 2 of Schedule 5 of the Planning 
and Development Regulations 2001(as amended).  In any event, it is considered, 
having regard to nature, size and location, the proposed development would not be 
likely to have significant effects on the environment.  Therefore, EIA is not required. 
 
Section 57(1)  
“the carrying out of works to a protected structure, or a proposed protected structure, 
shall be exempted development only if those works would not materially affect the 
character of— (a) the structure, or (b) any element of the structure which contributes 
to its special architectural, historical, archaeological, artistic, cultural, scientific, social 
or technical interest.” 
 
 
Planning and Development Regulations 2001 (as amended) 
 
Article 6(1)  
Subject to article 9, development of a class specified in column 1 of Part 1 of Schedule 
2 shall be exempted development for the purposes of the Act, provided that such 
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development complies with the conditions and limitations specified in column 2 of the 
said Part 1 opposite the mention of that class in the said column 1. 
 
Article 9 (1)(a)(i) 
Restrictions on exemption. 
9.       (1)      Development to which article 6 relates shall not be exempted development 
for the purposes of the Act— 
 

Assessment  
 
Section 4(1)  
The following shall be exempted development for the purposes of the Act- 
 
(h) development  consisting  of  the  carrying  out  of  works for  the  maintenance, 
improvement or other alteration of any structure, being works which affect only the 
interior of the structure or which do not materially affect the external appearance of 
the structure so  as  to  render  the  appearance  inconsistent  with  the character  of  
the structure or of neighbouring structures; 
 
 
The development as described and carried out on site relates to the maintenance 
and improvement of the internal engineering components of the turbine house. No 
material changes have occurred to the exterior of the turbine house. Therefore, the 
exterior of the structure remains materially unaltered.  
 
Section 57(1)  
“the carrying out of works to a protected structure, or a proposed protected structure, 
shall be exempted development only if those works would not materially affect the 
character of— (a) the structure, or (b) any element of the structure which contributes 
to its special architectural, historical, archaeological, artistic, cultural, scientific, social 
or technical interest.” 
 
The turbine house is located within the grounds of a protected structure, the turbine 
house is not included within the description in the Record of Protected Structures of 
the K-Club. The turbine house is also listed within the NIAH as regional importance. 
Given the nature of the works that took place within the interior of the building and did 
not materially affect the exterior of the building or the associated landscape 
surrounding the turbine house, it is considered the development complies with Section 
57(1) of the Planning and Development Act 2000 (as amended). 
 
 
Article 9 (1)(a)(i) 
Restrictions on exemption. 
9. (1)  Development to which article 6 relates shall not be exempted development for 
the purposes of the Act— 
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(a)  if the carrying out of such development would 
(i)   contravene a condition attached to a permission under the Act or be inconsistent 
with any use specified in a permission under the Act. 
Not applicable  
 
(ii)  consist of or comprise the formation, laying out or material widening of a means of 
access to a public road the surfaced carriageway of which exceeds 4 metres in width, 
Not applicable 
 
 
(iii) endanger public safety by reason of traffic hazard or obstruction of road users, 
Not applicable 
 
(iv) except in the case of a porch to which class 7 specified in column 1 of Part 1 of 
Schedule 2 applies and which complies with the conditions and limitations specified in 
column 2 of the said Part 1 opposite the mention of that class in the said column 1, 
comprise the construction, erection, extension or renewal of a building on any street 
so as to bring forward the building, or any part of the building, beyond the front wall of 
the building on either side thereof or beyond a line determined as the building line in 
a development plan for the area or, pending the variation of a development plan or the 
making of a new development plan, in the draft variation of the development plan or 
the draft development plan, 
Not applicable 
 
(v)  consist of or comprise the carrying out under a public road of works other than a 
connection to a wired broadcast relay service, sewer, water main, gas main or 
electricity supply line or cable, or any works to which class 25, 26 or 31 (a) specified 
in column 1 of Part 1 of Schedule 2 applies, 
Not applicable 
 
(vi) interfere with the character of a landscape, or a view or prospect of special amenity 
value or special interest, the preservation of which is an objective of a development 
plan for the area in which the development is proposed or, pending the variation of a 
development plan or the making of a new development plan, in the draft variation of 
the development plan or the draft development plan, 
The view from the River Liffey from Straffan Bridge is listed on table 13.7 of the Kildare 
County Development Plan 2023-2029 as view RL4- view 46.  
The development will not impact on the view from Straffan bridge as the exterior of the 
structure has not been altered.  
 
(vii) consist of or comprise the excavation  alteration or demolition (other than peat  
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extraction) of places, caves, sites, features or other objects of archaeological, 
geological, historical, scientific or ecological interest, the preservation, conservation or 
protection of which is an objective of a development plan or local area plan for the 
area in which the development is proposed or, pending the variation of a development 
plan or local area plan, or the making of a new development plan or local area plan, in 
the draft variation of the development plan or the local area plan or the draft 
development plan or draft local area plan, 
Not applicable  
 
(viiA) consist of or comprise the excavation, alteration or demolition of any 
archaeological monument included in the Record of Monuments and Places, pursuant 
to section 12 (1) of the National Monuments (Amendment) Act 1994, save that this 
provision shall not apply to any excavation or any works, pursuant to and in 
accordance with a consent granted under section 14 or a licence granted under 
section 26 of the National Monuments Act 1930 (No. 2 of 1930) as amended, 
 
Not applicable 
 
 
(viiB) comprise development in relation to which a planning authority or An Bord  
Pleanála is the competent authority in relation to appropriate assessment and the 
development would require an appropriate assessment because it would be likely to 
have a significant effect on the integrity of a European site, 
 
The site relates to the River Liffey and the River Liffey is hydrologically linked to the 
Rye Water Valley Carton SAC (European site) c.8.7km). The development may or may 
not result in the negatively impacting on the volume/flow which may or may not have 
an adverse impact on the ecology of the river and the Rye Water Valley Carton SAC. 
The AA screening submitted within this Section 5 is noted, however it does not 
examine any changes to the volume of water, the removal of existing obsolete 
hydroelectric equipment and the installation/operation of a modern, efficient 
hydroelectric system including a turbine, associated cabling and works to inlet sluice 
gates/tail race would have on this SAC. Further information in this regard will be 
sought. 
 
(viiC) consist of or comprise development which would be likely to have an adverse 
impact on an area designated as a natural heritage area by order made under section 
18 of the Wildlife (Amendment) Act 2000. 
 
The site relates to the River Liffey and the River Liffey is hydrologically linked to the 
Grand Canal (pNHA) at Sallins. The development may or may not result in the 
negatively impacting on the volume/flow which may or may not have an adverse 
impact on the pNHA. Further information in this regard will be sought. 
 
(viii) consist of or comprise the extension, alteration, repair or renewal of an 
unauthorised structure or a structure the use of which is an unauthorised use, 
Not applicable 
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(ix) consist of the demolition or such alteration of a building or other structure as would 
preclude or restrict the continuance of an existing use of a building or other structure 
where it is an objective of the planning authority to ensure that the building or other 
structure would remain available for such use and such objective has been specified 
in a development plan for the area or, pending the variation of a development plan or 
the making of a new development plan, in the draft variation of the development plan 
or the draft development plan, 
Not applicable 
 
(x)  consist of the fencing or enclosure of any land habitually open to or used by the 
public during the 10 years preceding such fencing or enclosure for recreational 
purposes or as a means of access to any seashore, mountain, lakeshore, riverbank 
or other place of natural beauty or recreational utility, 
Not applicable 
 
(xi) obstruct any public right of way, 
Not applicable 
 
(xii)   further to the provisions of section 82 of the Act, consist of or comprise the 
carrying out of works to the exterior of a structure, where the structure concerned is 
located within an architectural conservation area or an area specified as an 
architectural conservation area in a development plan for the area or, pending the 
variation of a development plan or the making of a new development plan, in the draft 
variation of the development plan or the draft development plan and the development 
would materially affect the character of the area, 
Not applicable 
 
(b)  in an area to which a special amenity area order relates, if such development 
would be development 
Not applicable 
 
(c )  if it is development to which Part 10 applies, unless the development is required 
by or under any statutory provision (other than the Act or these Regulations) to comply 
with procedures for the purpose of giving effect to the Council Directive 
Not applicable 
 
(d)  if it consists of the provision of, or modifications to, an establishment, and could 
have significant repercussions on major accident hazards 
Not applicable 
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(2) Sub-article (1)(a)(vi) shall not apply where the development consists of the 
construction by any electricity undertaking of an overhead line or cable not exceeding 
100 metres in length for the purpose of conducting electricity from a distribution or 
transmission line to any premises 
Not applicable 
 
(3) For the avoidance of doubt, sub-article (1)(a)(vii)  shall not apply to any operation 
or activity in respect of which a Minister of the Government has granted consent or 
approval in accordance with the requirements of regulation 31 of the Habitats 
Regulations 1997, and where regulation 31(5) does not apply 
 
Not applicable  
 
 
FURTHER INFORMATION: 
 
The following further information was requested and the response is as follows: 
 
1. Article 9 (vii) (b) & (c) of the Planning and Development Regulations 2001 (as 
amended) has restrictions on exemptions in relation to development that may require 
Appropriate Assessment and/or may have an adverse impact on Natural Heritage 
Areas.  Having regard to the foregoing, the Applicant is requested to examine how the 
potential changes to the volume of water/flow rates, facilitated by the changing the 
turbine mechanism, may or may not have an adverse impact on the ecology of the 
River Liffey, therefore potentially impacting on the Rye Water Valley/Carton SAC and 
the Grand Canal pNHA, which are both hydrologically linked to the River Liffey.   
Applicants response: The Rye Water Valley/Carton SAC while hydrologically linked 
to the River Liffey, is located upstream of the confluence between the Rye Water  River 
and the River Liffey. As such there cannot be any possibility of impacts to the Rye 
Water Valley Carton SAC.  
The EIA screening report states that no impacts to either the NHA’s or pNHAs are 
envisaged. The report states: 
“A review of the Natural Heritage Areas within a 15km radius of the subject site 
identifies one designated NHA and 12 no. Propsoed NHAs (pNHAs). No substantial 
source –pathway-receptor linkages have been identified which could give rise to 
effects upon any other Natural Heritage Areas identified. Significant effects upon 
Natural Heritage Areas arising as a result of the proposed development are not 
considered likely.” 
Notwithstanding this the K Club requested that Ecohydro provides some additional 
information in relation to the flow rates and a document from Ecohydro is included.  
This document outlines that  
“Water has been freely flowing through the existing hydropower unit for approximately 
one hundred years. Flowrate surveys indicate the existing small hydropower unit 
indicated a maximum discharge of up to 7m3/s. Upon inspection, water was physically 
passing through the original system, at approximately 2m3/s.” 
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The old obsolete system was replaced with smaller, more efficient equipment inside 
the existing building. The new equipment is of smaller technical design to the original 
installation.  
The repaired unit now ensures that flowrate is prioritised in the fish pass and over the 
weir. Modern level sensors ensure the correct operation at all times.  
Sensors are now positioned above and below he unit which is constantly monitor the 
level of the river. This means that the new unit inlet gates will automatically close if the 
depth of the water passing over the weir drops below 25cm. This ensures that the 
ecological flow is preserved at all times. (this was not previously possible).  
 
When the river is in full flood, the maximum discharge of the updated unit is now 2m3/s, 
which is less than the original system. The unit can now operate with as little as 
0.015m3/s. 
Having regard to the above it is respectfully submitted that the proposals will not impact 
upon the pNHA.  
Planners Appraisal: The response is noted. Having regard to the same, it is 
considered the proposal would not have an adverse impact on the Rye Water 
Valley/Carton SAC of the Grand Canal pNHA.  
The proposal may need an abstraction licence from the EPA given the volume of water 
potentially being abstracted (indicated at a maximum c.1,692,000m3 per day) but this 
is beyond the scope of the Planning Authority.  
 
Section 5(7) EIA Screening 
The development is not specified in Part 2 of Schedule 5 of the Planning and 
Development Regulations 2001(as amended).  In any event, it is considered, having 
regard to nature, size and location, the proposed development would not be likely to 
have significant effects on the environment.  Therefore, EIA is not required. 
 
Appropriate Assessment Screening  
A screening for Appropriate Assessment accompanies this report.  
 
Conclusion 
Having regard to:  

- Sections 4 and 57 of the Planning and Development Act 2000 (as amended); 
- Articles 6 and 9 of the Planning and Development Regulations 2001 (as 

amended); and 
- The nature, extent and purpose of the works;  

 
it is considered that the proposed works constitutes development as defined in 
Section 3(1) of the Planning and Development Act 2000 (as amended) and is 
exempted development as defined by the Planning and Development Act 2000 (as 
amended) and the Planning and Development Regulations 2001 (as amended).  
 
Recommendation  
It is recommended that the applicant be advised that the development as described 
in the application is development and is exempted development. 
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Date: 20/07/2026  
 
 
 

  

______________________ 

Carroll Melia    

Senior Executive Planner 

24th July 2026 
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Declaration of Development & Exempted Development under 

Section 5 of the Planning and Development Act 2000 (as amended) 
 
WHEREAS a question has arisen as to whether the removal of existing obsolete 
hydroelectric equipment and the installation/operation of a modern, efficient 
hydroelectric system including a turbine, associated cabling and works to inlet sluice 
gates/tail race at the K Club, Straffan Co. Kildare is or is not development and is or is 
not exempted development 
 
AS INDICATED on the plans and particulars received by the Planning Authority on 
28th March 2026 and the 6th of July 2026. 
 
AND WHEREAS The K Club requested a declaration on the said question from Kildare 
County Council, 
 
AND WHEREAS Kildare County Council as the Planning Authority, in considering this 
application for a declaration under Section 5 of the Planning and Development Act 
2000 (as amended), had regard to; 
 

(a) Planning and Development Act 2000 (as amended); and  
(b) Planning and Development Regulations 2001 (as amended); 

 
AND WHEREAS Kildare County Council has concluded that the proposal comprises 
of development to which the provisions of the following applies: 
 

(a) Sections 4, and 57 of the Planning and Development Act 2000 (as amended); 
(b) Article 6 and 9 of the Planning and Development Regulations 2001 (as 

amended) 
(c) The nature, extent and purpose of the works, 

 
NOW THEREFORE Kildare County Council, in exercise of the powers conferred on it 
by Section 5(2)(a) of the Planning and Development Act 2000 (as amended), hereby 
decides that -  
 
the removal of existing obsolete hydroelectric equipment and the installation/operation 
of a modern, efficient hydroelectric system including a turbine, associated cabling and 
works to inlet sluice gates/tail race at the K Club, Straffan Co. Kildare 
 
IS DEVELOPMENT and IS EXEMPTED development pursuant to Sections 4 and 
57 of the Planning and Development Act 2000 (as amended) and Articles 6 and 
9 of the Planning and Development Regulations 2001 (as amended). 
 
 
 
Please note that any person issued with a declaration under Section 5 of the Planning 
and Development Act 2000 (as amended) may on payment to An Coimisiún of the 
prescribed fee, refer a declaration to An Coimisiún Pleanála within 4 weeks of the 
issuing of the decision. 
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Signed:  ________________ 
 
 

Date: 20/07/2026 
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Appendix 1: Appropriate Assessment Screening 
 
 
 

APPROPRIATE ASSESSMENT SCREENING REPORT  
AND  

DETERMINATION 

 
 
(A)  Project Details 
 
Planning File Ref ED1362 
Applicant name The K Club 
Development Location The K Club, Straffan, Co Kildare 

 
Site size Unknown 
Application 
accompanied by an 
EIAR (Yes/NO) 

N/A 

Distance from Natura 
2000 site in km 

The site is c.9km southwest of Rye Water 
Valley/Carton SAC. 
The site is c.10km northeast  Ballynafagh Bog SAC 
and c.11km northeast  Ballynafagh Lake SAC.  
Red Bog SAC c.13km southeast of the site.  
 
South Dublin Bay SAC is c.27km east of the 
application site and is beyond the zone of influence.  

Description of the project/proposed development –  
The removal of existing obsolete hydroelectric equipment and the 
installation/operation of a modern, efficient hydroelectric system including a turbine, 
associated cabling and works to inlet sluice gates/tail race at the K Club 

 
(B)  Identification of Natura 2000 sites which may be impacted by the 
proposed development 
 Yes/No 

 If answer is yes, 
identify list name 
of Natura 2000 site 
likely to be 
impacted. 
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1 Impacts on sites 
designated for freshwater 
habitats or species. 
 
Sites to consider:  River 
Barrow and Nore,  Rye 
Water/Carton Valley, 
Pollardstown Fen, 
Ballynafagh lake 

Is the development 
within a Special Area of 
Conservation whose 
qualifying interests 
include freshwater 
habitats and/or species, 
or in the catchment 
(upstream or 
downstream) of same?  

N/A 

2 Impacts on sites 
designated for wetland 
habitats - bogs, fens, 
marshes and heath. 
Sites to consider:  River 
Barrow and Nore, Rye 
Water/Carton Valley, 
Pollardstown Fen, Mouds 
Bog, Ballynafagh Bog, Red 
Bog, Ballynafagh Lake 

Is the development 
within a Special Area of 
Conservation whose 
qualifying interests 
include wetland habitats 
(bog, marsh, fen or 
heath), or within 1 km of 
same? 
 

N/A 

3 Impacts on designated 
terrestrial habitats. 
Sites to consider:  River 
Barrow and Nore, Rye 
Water/Carton Valley, 
Pollardstown Fen, 
Ballynafagh Lake 

Is the development 
within a Special Area of 
Conservation whose 
qualifying interests 
include woodlands, 
dunes or grasslands, or 
within 100m of same? 

N/A 

4 Impacts on birds in SPAs 
Sites to consider:  
Poulaphouca Reservoir 

Is the development 
within a Special 
Protection Area, or within 
5 km of same? 

N/A 

Conclusion:    
If the answer to all of the above is No, significant impacts can be ruled out for 
habitats and bird species.  
No further assessment in relation to habitats or birds is required. 
If the answer is Yes refer to the relevant sections of C. 

(G) SCREENING CONCLUSION STATEMENT  
Selected relevant category for project assessed by ticking box. 
1 AA is not required because the project is directly connected 

with/necessary to the conservation management of the site 
 

2 
 

No potential significant affects/AA is not required X 

3 Significant effects are certain, likely or uncertain.  
Seek a Natura Impact Statement 
Reject proposal. (Reject if potentially damaging/inappropriate) 
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Justify why it falls into relevant category above (based on information 
in above tables) 
Based on the information provided, the development would not have a 
significant impact on the qualifying interest of a European site.  
Name: L. Murphy 
Position: Executive Planner 
Date: 20th July 2026 

 
 
 
 
 



































KILDARE COUNTY COUNCIL 

 

 

PLANNING & STRATEGIC DEVELOPMENT DEPARTMENT 

 

Section 5 referral & declaration on development & exempted development 

 

Planning & Development Act 2000 (as amended) 

 

 

Reference No. ED/1362 

Name Of Applicant(s): The K Club 

Address Of Development: The K Club, Straffan, Co Kildare 

Development Description: The removal of existing obsolete hydroelectric 

equipment and the installation/operation of a 

modern, efficient hydroelectric system including a 

turbine, associated cabling and works to inlet 

sluice gates/tail race at the K Club 

Due date 25/06/2026 

 
Introduction  
This is a request for a DECLARATION under Section 5(1) of the Planning and 
Development Act 2000 (as amended) to establish whether under Section 5 of the Act 
the works the removal of existing obsolete hydroelectric equipment and the 
installation/operation of a modern, efficient hydroelectric system including a turbine, 
associated cabling and works to inlet sluice gates/tail race at the K Club, Straffan Co. 
Kildare is or is not exempted development. 
 
Site Location 
The site is located within the grounds of The K Club demesne (Protected Structure, 
RPS B14-29 & B14-29B). The existing hydroelectric structure is located on the 
northern bank of the river Liffey, c.45m upstream from the Straffan Bridge (Protected 
Structure RPS B14-54).  The turbine house is listed within the NIAH (11809031) and 
is located adjacent to the weir (NIAH 11809022). The surrounding context is a 
designed and managed parkland associated with The K Club estate.  
It must be noted a turbine is indicated in this general location on the historic map dated 
1888-1913.  
 



 
Fig 1: Site Location (ED/01362) and context (KCC GIS) 

  

 

 

 
Fig 2: Aerial view of subject site outlined in red (KCC GIS)  
 



 
Fig. 3: Interior of the turbine house 



 
Fig. 4: Interior of the turbine house 
 



Fig. 4: Exterior of the turbine house 
 

Fig 5: Exterior of the turbine house 



Fig 6: Extract from 1888-1913 map (KCC GIS) 

 
The National Built Heritage Services has rated the turbine house as regional 
importance due to special interests in architecture, history, social and technical.  
 
The description and appraisal are as follows in the National Built Heritage Services 
“Detached single-bay single-storey mass-concrete hydro-electric turbine engine 
house, c.1930, retaining early fenestration. Gable-ended roof with concrete. Mass-
concrete walls. Unpainted. Square-headed openings. No sills. Iron swivel windows. 
Iron double doors approached by flight of concrete steps. Sited on north bank of River 
Liffey. 
 
This hydro-electric turbine engine house is of considerable technical or engineering 
interest, having been constructed immediately prior to the establishment of the 
National Electricity Network. The building is of interest for its construction in mass-
concrete, an early example of the use of this material in the locality. Viewed from 
Straffan Bridge to the south-east the presence of the structure has a picturesque effect 
on the river.” 

 
 
Description of Proposed Development 
The development is described as the removal of existing obsolete hydroelectric 
equipment and the installation/operation of a modern, efficient hydroelectric system 



including a turbine, associated cabling and works to inlet sluice gates/tail race at the 
K Club. The applicants planning consultant have described as follows: 
“All repair, replacement and installation works are entirely within the footprint and 
internal confines of the existing powerhouse building associated intake infrastructure. 
No new structures are proposed and no extensions, demolition works or alterations 
to the external appearance of the buildings arises. The external fabric and character 
of the structure are retained and preserved. In this regard the AHAI confirmed that 
“all original surviving features will be retained and repaired.” and that the works 
constitute maintenance and upgrading in nature.  
 
The works included the temporary installation of a barrier within the existing channel 
to create a dry working area to facilitate the repair and replacement (maintenance) of 
the sluice gates and associated infrastructure. Any accumulated debris or material 
within the channel deposited into the River Liffey at any stage of the works.  
The repair and renewal (maintenance) of the sluice gate system enable the gates to 
be raised and lowered as required, preventing unintended water loss and assisting in 
maintaining appropriate upstream water levels. This will support the continued 
functioning of the existing weir and fish pass by ensuring a consistent flow regime 
within the river channel.” 
 

 
Planning History 
 

94/1351: Permission granted for a 2 storey courtyard development consisting of 28 
2 bedroom suite units with ancillary accommodation including general storage/linen 
storage/boilerhouse 
 
98/17: Permission granted to retain conversion of two duplex units to one larger 
apartment at The K Club 
 
22/0032: Retention permission was granted for of a change of use from use as two 
dwellings, to use as a single dwelling including external and internal alterations (part 
of Straffan Demesne, a Protected Structure Ref: B14-29) at 688/689 Garden 
Courtyard Apartments, The K Club, Straffan. 
 
22/432: Retention permission was granted for change of use from use as two 
dwellings, to use as a single dwelling including external and internal alterations (part 
of Straffan Demesne, a Protected Structure Ref: B14-29). 
 
 
There are multiple applications within the K Club grounds for extensions/alterations 
to the dwellings constructed within the demesne, these are not considered relevant 
to this Section 5 application. 
 
 
UD8607: A warning letter was issued on the 02/04/2025 for:  

• re-development and replacement of hydro scheme beside Straffan Weir 

• works to the tail race.  
 
  



Relevant Legislative Background  
Planning and Development Act 2000 (as amended) 

Section 2(1) 
‘works’ includes any act or operation of construction, excavation, demolition, 
extension, alteration, repair or renewal and, in relation to a protected structure 
or proposed protected structure, includes any act or operation involving the 
application or removal of plaster, paint, wallpaper, tiles or other material to or 
from the surfaces of the interior or exterior of a structure. 

 
Section 3(1) 

In this Act, ‘development’ means, except where the context otherwise requires, 
the carrying out of any works on, in, over or under land or the making of any 
material change in the use of any structures or other land. 

 
Section 4(1)  
The following shall be exempted development for the purposes of the Act- 
 
(h) development  consisting  of  the  carrying  out  of  works for  the  maintenance, 
improvement or other alteration of any structure, being works which affect only the 
interior of the structure or which do not materially affect the external appearance of 
the structure so  as  to  render  the  appearance  inconsistent  with  the character  of  
the structure or of neighbouring structures; 
 

 
Section 5(7) EIA Screening 
The proposed development is not specified in Part 2 of Schedule 5 of the Planning 
and Development Regulations 2001(as amended).  In any event, it is considered, 
having regard to nature, size and location, the proposed development would not be 
likely to have significant effects on the environment.  Therefore, EIA is not required. 
 
Section 57(1)  
“the carrying out of works to a protected structure, or a proposed protected structure, 
shall be exempted development only if those works would not materially affect the 
character of— (a) the structure, or (b) any element of the structure which contributes 
to its special architectural, historical, archaeological, artistic, cultural, scientific, social 
or technical interest.” 
 
 
Planning and Development Regulations 2001 (as amended) 
 

Article 6(1)  
Subject to article 9, development of a class specified in column 1 of Part 1 of Schedule 
2 shall be exempted development for the purposes of the Act, provided that such 
development complies with the conditions and limitations specified in column 2 of the 
said Part 1 opposite the mention of that class in the said column 1. 

 

Article 9 (1)(a)(i) 

Restrictions on exemption. 



9.       (1)      Development to which article 6 relates shall not be exempted development 
for the purposes of the Act— 

 

Assessment  
 
Section 4(1)  
The following shall be exempted development for the purposes of the Act- 
 
(h) development  consisting  of  the  carrying  out  of  works for  the  maintenance, 
improvement or other alteration of any structure, being works which affect only the 
interior of the structure or which do not materially affect the external appearance of 
the structure so  as  to  render  the  appearance  inconsistent  with  the character  of  
the structure or of neighbouring structures; 
 
 
The development as described and carried out on site relates to the maintenance 
and improvement of the internal engineering components of the turbine house. No 
material changes have occurred to the exterior of the turbine house. Therefore, the 
exterior of the structure remains materially unaltered.  
 
Section 57(1)  
“the carrying out of works to a protected structure, or a proposed protected structure, 
shall be exempted development only if those works would not materially affect the 
character of— (a) the structure, or (b) any element of the structure which contributes 
to its special architectural, historical, archaeological, artistic, cultural, scientific, social 
or technical interest.” 
 

The turbine house is located within the grounds of a protected structure, the turbine 
house is not included within the description in the Record of Protected Structures of 
the K-Club. The turbine house is also listed within the NIAH as regional importance. 

Given the nature of the works that took place within the interior of the building and did 
not materially affect the exterior of the building or the associated landscape 
surrounding the turbine house, it is considered the development complies with Section 
57(1) of the Planning and Development Act 2000 (as amended). 

 
 

Article 9 (1)(a)(i) 

Restrictions on exemption. 

9. (1)  Development to which article 6 relates shall not be exempted development for 
the purposes of the Act— 

(a)  if the carrying out of such development would 

(i)   contravene a condition attached to a permission under the Act or be inconsistent 
with any use specified in a permission under the Act. 

Not applicable  

 



(ii)  consist of or comprise the formation, laying out or material widening of a means of 
access to a public road the surfaced carriageway of which exceeds 4 metres in width, 

Not applicable 

 

 

(iii) endanger public safety by reason of traffic hazard or obstruction of road users, 

Not applicable 

 

(iv) except in the case of a porch to which class 7 specified in column 1 of Part 1 of 
Schedule 2 applies and which complies with the conditions and limitations specified in 
column 2 of the said Part 1 opposite the mention of that class in the said column 1, 
comprise the construction, erection, extension or renewal of a building on any street 
so as to bring forward the building, or any part of the building, beyond the front wall of 
the building on either side thereof or beyond a line determined as the building line in 
a development plan for the area or, pending the variation of a development plan or the 
making of a new development plan, in the draft variation of the development plan or 
the draft development plan, 

Not applicable 

 

(v)  consist of or comprise the carrying out under a public road of works other than a 
connection to a wired broadcast relay service, sewer, water main, gas main or 
electricity supply line or cable, or any works to which class 25, 26 or 31 (a) specified 
in column 1 of Part 1 of Schedule 2 applies, 

Not applicable 

 

(vi) interfere with the character of a landscape, or a view or prospect of special amenity 
value or special interest, the preservation of which is an objective of a development 
plan for the area in which the development is proposed or, pending the variation of a 
development plan or the making of a new development plan, in the draft variation of 
the development plan or the draft development plan, 

The view from the River Liffey from Straffan Bridge is listed on table 13.7 of the Kildare 
County Development Plan 2023-2029 as view RL4- view 46.  

The development will not impact on the view from Straffan bridge as the exterior of the 
structure has not been altered.  

 

(vii) consist of or comprise the excavation  alteration or demolition (other than peat  
extraction) of places, caves, sites, features or other objects of archaeological, 
geological, historical, scientific or ecological interest, the preservation, conservation or 
protection of which is an objective of a development plan or local area plan for the 
area in which the development is proposed or, pending the variation of a development 
plan or local area plan, or the making of a new development plan or local area plan, in 
the draft variation of the development plan or the local area plan or the draft 
development plan or draft local area plan, 



Not applicable  
 
(viiA) consist of or comprise the excavation, alteration or demolition of any 
archaeological monument included in the Record of Monuments and Places, pursuant 
to section 12 (1) of the National Monuments (Amendment) Act 1994, save that this 
provision shall not apply to any excavation or any works, pursuant to and in 
accordance with a consent granted under section 14 or a licence granted under 
section 26 of the National Monuments Act 1930 (No. 2 of 1930) as amended, 
 
Not applicable 
 
 
(viiB) comprise development in relation to which a planning authority or An Bord  
Pleanála is the competent authority in relation to appropriate assessment and the 
development would require an appropriate assessment because it would be likely to 
have a significant effect on the integrity of a European site, 
 

The site relates to the River Liffey and the River Liffey is hydrologically linked to the 
Rye Water Valley Carton SAC (European site) c.8.7km). The development may or may 
not result in the negatively impacting on the volume/flow which may or may not have 
an adverse impact on the ecology of the river and the Rye Water Valley Carton SAC. 
The AA screening submitted within this Section 5 is noted, however it does not 
examine any changes to the volume of water, the removal of existing obsolete 
hydroelectric equipment and the installation/operation of a modern, efficient 
hydroelectric system including a turbine, associated cabling and works to inlet sluice 
gates/tail race would have on this SAC. Further information in this regard will be 
sought. 

 
(viiC) consist of or comprise development which would be likely to have an adverse 
impact on an area designated as a natural heritage area by order made under section 
18 of the Wildlife (Amendment) Act 2000. 
 

The site relates to the River Liffey and the River Liffey is hydrologically linked to the 
Grand Canal (pNHA) at Sallins. The development may or may not result in the 
negatively impacting on the volume/flow which may or may not have an adverse 
impact on the pNHA. Further information in this regard will be sought. 

 

(viii) consist of or comprise the extension, alteration, repair or renewal of an 
unauthorised structure or a structure the use of which is an unauthorised use, 

Not applicable 

 

(ix) consist of the demolition or such alteration of a building or other structure as would 
preclude or restrict the continuance of an existing use of a building or other structure 
where it is an objective of the planning authority to ensure that the building or other 
structure would remain available for such use and such objective has been specified 
in a development plan for the area or, pending the variation of a development plan or 



the making of a new development plan, in the draft variation of the development plan 
or the draft development plan, 

Not applicable 

 

(x)  consist of the fencing or enclosure of any land habitually open to or used by the 
public during the 10 years preceding such fencing or enclosure for recreational 
purposes or as a means of access to any seashore, mountain, lakeshore, riverbank 
or other place of natural beauty or recreational utility, 

Not applicable 

 

(xi) obstruct any public right of way, 

Not applicable 

 

(xii)   further to the provisions of section 82 of the Act, consist of or comprise the 
carrying out of works to the exterior of a structure, where the structure concerned is 
located within an architectural conservation area or an area specified as an 
architectural conservation area in a development plan for the area or, pending the 
variation of a development plan or the making of a new development plan, in the draft 
variation of the development plan or the draft development plan and the development 
would materially affect the character of the area, 

Not applicable 

 

(b)  in an area to which a special amenity area order relates, if such development 
would be development 

Not applicable 

 

(c )  if it is development to which Part 10 applies, unless the development is required 
by or under any statutory provision (other than the Act or these Regulations) to comply 
with procedures for the purpose of giving effect to the Council Directive 

Not applicable 

 

(d)  if it consists of the provision of, or modifications to, an establishment, and could 
have significant repercussions on major accident hazards 

Not applicable 

 

(2) Sub-article (1)(a)(vi) shall not apply where the development consists of the 
construction by any electricity undertaking of an overhead line or cable not exceeding 
100 metres in length for the purpose of conducting electricity from a distribution or 
transmission line to any premises 

Not applicable 



 
(3) For the avoidance of doubt, sub-article (1)(a)(vii)  shall not apply to any operation 
or activity in respect of which a Minister of the Government has granted consent or 
approval in accordance with the requirements of regulation 31 of the Habitats 
Regulations 1997, and where regulation 31(5) does not apply 
 
Not applicable  
 
 
RECOMMENDATION: 
 
The following further information is requested:  
 
1. Article 9 (vii) (b) & (c) of the Planning and Development Regulations 2001 (as 
amended) has restrictions on exemptions in relation to development that may require 
Appropriate Assessment and/or may have an adverse impact on Natural Heritage 
Areas.  Having regard to the foregoing, the Applicant is requested to examine how the 
potential changes to the volume of water/flow rates, facilitated by the changing the 
turbine mechanism, may or may not have an adverse impact on the ecology of the 
River Liffey, therefore potentially impacting on the Rye Water Valley/Carton SAC and 
the Grand Canal pNHA, which are both hydrologically linked to the River Liffey.   

 

 

Date: 15/06/2026 

 

 

 
 

  

 
_______________________ 

Carroll Melia    

Senior Executive Planner 

17th June 2026 

 
 
 



 
 
Appendix 1: Appropriate Assessment Screening 
 
 

   

APPROPRIATE ASSESSMENT SCREENING REPORT  

AND  

DETERMINATION 
 

 

(A)  Project Details 
 

Planning File Ref ED1362 

Applicant name The K Club 

Development Location The K Club, Straffan, Co Kildare 

 

Site size Unknown 

Application 

accompanied by an 

EIAR (Yes/NO) 

N/A 

Distance from Natura 

2000 site in km 

The site is c.9km southwest of Rye Water 

Valley/Carton SAC. 

The site is c.10km northeast  Ballynafagh Bog SAC 

and c.11km northeast  Ballynafagh Lake SAC.  

Red Bog SAC c.13km southeast of the site.  

 

South Dublin Bay SAC is c.27km east of the 

application site and is beyond the zone of influence.  

Description of the project/proposed development –  

The removal of existing obsolete hydroelectric equipment and the 

installation/operation of a modern, efficient hydroelectric system including a turbine, 

associated cabling and works to inlet sluice gates/tail race at the K Club 

 

(B)  Identification of Natura 2000 sites which may be impacted by the 

proposed development 

 Yes/No 

 If answer is yes, 

identify list name 

of Natura 2000 site 

likely to be 

impacted. 

1 Impacts on sites 

designated for freshwater 

habitats or species. 

Is the development 

within a Special Area of 

Conservation whose 

N/A 

 

 



 

Sites to consider:  River 

Barrow and Nore,  Rye 

Water/Carton Valley, 

Pollardstown Fen, 

Ballynafagh lake 

qualifying interests 

include freshwater 

habitats and/or species, 

or in the catchment 

(upstream or 

downstream) of same?  

2 Impacts on sites 

designated for wetland 

habitats - bogs, fens, 

marshes and heath. 

Sites to consider:  River 

Barrow and Nore, Rye 

Water/Carton Valley, 

Pollardstown Fen, Mouds 

Bog, Ballynafagh Bog, Red 

Bog, Ballynafagh Lake 

Is the development 

within a Special Area of 

Conservation whose 

qualifying interests 

include wetland habitats 

(bog, marsh, fen or 

heath), or within 1 km of 

same? 

 

N/A 

3 Impacts on designated 

terrestrial habitats. 

Sites to consider:  River 

Barrow and Nore, Rye 

Water/Carton Valley, 

Pollardstown Fen, 

Ballynafagh Lake 

Is the development 

within a Special Area of 

Conservation whose 

qualifying interests 

include woodlands, 

dunes or grasslands, or 

within 100m of same? 

N/A 

4 Impacts on birds in SPAs 

Sites to consider:  

Poulaphouca Reservoir 

Is the development 

within a Special 

Protection Area, or within 

5 km of same? 

N/A 

Conclusion:    
If the answer to all of the above is No, significant impacts can be ruled out for 
habitats and bird species.  
No further assessment in relation to habitats or birds is required. 
If the answer is Yes refer to the relevant sections of C. 

(G) SCREENING CONCLUSION STATEMENT 

 

Selected relevant category for project assessed by ticking box. 

1 AA is not required because the project is directly connected 

with/necessary to the conservation management of the site 

 

2 

 

No potential significant affects/AA is not required  

3 Significant effects are certain, likely or uncertain.  

Seek a Natura Impact Statement 

Reject proposal. (Reject if potentially damaging/inappropriate) 

 

X 

Justify why it falls into relevant category above (based on information 

in above tables) 



The potential for changes to the flow rates/volume of water may or may not 

impact on the Rye Water Valley Carton SAC, further examination of same 

is required.  

Name:

 
L. Murphy 

Position:

 
Executive Planner 

Date:

 
15th June 2026 

 

 

 

 






































































































































































	ED1362 Decision Letter Signed
	ED1362 Planner's Report FI Exempt
	Reference No. ED/1362
	Due date
	Planning History
	Assessment

	DO66979
	ED1362 FI Response 06.07.2026
	ED1362 FI Letter Signed 18.06.2026
	ED1362 Planners Report FI 17.06.2026
	ED1362 Acknowledgement letter 28.05.2026
	ED1362 Application Form_Redacted
	ED1362 Cover Letter
	ED1362 Heritage Report
	ED1362 AA Screening report
	ED1362 Site location map
	FIN1.0.524800



