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1.0 Location and Description 

 The appeal site is a greenfield site with a stated area of 9.840 ha adjoining Monaleen 

Road, Dublin Road and Castletroy Golf Club.  The site is situated approx. 3km east of 

Limerick City, in the area of Newcastle. Newcastle is a largely residential area, close 

to the University of Limerick. The subject site is greenfield, with an access road 

traversing the centre of the site from Monaleen Road. The site is bound by Monaleen 

Road and residential properties to the east, the R445 to the north, Newcastle 

Reservoir and residential properties to the west, and Castletroy Golf Club to the south. 

The surrounding area is primarily residential, with some commercial and open space 

uses also present. The site is at a local topographic high point, being approx. 35-60m 

above sea level, with topography gradually falling off in all directions but particularly to 

the north and west. On the site itself, the southern half is relatively flat, while levels in 

the northern half fall off to the north.   

 The lands in the vicinity of the site are comprised mainly of low-density residential 

development in the form of detached, semi-detached and terraced dwellings on 

Monaleen Road and Golf Links Road. There is further detached and semi-detached 

housing on School House Road and Dublin Road (R445). Other uses in the vicinity of 

the site include Mary Magdalene catholic Church on Monaleen Road, Castletroy The 

M7 motorway is situated 1.2km south of the site and is accessed via linkages from the 

Dublin Road c. 3km east and Groody Road, Ballysimon Road (R527) c. 1.6km to the 

south. 

 I refer to the photos and photomontages available to view throughout the file.  Together 

with a set of photographs of the site and its environs taken during the course of my 

site inspection serve to describe the site and location in further detail. 

2.0 Proposed Development 

 Planning permission was sought on the 4th March 2026 for a 10-year planning 

permission for a Large-Scale Residential Development (LRD) at Monaleen Road, 

Castletroy, Limerick.  The development will consist of the provision of a total of 523 

no. residential units along with the provision of a creche.  Particulars of the 

development comprise as follows:  
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a) Site excavation works to facilitate the proposed development to include excavation 

and general site preparation works. 

b) The provision of a total of 214no. 2-3 storey residential dwellings which will consist 

of 10no. 2 bed units and 204no. 3 bed units. 

c) The provision of a total of 309no. apartments units consisting of 159no.1 bed units, 

141no.2bed units and 9no. 3bed units to be provided within 10no. apartment 

buildings. Apartment buildings 1, 2, 3, 4, 5, 8, 9 and 10 are 5 storeys in height and 

apartment buildings 6 and 7 are part 4 to part 5 storeys in height. 

d) Provision of a creche at ground level in apartment building no. 10 and associated 

outdoor play space along with bin and bicycle storage. 

e) Provision of associated car parking at surface level via a combination of in-curtilage 

parking for dwellings and via on street parking for the creche and apartments.  

f) Provision of a basement for apartment blocks 6-9 which incorporates parking, plant 

area, storage rooms and bicycle storage.  

g) Provision of electric vehicle charge points with associated site infrastructure 

ducting to provide charge points for residents throughout the site. 

h) Provision of associated bicycle storage facilities at surface level throughout the 

site. 

i) Provision of associated open space areas, residential communal open space areas 

to include formal play areas along with all hard and soft landscape works for private 

gardens and amenity spaces along with public lighting, planting and boundary 

treatments to include boundary walls, railings & fencing. 

j) Provision of an entrance and associated upgrade works from the Monaleen road 

for vehicles and pedestrians with a separate pedestrian access provided from the 

Dublin Road. 

k) Provision of associated ESB substations. 

l) Provision of ancillary site development/construction works to facilitate foul, water 

and service networks for connection to the existing foul, water and ESB networks 

to include for provision of a wastewater pumping station within the site and 

provision of a new wastewater connection along Monaleen Road. 
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 An Environmental Impact Assessment Report (EIAR) and a Natura Impact Statement 

(NIS) have been prepared in respect of the proposed development and accompany 

this application. 

 The planning application may be inspected online at the following website set up by 

the applicant: www.monaleenroadlrd.com 

2.3.1. The principal development statistics are as shown below: 

Site Area 9.7 ha (net) 

No of Residential Units 523 units 

▪ 214 Dwellings 

▪ 309 Apartments 

Net Density 53.9 units per hectare (uph) 

Building Height 2 - 5 storeys 

Public Open Space 15,448 sqm / 15.9% 

Communal Space 4,486 sqm v 

Car Parking 648 spaces 

Bicycle Parking Apartments: 468 

Visitors: 155 

Creche: 10 

Total: 633 (dwellings in-curtilage) 

Apartment Dual Aspect 240 units (74%) 

Breakdown of Residential Units 

Houses 

Unit Type No of Units Gross Floor Space sqm 

1 Bed   

2 Bed 10 854 

3 Bed 204 22,172.6 

http://www.monaleenroadlrd.com/
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4 Bed   

4+ Bed   

Total 214 23,026.6 

Apartments 

Unit Type No of Units Gross Floor Space sqm 

Studio   

1 Bed 159 9,222.2 

2 Bed 149 12,830.9 

3 Bed 9 927 

4 Bed   

4+ Bed   

Total 309 22, 980.1 

Unit Schedule 

Unit Type No of Units % 

1 Bed 159 30.4% 

2 Bed 151 28.9% 

3 Bed 213 40.7% 

Total 523 100% 

Other Uses 

Unit Type No of Units Gross Floor Space sqm 

Basement Parking 1 5,978 

Childcare 1 514 

ESB Substation 1 22.88 

 

 Phasing - The following Phasing Plan is proposed: 
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Phase Development Duration Start Completion 

Phase 1 63 units (houses) 24 months Sept 2026 Sept 2028 

Phase 2 74 units (50 houses & 

Block 10 (24 

apartments)) 

Creche 

20 months Feb 2028 Sept 2029 

Phase 3 101 units (houses) 33 months April 2029 Dec 2031 

Phase 4 157 units (Block 1, 2, 3, 

4 and 5 (157 

apartments)) 

35 months Dec 2030 Oct 2033 

Phase 5 128 units (Block 6, 7, 8 

and 9 (128 apartments)) 

40 months July 2032 Oct 2035 

 

 The planning application was accompanied by the following: 

▪ Cover Letter 

▪ Planning Statement 

▪ Letters of Consent 

▪ Response to Limerick City & County Council LRD Opinion 

▪ Part V Proposal 

▪ Construction Programme 

▪ CGI Booklet 

▪ Statement of Housing Mix 

▪ School, Childcare & Social Infrastructure Assessment 

▪ Housing Quality Assessment 

▪ Urban Design Statement 

▪ Outline Construction & Environmental Waste Management Plan 

▪ Construction Resource & Waste Management Plan 

▪ Civil Engineering Report 

▪ Storm Sewers & Systems Maintenance Plan 
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▪ Surface Water Audit Stage 1 

▪ Traffic and Transport Assessment 

▪ Road Safety Audit Stage 1/2 

▪ Designer Response to Road Safety Audit 

▪ Mobility Management Plan 

▪ DMURS Design Statement 

▪ Storms Mains CCTV Report 

▪ Uisce Eireann Confirmation of Feasibility 

▪ Daylight & Sunlight Assessment 

▪ Building Lifecycle Report 

▪ Climate Action Energy Statement 

▪ Operational Waste Management Plan 

▪ Landscape Statement 

▪ Tree Survey 

▪ Apartment and Communal Space Management Strategy 

▪ Outdoor Lighting Report 

▪ Luminaire Schedule 

▪ Water Framework Directive Assessment Report 

▪ Appropriate Assessment (AA) Screening & Natura Impact Statement (NIS) 

▪ EIAR - Comprising the following 

EIAR Volume 1 EIAR Volume 2 

Non-Technical Summary Appendix 5.1- Verified Photomontages 

Chapter 1 - Introduction Appendix 6.1 - Traffic Counts 

Chapter 2 - Project Description Appendix 6.2 - Traffic Matrices 

Chapter 3 - Alternatives Considered Appendix 6.3 – TRICS Data 

Chapter 4 - Population & Human Health Appendix 6.4 - TRANSYT Modelling 

Results 

Chapter 5 - Landscape & Visual Appendix 7.1 - Storm Water Calculations 
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Chapter 6 - Material Assets: Traffic & 

Transport 

Appendix 7.2- Schedule of Areas 

(SUDS) 

Chapter 7 - Material Assets: Built 

Services 

Appendix 7.3- Drainage Channel 

Analysis 

Chapter 8 - Material Assets: Waste Appendix 7.4- Irish Water Confirmation 

of Feasibility 

Chapter 9 - Land and Soils Appendix 8.1- Resource & Waste 

Management Plan 

Chapter 10 - Water and Hydrology Appendix 8.2- Operational Waste 

Management Plan 

Chapter 11 - Biodiversity Appendix 9.1- Site Investigation  

Chapter 12 - Noise & Vibration Appendix 11.1- Wintering Bird 

Assessment 

Chapter 13 - Air Quality Appendix 15 - Geophysical Survey & 

Test Trenching Survey 

Chapter 14 - Climate  

Chapter 15 - Cultural Heritage 

(Archaeology) 

 

Chapter 16 - Interactions of the 

foregoing 

 

Chapter 17 - Summary of Mitigation  

3.0 LRD Opinion 

 The applicant has engaged with the Planning Authority in accordance with the 

provisions of Section 247(7) (a) and (b) of the Planning and Development Act 2000, 

as amended, and obtained a determination that no further consultation is required in 

relation to the proposed development. 

 Following the pre-planning meetings, the Council issued an Opinion, in accordance 

with Section 32D of the Planning and Development (Large Scale Residential 
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Developments) Act 2021 and advised that the documentation submitted for the 

purposes of the S32C meeting of 9th September 2025, that the documentation 

submitted requires further consideration and/or amendment to constitute a reasonable 

basis for an application for permission for the proposed LRD under Section 34 of the 

Act. 

 In its LRD Opinion the Council identified 18 no. areas that required further 

consideration and amendments as follows: 

▪ Design & Layout 

▪ Appropriate Assessment 

▪ EIAR 

▪ Part V 

▪ Taking in Charge 

▪ Landscaping / Boundaries / Public Open Space 

▪ Active Travel 

▪ Archaeology 

▪ Roads 

▪ Lighting Arrangements 

▪ Surface Water & SUDs Management Plan 

▪ Uisce Eireann 

▪ Mobility Management Plan 

▪ Visual Impact Assessment 

 The applicant submitted a Statement of Response with the planning application which 

addresses the matters cited by the Planning Authority in the LRD Opinion.  The 

proposed development as now submitted has taken account of all issues identified 

and provides a comprehensive response detailing adjustments that have been 

implemented to resolve the planning authority’s concerns. 

4.0 Planning Authority Decision 

 Limerick City & County Council (LC&CC) issued a notification of decision to grant 

permission on the 28th April 2026 subject to 35 no conditions summarised as follows: 
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1.  Compliance with the plans and particulars lodged with the application on the 

4th of March, 2026 

2.  Section 48 Development Contribution 

3.  Bond 

4.  Permission shall be five number years from the date of the order in 

accordance with a revised Phasing Plan, as per Condition N0 21 below 

5.  Part V Social and Affordable Housing 

6.  Section 47 agreement that restricts all houses and duplex units permitted, to 

first occupation by individual purchasers 

7.  Taking in Charge. 

8.  Landscaping and planting scheme shall be submitted and agreed with the 

Planning Authority 

9.  Details of type / numbers and location of proposed play and exercise 

equipment to be agreed 

10.  Landscaping and boundary treatments to be agreed to include  

▪ Boundary with the Golf Course to provide for a consistent boundary (to a 

minimum height of 2.5 metres) and mature planting. 

▪ Rear boundaries to include a 2m concrete block wall, capped, between 

the rear boundaries of units identified 

▪ Gates at the opening of the permeability path onto the Dublin Road 

11.  Archaeological preservation 

12.  Archaeological monitoring 

13.  Results of the archaeological monitoring shall be submitted to the Department 

of Housing, Local Government & Heritage and the Planning Authority 

14.  Construction hours, management & delivery 

15.  Construction Environmental Management Plan (CEMP) to be submitted and 

agreed 
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16.  EIAR & NIS Mitigation Measures shall be carried out in full 

17.  Waste Management Plan to be agreed 

18.  20% Electrical Vehicle (EV) charging points and Revised layout which clearly 

demonstrates 130 EV spaces 

19.  Agreement with a Charge Point Operator for chargers until the Taking in 

Charge process has been completed 

20.  As constructed drawings for the development to be submitted upon 

completion of any phase 

21.  ▪ Mitigation and monitoring measures outlined in the EIAR, NIS and CEMP 

shall be carried out in full. 

▪ An onsite ecologist to be employed to ensure delivery of such measures. 

22.  Swift bricks nest or nest sites to be included in suitable locations 

23.  Tree protection fencing to be erected. 

24.  Phasing to be agreed to include a pocket park in Phase 1 to serve dwellings 

to the south of the application site 

25.  Naming & numbering scheme to be agreed 

26.  Road Safety Audit 

27.  Detailed Roads Specifications to be agreed 

28.  Updated Mobility Management Strategy to be agreed with a monitoring 

schedule in conjunction with EIAR & NIS monitoring. 

29.  Revised public lighting design to be agreed 

30.  Surface Water & SuDs to be agreed 

31.  Car Share spaces shall be provided within the development 

32.  External finishes to be agreed 

33.  Setback of 3m from the Monaleen road edge to be agreed 

34.  Management Company shall be responsible for the management and 

maintenance of the multi-unit apartments 
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35.  Uisce Éireann 

 Planning Authority Reports 

4.2.1. The Assistant Planner (AP) in their comprehensive report and assessment was 

satisfied that the proposed development is consistent with the Development Plan and 

the relevant updated section 28 guidance i.e., Sustainable Residential Development 

and Compact Settlements Guidelines for Planning Authorities, 2024, the National 

Planning Framework, and the Sustainable Urban Housing: Design Standards for New 

Apartments, 2025. It was recommended that be granted subject to planning 

conditions.  In addition, the Case Planner examined the environmental information 

contained in the EIAR, internal reports and submissions received from prescribed 

bodies and considered that there would be no significant effects on the environment 

subject to the mitigation measures outlined in the NIS and EIAR submitted with the 

application documentation.  Further the findings of the NIS were considered 

acceptable and that the proposal would not result in any significant effect on the 

integrity of the qualifying interests of the identified European sites subject to the 

mitigation measures outlined in same. 

4.2.2. The Senior Executive Planner (SEP) countersigned the report of the Assistant 

Planner. 

4.2.3. The Senior Planner (SP) in their report considered that the report of the Assistant 

Planner, as endorsed by the Senior Executive Planner, contained a fair and 

reasonable assessment of the likely significant effects of the development on the 

environment and that having regard to the mitigation measures outlined in the Natura 

Impact Statement considered that subject to attached conditions the proposal was 

acceptable. 

 Other Technical Reports 

4.3.1. Forward Planning 

4.3.2. The proposal for residential development on this site therefore aligns with the land use 

zoning for the site and the proposed density of 53.9 units per hectare also aligns with 

the provisions of the Limerick Development Plan 2022-2028.  As the development 
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adjoins the residentially zoned SCA site number 56 documentation submitted identifies 

potential locations for future connections to these adjoining lands to the west with the 

intention of improve permeability and strengthen wider neighbourhood connectivity. 

Such provisions are welcomed. 

4.3.3. Roads Department 

4.3.4. No stated objection subject to detailed conditions relating to roads, lighting 

arrangements, surface water and SUDs management plan, submission of completed 

drawings and Construction Management and Delivery Plan. 

4.3.5. Archaeology 

4.3.6. No objection subject to conditions relating to Archaeological preservation, and 

Archaeological monitoring with the results of the archaeological monitoring to be 

submitted to the Department of Housing, Local Government & Heritage and the 

Planning Authority. 

4.3.7. Heritage Officer 

4.3.8. Mitigation measures are mentioned in the context of AA and these are standard in 

nature and not specific to this particular development.  No bat derogation licence 

required.  No stated objection subject to the following conditions: 

1) Swift bricks nest or nest sites to be included in suitable locations within the 

development, subject to ecological advice. No licences are required for swift 

callers since February 2024. Full details to be furnished to the consent authority 

following installation. Nest boxes for other birds to be instead in suitable 

locations.  

Reason: to enhance the potential of the development for swifts and other birds.  

2) An onsite ecologist to be employed to ensure delivery of ecological measures 

mentioned in the material submitted with the application.  

Reason: to enhance the ecological aspects of the proposed development. 

4.3.9. Housing 
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4.3.10. A preliminary Part V letter was issued to applicant on the 10th February 2026 for the 

transfer of 52 no units onsite as affordable units and 53 no units on site as social units 

and is included in the planning application. 

4.3.11. Architectural Conservation 

4.3.12. The subject site is in close vicinity to a number of Protected Structures and structures 

on the National Inventory of Architectural Heritage.  The proposed development will 

have minimal impact on the setting of the architectural heritage assets within the 

vicinity. The development will not detract from the architectural heritage of the area. 

4.3.13. Broadband Development 

4.3.14. No objection subject to conditions as set out in their report. 

4.3.15. Active Travel 

4.3.16. Requested Further Information in relation to set back, bike storage to be acoustic lined, 

20% EV Parking, car share spaces and submission of mobility management plan. 

4.3.17. Parks & Landscape 

4.3.18. Requested Further Information in relation to management of open space post 

construction, trees on site, phasing, wildflower areas, 5 year liability for trees and 

plants, schedule for all proposed play and exercise equipment types and numbers and 

lighting plan. 

4.3.19. Fire & Building Control 

4.3.20. No stated objection. 

 Prescribed Bodies 

4.4.1. Transport Infrastructure Ireland  

4.4.2. Planning Authority requested to have regard to the provisions of official policy for 

development proposals as follows: 



ACP-324286-26 Inspector’s Report Page 19 of 175 

 

Proposals impacting national roads, to the DoECLG Spatial Planning and 

National Roads Guidelines for Planning Authorities and relevant TII 

Publications and proposals impacting the existing light rail network, to TII’s 

“Code of engineering practice for works on, near, or adjacent the Luas light rail 

system”. 

4.4.3. Mid West National Road Design Office 

4.4.4. No observations. 

4.4.5. Uisce Eireann 

4.4.6. The applicant has engaged with Uisce Éireann via a Pre-Connection Enquiry and 

Uisce Éireann confirm that a Confirmation of Feasibility has been issued to the 

applicant in February 2026, advising that water and wastewater connections are 

feasible.  Recommended conditions attached. 

4.4.7. National Environmental Health Service Consultation Report 

4.4.8. The areas reviewed were those of concern to Environmental Health and which are: 

▪ Any potential contamination of surface water and ground water 

▪ Emissions to air including noise and process emissions and construction 

▪ Climate and population health 

4.4.9. Following measures are recommended as conditions for the protection of public health 

as summarised: 

▪ A system should be put in place for dealing with enquiries and/or complaints from 

members of the public during the Construction and operational phase. 

▪ Population and human health mitigation measures to be detailed in the 

Construction and Environmental Management Plan (CEMP). 

▪ The CEMP should be adhered to in full. 

▪ All mitigation detailed in the EIAR is implemented in full. 

▪ Construction hours recommended. 

▪ Water monitoring results to be reviewed and where there is indication of 

contamination additional mitigation to be agreed with the Planning Authority. 



ACP-324286-26 Inspector’s Report Page 20 of 175 

 

▪ Mitigation measures proposed for the protection of surface and groundwater to be 

implemented in full and monitored 

▪ Dust mitigation measures and air quality measures outlined in the EIAR to be 

included as a condition and implemented in full and monitored. 

▪ Noise mitigation measures outlined in the EIAR to be included as a condition.  

Noise monitoring to be undertaken outside of 'daytime' hours. 

▪ Corrective action to be included in the Environmental Management Plan if 

exceedances of permitted noise limits or any emissions to air are recorded. 

 Third Party Observations to the Planning Authority 

4.5.1. There are 15 no observations recorded on the planning file from (1) Ann Marie O’Neill, 

(2) Andrew Hersey, (3) Caitriona Mullarkey, (4) Clodagh Meade, (5) Damien 

Naughton, (6) Pam Moloney, (7) Charles P O’Malley, (8) Anne M Kerin, (9) Eileen M 

Costello, (10) Don & Elaine O’Malley, (11) Frank & Niamh Malone, (12) P Gerard 

Boland, (13) Paul & Sheena Gibson, (14) Castletroy Golf Club and (15) Monaleen 

Residents. 

4.5.2. The issues raised relate to the following as summarised: 

▪ Boundary treatment with properties along Monaleen road, concrete post and 

concrete plank fence not adequate 

▪ Boundary treatment at northern boundary of golf club not sufficient – min 2.5m 

high concrete block wall requested 

▪ Development will injure existing residential amenity 

▪ Overlooking to existing residences 

▪ Location of pumping station  

▪ Loss of amenity to existing property - daylight/sunlight concerns 

▪ Excessive scale and height in suburban location 

▪ Excessive density 

▪ Creche should not located near entrance to prevent congestion 

▪ Inappropriate location of apartment buildings adjacent to Castletroy Golf Club –

transition not appropriate, visually overbearing, insufficient set back 

▪ Single entrance not adequate 
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▪ Traffic impact on Monaleen Road 

▪ Inadequate Transport Assessment 

▪ Reliance on car dependant trips contrary to national climate objectives 

▪ Modal shift targets in Mobility Management Plan are aspirational and outside 

control of applicant – development will remain car dependent 

▪ Insufficient construction traffic management 

▪ Capacity in primary and secondary school’s 

▪ No amenities/facilities proposed such are shops, pharmacy, indoor recreation for 

younger people 

▪ Need for amenities in Castletroy/Monaleen area i.e. library and community centre 

▪ 10 year permission inappropriate when there is a housing need 

▪ Precedent set of refusing applications in the area in 2004 

▪ Objection to interference with the existing Castletroy Golf Club 

▪ Flooding 

▪ Sewerage capacity 

▪ Drainage 

▪ Insufficient information within EIAR and NIS 

5.0 Planning History 

 There is no evidence of any previous appeal on this site.  The following planning 

history is noted from the appeal file: 

Reg Ref Development Decision 

01/871 Construction of 274 residential units & crèche Grant with Conditions 

04/2264 Construction of 195 no. houses, 61 no. 

apartments, 41 duplex units and creche together 

with landscaping, drainage works and 

associated ancillary items and site works 

Grant with Conditions 

07/1798 Alterations to planning permission ref. no. 

04/2264. The alterations shall include: the 

conversion of 10 no. detached units, 38 no. 

semi-detached units, 79 no. terraced units, 27 

Grant with Conditions 
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no. duplex apartments over 27 no. apartments, 

and 6 no. apartments (total 187 no. units) to 27 

no. detached houses, 36 no. semi-detached, 58 

no. terraced houses and 60 no. apartments and 

5 no. serviced sites (total 186 no. units); 

alterations to the road layout; alterations to the 

boundary wall fronting Monaleen Road; 

alterations to the entrance layout and elevation; 

alterations to landscaping; the construction of 

an entrance chalet; and all associated site 

works 

09/597 Alterations to planning ref. no. 04/2264. The 

alterations include: the redesign and relocation 

of the proposed crèche; the redesign and 

relocation of 3 no. terraced townhouses 

previously numbered 64C, 65C & 66C; the 

replacement of 1 no. detached dwelling, 81 no. 

terraced townhouses and 15 no. apartments 

with 16 no. serviced sites with a detached 

dwelling house on proposed site no. 9 of this 

application; alterations to the roads layout; 

alterations to landscaping and all associated 

site works. Planning permission is further 

sought for alterations to planning permission ref. 

no. 07/1798. These alterations include: the 

replacement of 1 no. serviced site previously 

numbered 5 and 4 no. semi-detached houses 

previously numbered 119-122 with 4 no. 

detached houses 

Grant with Conditions 

11/7018 Alterations to planning permission ref. no. 

04/2264. The alterations shall include: the 

conversion of 10 no. detached units, 38 no. 

semi-detached units, 79 no. terraced units, 27 

no. duplex apartments over 27 no. apartments, 

and 6 no. apartments (total 187 no. units)to 27 

no. detached houses, 36 no. semi-detached, 58 

no. terraced houses and 60 no. apartments and 

5 no. serviced sites (total 186 no. units); 

alterations to the road layout; alterations to the 

Grant with Conditions 
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boundary wall fronting Monaleen Road; 

alterations to the entrance layout and elevation; 

alterations to landscaping; the construction of 

an entrance chalet; and all associated site 

works 

ACP-323968-

25 

2560271 

 

 

 

114 no. residential units comprising: 16 no. 2.5 

storey 4 bed detached units; 8 no. 2.5 storey 3 

bed semi-detached units; 36 no. 2.5 storey 3 

bed terrace units; 19 no. 3 storey 2 bed duplex 

units; 19 no. 3 storey 3 bed duplex units; and 16 

no. 2 bed apartments provided within 2 no. 4 

storey blocks.  Ancillary apartment storage 

facility inclusive of bin and bike store; Creche 

facility.  Ancillary and Supporting Works - New 

access road off Mount Green Road; Off and on 

street car parking and bicycle stands; Bin 

storage; 6 no. bicycle storage sheds; 

landscaping; temporary construction access;  

ESB Substation; and All other associated site 

works. 

ACP Grant with Conditions 

6.0 Policy Context 

 National Planning Policy 

6.1.1. Project Ireland 2040 - National Planning Framework 

6.1.2. The NPF comprises the Government’s proposed long-term strategic planning 

framework to guide national, regional and local planning and investment decisions 

over the next 25 years.  Part of the vision of the NPF is managing growth and targeting 

at least 40% of all new housing in existing built-up areas of cities, towns and villages 

through infill and brownfield sites while the rest of new homes will be targeted on 

greenfield edge of settlement areas and within rural areas. The NPF also sets out a 

number of National Strategic Outcomes which include Compact Growth and 

Strengthened Rural Economies and Communities.  These include: 

▪ NSO 1 - Compact Growth 

▪ NSO 7 - Enhanced Amenity and Heritage 
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▪ NPO 3a - Securing Compact & Sustainable Growth 

▪ NPO 3c - Securing Compact & Sustainable Growth 

▪ NPO 4 - Why Urban Places Matter (Community) 

▪ NPO 5 - Why Urban Places Matter (Economy/Prosperity) 

▪ NPO 6 - Why Urban Places Matter (The Environment) 

▪ NPO 9 - Planning for Ireland's Urban Growth (Ireland's Towns) 

▪ NPO 11 - Achieving Urban Infill/Brownfield Development 

▪ NPO 13 - Performance-Based Design Standards 

▪ NPO 32 - Housing 

▪ NPO 33 - Housing (Location of Homes) 

▪ NPO 34 - Housing (Building Resilience in Housing - Lifetime Needs) 

▪ NPO 35 - Housing (Building Resilience in Housing - Density) 

6.1.3. Climate Action Plan 2025 

6.1.4. The Climate Action Plan 2025 builds upon and should be read in conjunction with the 

Climate Action Plan 2024.  It refines and updates the measures and actions required 

to deliver carbon budgets and sectoral emissions ceilings and provides a roadmap for 

taking decisive action to halve Ireland’s emissions by 2030 and achieve climate 

neutrality by no later than 2050. All new dwellings will be designed and constructed to 

Nearly Zero Energy Building (NZEB) standard by 2025, and Zero Emission Building 

standard by 2030. In relation to transport, key targets include a 20% reduction in total 

vehicle kilometres travelled, a 50% reduction in fossil fuel usage, and significant 

increases to sustainable transport trips and modal share.  These legally binding 

objectives are set out in the Climate Action and Low Carbon Development 

(Amendment) Act 2021.  The Commission is required to perform its functions in a 

manner consistent with the Climate & Low Carbon Development Act. 

6.1.5. National Biodiversity Action Plan (NBPA) 2023-2030 

6.1.6. The 4th NBAP strives for a “whole of government, whole of society” approach to the 

governance and conservation of biodiversity. The aim is to ensure that every citizen, 

community, business, local authority, semi-state and state agency has an awareness 
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of biodiversity and its importance, and of the implications of its loss, while also 

understanding how they can act to address the biodiversity emergency as part of a 

renewed national effort to “act for nature”.  This National Biodiversity Action Plan 2023-

2030 builds upon the achievements of the previous Plan. It will continue to implement 

actions within the framework of five strategic objectives, while addressing new and 

emerging issues: 

▪ Objective 1 - Adopt a Whole of Government, Whole of Society Approach to 

Biodiversity 

▪ Objective 2 - Meet Urgent Conservation and Restoration Needs 

▪ Objective 3 - Secure Nature’s Contribution to People 

▪ Objective 4 - Enhance the Evidence Base for Action on Biodiversity 

▪ Objective 5 - Strengthen Ireland’s Contribution to International Biodiversity 

Initiatives 

 National Guidance & Section 28 Ministerial Guidelines 

6.2.1. The following national policy, statutory guidelines, guidance and circulars are also 

relevant: 

▪ Design Manual for Urban Roads and Streets (2013) 

▪ Housing for All: A New Housing Plan for Ireland (2021) 

▪ Rebuilding Ireland: Action Plan for Housing & Homelessness (2016) 

▪ Appropriate Assessment Guidelines (2009) 

▪ Architectural Heritage Protection Guidelines (2011) 

▪ Childcare Facilities Guidelines (2020) 

▪ Environmental Impact Assessment Guidelines (2018) 

▪ Flood Risk Management Guidelines (2009) 

▪ Regulation of Commercial Institutional Investment in Housing Guidelines (2021) 

▪ Urban Development and Building Heights Guidelines (2018) 

▪ Best Practice Urban Design Manual (2009) 
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▪ Quality Housing for Sustainable Communities (2007) 

▪ Sustainable Residential Development and Compact Settlements Guidelines for 

Planning Authorities (2024) 

▪ Sustainable Urban Housing: Design Standards for New Apartments Guidelines for 

Planning Authorities (2025) 

▪ Design Standards for Apartments, Guidelines for Planning Authorities (2025) 

▪ Childcare Facilities Guidelines for Planning Authorities (2020) 

▪ Part V of the Planning and Development Act 2000 Guidelines (2017) 

▪ Local Area Plans Guidelines for Planning Authorities (2013) 

▪ Guidelines for Planning Authorities and An Bord Pleanála on carrying out 

Environmental Impact Assessment (2018) 

 Regional Guidelines 

6.3.1. Southern Regional Assembly - Regional Spatial and Economic Strategy 2020 

(SRA-RSES) 

6.3.2. The RSES provides for the development of nine counties including Limerick and 

supports the implementation of the National Development Plan (NDP).  The RSES 

identifies a number of objectives that seek to achieve compact growth, increased 

residential densities and urban regeneration.  Of particular relevance are:  

• RPO 10 (compact growth in the metropolitan areas),  

• RPO 34 (regeneration, brownfield and infill development) 

• RPO 35 (compact growth) 

6.3.3. Limerick-Shannon is identified as one of three Metropolitan Areas in the Strategy, 

which includes the Limerick-Shannon Metropolitan Area Strategic Plan (MASP). 

6.3.4. Of particular relevance are the following MASP Policy Objectives: 

▪ Policy Objective 1 and 2 to achieve compact growth and regeneration and 

consolidation of development in Limerick city centre and suburbs. 

▪ Policy Objective 5 to identify suitable sites for regeneration and development by a 

quality site selection process that addresses environmental concerns. 
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▪ Policy Objective 10 which seeks to support the environmentally sustainable 

densification of Limerick City Centre, the assembly of brownfield sites for 

development and the regeneration of suburbs to accommodate residential use. 

▪ Policy Objective 21 seeks to deliver projects that can strengthen place-making and 

public realm improvements 

 Development Plan 

6.4.1. The operative plan for the area is the Limerick Development Plan 2022-2028.  The 

site is subject to the new residential zoning objectives in the Development Plan with 

the following objectives and purposes:  

Objective: To provide for new residential development in tandem with the 

provision of social and physical infrastructure.  

Purpose: This zone is intended primarily for new high quality housing 

development, including the provision of high-quality, professionally managed 

and purpose built third level student accommodation. The quality and mix of 

residential areas and the servicing of lands will be a priority to support balanced 

communities. New housing and infill developments should include a mix of 

housing types, sizes and tenures, to cater for all members of society. Design 

should be complimentary to the surroundings and should not adversely impact 

on the amenity of adjoining residents. These areas require high levels of 

accessibility, including pedestrian, cyclists and public transport (where 

feasible). This zone may include a range of other uses particularly those that 

have the potential to facilitate the development of new residential communities 

such as open space, schools, childcare facilities, doctor’s surgeries and playing 

fields etc 

6.4.2. Relevant policies and objectives are set out as follows: 

Chapter 2 Core Strategy 

Policy CS P1 Core Strategy 

Implementation 

It is a policy of the Council to implement the Core Strategy for 

Limerick to ensure consistency with policies at a national and 

regional level, in particular population targets and distribution. 

Policy CS P2 Compact Growth It is a policy of the Council to support the compact growth of 

Limerick City Metropolitan Area, towns and villages by 
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prioritising housing and employment development in locations 

within and contiguous to existing City and town footprints 

where it can be served by public transport and walking and 

cycling networks, to ensure that development proceeds 

sustainably and at an appropriate scale, density and sequence, 

in line with the Core Strategy Table 2.7. 

Chapter 3 Spatial Strategy 

Objective CGR O3 Urban Lands 

and Compact Growth 

It is an objective of the Council to:  

a) Deliver 50% of new homes within the existing built-up 

footprint of Limerick City and Suburbs (in Limerick), 

Mungret and Annacotty and 30% of new homes within the 

existing built-up footprint of settlements, in a compact and 

sustainable manner in accordance with the Core and 

Housing Strategies of this Plan.  

b) Encourage and facilitate sustainable revitalisation and 

intensification of brownfield, infill, underutilised and 

backland urban sites, subject to compliance with all 

quantitative and qualitative Development Management 

Standards set out under Chapter 11 of this Plan. 

Objective CGR O9 Building 

Heights 

It is an objective of the Council to: 

a) Ensure that all new tall buildings in Limerick City are 

designed in accordance with the character area objectives, 

tall building recommendations and criteria set out in the 

Development Management Standards. All such buildings 

shall be of an exceptional architectural quality and standard 

of design and finish.  

b) Focus delivery of tall buildings in the City Centre, in 

particular the areas that have been identified as having 

potential for increased building height. In particular, tall 

building clusters will be encouraged at The Quays, Colbert 

Station Quarter, Cleeves Site and The Docklands in 

accordance with the building classification criteria set out in 

the Building Height Strategy. There shall be a general 

presumption against tall buildings in other areas, except at 

designated areas and the gateway locations identified in 

the Tall Buildings at City Level Map below.  

c) Protect the unique intrinsic character, scale and significant 

views of Limerick City, the skyline and key landmark 
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buildings in the delivery of increased building heights, 

through the application of the Tall Building Classifications, 

Recommendations, High Level Principles and Assessment 

Tools and Criteria set out in the Building Height Strategy.  

d) Ensure applications for tall buildings are supported by the 

following assessments and any additional assessments 

required at the discretion of the Planning Authority - 

Environmental Assessment, Wind Analysis, Sunlight and 

Daylight Analysis, Verified View Analysis, Landscape and 

Visual Impact Assessment, Architectural Design 

Statement, Traffic Impact Assessment including a Mobility 

Management Plan for non- residential uses, Building 

Services Strategy 

Chapter 4 Housing 

Objective HO O2 Density of 

Residential Developments 

It is an objective of the Council to:  

a) Promote, where appropriate, increased residential density 

in the exercise of its development management function 

and in accordance with Table 2.6 Density Assumptions per 

Settlement Hierarchy in Chapter 2: Core Strategy and the 

Sustainable Residential Development in Urban Areas 

Guidelines for Planning Authorities and the accompanying 

Urban Design Manual, DEHLG, May 2009 

b) b) Encourage increased densities that contribute to the 

enhancement of a town or village by reinforcing street 

patterns or assisting in redevelopment of backlands and 

centrally located brownfield sites. 

Objective HO O3 Protection of 

Existing Residential Amenity 

It is an objective of the Council to ensure a balance between 

the protection of existing residential amenities, the established 

character of the area and the need to provide for sustainable 

new development 

Objective HO O5 Apartments It is an objective of the Council to encourage an increase in the 

scale and extent of apartment development, particularly in 

proximity to core urban centres and other factors including 

existing public transport nodes, or locations where high 

frequency public transport can be provided, close to locations 

of employment and a range of urban amenities including parks/ 

waterfronts, shopping and other services. 
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Chapter 6 

Objective EH O1 Designated 

Sites and Habitats Directive 

It is an objective of the Council to ensure that projects/plans 

likely to have significant effects on European Sites (either 

individually or in combination with other plans or projects) are 

subject to an appropriate assessment and will not be permitted 

under the Plan unless they comply with Article 6 of the Habitats 

Directive. The Council, will through the planning enforcement 

process where applicable, seek to restore the ecological 

functions of designated sites, where they have been damaged 

through inappropriate development 

Chapter 7 Sustainable Mobility and Transport 

Objective TR O2 Design Manual 

for Urban Roads and Street 

It is an objective of the Council to support the appropriate road 

design standards of all roads and streets within the urban 

areas, including suburbs, towns and villages within the 60km/h 

zone as per the Design Manual for Urban Roads and Streets 

and TII Publication Standards DNGEO-03084 The Treatment 

of Transition Zones to Towns and Villages on National Roads. 

Objective TR O20 Car Clubs/Car 

Sharing 

It is an objective of the Council to support the set up and 

operation of car clubs/ car sharing and carpooling schemes to 

facilitate an overall reduction in car journeys and car parking 

requirements. 

Objective TR O23 Mobility 

Management 

It is an objective of the Council to require the submission of 

Mobility Management Plans, subject to the guidance provided 

in the Toolkit for School Travel, Safe Routes to School 

Programme, Workplace Travel Plans – A Guide for 

Implementers and Achieving Effective Workplace Travel Plans 

– Guidance for Local Authorities, for any development that the 

Council consider will have significant trip generation and 

attraction rates, at peak hours or throughout the day and where 

existing or proposed public transport may be utilised 

Objective TR O49 Car and Cycle 

Parking 

It is an objective of the Council to support the provision of 

parking and cycle standards in accordance with Section 11.8.3, 

Table DM 9(a) and 9(b) of Chapter 11: Development 

Management Standards. 

Chapter 10 Sustainable Communities and Social Infrastructure 
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Objective SCSI 020 Protection of 

Sports Grounds / Facilities 

It is an objective of the Council to: 

a) Ensure that adequate playing fields for formal active 

recreation are provided for in new development areas. 

b) b) Protect, retain and enhance existing sports facilities and 

grounds 

Chapter 11 Development Management Standards 

7.0 The Appeal 

 Third Party Grounds of Appeal 

 There are 4 no third party appeals from the following and the issues raised may be 

summarised under the following general headings: 

1) P Gerard Boland 

2) Castletroy Golf Club 

3) Gerard Boland on behalf of Monaleen Residents 

4) Thomas & Pam Moloney 

 P Gerard Boland, Newcastle, Castletroy 

7.3.1. Material Contravention – The proposed development by reason of its scale, density, 

and particularly the height of the ten five-storey apartment blocks, represents a 

material contravention of the established character of the Monaleen area, and conflicts 

with key policies of the Limerick City & County Development Plan 2022-2028 and 

National Planning Guidelines. The Limerick City Building Height Strategy (2022) 

7.3.2. Density - It is appreciated that Government Policy on density has changed since 

2021/2022, but it should be noted that site number 57 is designated for two separate 

residential unit densities i.e. 45+ units per hectare on the northern side, and 35+ units 

per hectare on the southern side which abounds Castletroy Golf Club and the housing 

development at Mount Green.  The proposed density of the development is at the rate 

of 51.9 units per hectare, and under the provisions of the Limerick Development Plan 

2022-2028 should be much lower on the southern side of the development. 
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7.3.3. Character of the Area - Practically all of the existing houses on Monaleen Road are 

detached, and the proposal to build ten five-storey apartment blocks on Monaleen 

Road is totally out of character with the area. 

7.3.4. Traffic Congestion and Road Safety - The proposed development’s reliance on a 

single point of vehicular access onto Monaleen Road is a critical and unacceptable 

flaw.  Monaleen Road is a narrow local road already experiencing significant traffic 

congestion, particularly during peak hours. The addition of traffic from 523 new homes 

and a creche will exacerbate this existing problem.  The local road network is totally 

inadequate to accommodate the traffic emanating from 523 additional residential units 

in the area, and there are no cycle lanes on Monaleen Road nor are there any 

pedestrian crossings, and the footpaths are totally inadequate.  Noted that there is no 

dedicated cycle lanes proposed within the development.  No reason why cyclists 

should not be safely provided for within the proposed development at Newcastle. 

7.3.5. Childcare and Education - The Early Childhood, Primary and Post-Primary 

Education capacity available may not have taken into account the extent of new 

residential housing developments recently established in the Castletroy/Annacotty 

areas.  These houses will provide accommodation for an additional 3,500 people or 

more.  There are no bus services, or school bus services available on Monaleen Road. 

7.3.6. Previous Planning Permission - The previous 2004 and 2007 Planning Permissions 

granted a reduced density for these particular lands. These permissions also provided 

a buffer zone of 30 meters to protect the second fairway of Castletroy Golf Club 

7.3.7. Castletroy Golf Club - The first green and the entire second fairway and green of the 

Golf Club are being neutralised by the provision of apartment blocks numbered 1 to 6, 

the adjoining roadway and the parking spaces adjacent to the boundary with the Golf 

Club.  

7.3.8. Community & Other Facilities - Apart from the creche, no supporting facilities, 

playing grounds, community centre, convenience store, medical centre or other such 

services are being provided for in or adjacent to this Large-Scale Residential 

Development, and this is not acceptable. 

7.3.9. Proposed Boundaries - It is requested that the height of the proposed boundary wall 

for the existing residences on Monaleen Road should be increased to 2.4m. 



ACP-324286-26 Inspector’s Report Page 33 of 175 

 

7.3.10. Family Housing - There is a demand for four bedroomed homes in the Castletroy 

area, and this need is not being addressed in the proposed development, or elsewhere 

within the Castletroy/Annacotty area. 

 Castletroy Golf Club, Kilbane, Golf Links Road, Castletroy, Limerick 

7.4.1. The proposed development places apartment buildings, communal open space, public 

open space, pedestrian routes and houses directly adjacent to the active fairways and 

landing zones of Holes 1 and 2 of Castletroy Golf Club. 

7.4.2. Failure to require an adequate ball-strike risk assessment, in circumstances where a 

professional Golf Safety Impact Assessment was submitted identifying a clear and 

ongoing hazard from Holes 1 and 2 of the course. 

7.4.3. Failure to provide adequate boundary protection, with the applicant’s proposed 1.8-

rnetre weld mesh fence being wholly inadequate and the planning authority’s condition 

for a 2.5-metre wall being manifestly insufficient in the absence of protective netting. 

7.4.4. Buffer Zone - Abandonment of the established 30-metre buffer zone that has applied 

to previous permissions on this land, in direct conflict with the planning history of the 

site.  This buffer zone was established precisely to protect the Club’s operations and 

to maintain a zone of separation between active golf course lands and sensitive 

residential receptors.  The proposed development does not maintain this buffer zone. 

Apartment Block 1 is only 18.4 metres from the southern boundary and 15.8 metres 

from the south-western boundary. House No. 23 appears to be within the former buffer 

zone area. Communal open space, which will be used by children and residents, is 

proposed immediately adjacent to the golf course boundary. There is no planning 

justification offered for reducing or abandoning a protection that was built into previous 

permissions for good reason. The Club submits that the 30-metre buffer zone should 

be reinstated as a condition of any permission, that no residential units should be 

located within 30 metres of the golf course boundary, and that the communal open 

space immediately adjoining the boundary should be redesigned to ensure that 

sensitive receptors are not placed in harm’s way. 

7.4.5. Limerick Development Plan 2022–2028 - Non-compliance with Objective SCSI 020 

Protection of Sports Grounds which requires the Council to protect, retain and 

enhance existing sports grounds and facilities.  Castletroy Golf Club is explicitly 
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recognised in the Development and is therefore not merely an incidental neighbour of 

the application site; it is a named and recognised element of the area’s character that 

the Development Plan expressly requires to be protected.  This is an express statutory 

objective of the Development Plan, carrying the legal weight of Section 34(2)(a) of the 

Planning and Development Act 2000 (as amended), which requires that decisions on 

planning applications be made in accordance with the provisions of the Development 

Plan except in exceptional circumstances. 

7.4.6. Noise Impact – The Club’s maintenance compound begins operations at 6am daily 

using heavy machinery, including ride-on mowers, tractors, grass-cutting equipment 

and other mechanised tools. This is a standard and necessary feature of professional 

golf course management and is not capable of being suppressed or significantly 

reduced without compromising the quality of the course.  The foreseeable outcome is 

a pattern of noise complaints directed at the Club, which will in turn generate pressure 

on the Club to curtail, restrict or modify its operations, including, potentially, the 

commencement time of maintenance activities.  Future residents who are disturbed 

by early-morning noise from the Golf Club will have a reasonable expectation of quiet 

enjoyment of their dwellings.  There was a failure to require a noise impact assessment 

of the Club’s early morning maintenance operations.   

7.4.7. Cumulative Impact – An Commission Pleanála granted planning permission in April 

2026 for an LRD (114 units) at Golf Links Road and Mount Green Road, Newcastle, 

Castletroy (ACP-323968-25 refers) and is located to the north and north-west of the 

Club’s operational boundary.  This appeal combined with the already-permitted LRD 

scheme to the west, effectively encircle the northern and north-western boundaries of 

Castletroy Golf Club with residential development. The cumulative impact of both 

schemes, in terms of ball-strike risk, noise, trespass, residential amenity pressure and 

operational constraint, has never been assessed. 

7.4.8. Residential Zoning - Zoning establishes the principle of residential use; it does not 

discharge the obligation to ensure that the development can be delivered safely and 

without unreasonable risk to future occupants.  A site that is zoned for residential use 

may nonetheless require specific mitigation to render it safe for residential occupation, 

particularly where it is adjacent to an established use of the character of a golf course. 



ACP-324286-26 Inspector’s Report Page 35 of 175 

 

7.4.9. Agent of Change Principle - Submitted that a central and fundamental error in the 

planning authority’s assessment is its failure to apply the well-established planning 

principle that an existing lawful use must not be compromised by the introduction of a 

new, more sensitive use.  This principle, the agent of change doctrine, requires that 

the party introducing the sensitive use bears the responsibility for ensuring that the 

new use can coexist safely and without generating conflict, nuisance or operational 

restrictions on the established use.  Castletroy Golf Club has operated since 1937, 

predating the planning system itself.  The planning authority has effectively shifted the 

entire burden of risk, liability and future operational restriction onto the Golf Club by 

granting permission without requiring the developer to demonstrate how compatibility 

will be achieved 

7.4.10. Ball Strike - Condition No 10 imposed by the planning authority (relating to the 2.5rn 

wall and mature planting) falls short as it does not address the trajectory of a golf ball, 

an independent ball-strike risk assessment is required, netting of at least 20–30 metres 

in height to intercept errant shots is required, a 30-metre buffer zone was applied to 

previous planning permissions on this land and there was no consultation with the Golf 

Club on the adequacy of boundary protection measures prior to commencement. 

7.4.11. Trespass and Anti-Social Behaviour - The introduction of a large residential 

population, including children and young people, immediately adjacent to an open golf 

course creates a foreseeable risk of trespass, vandalism, equipment theft and 

interference with play. Golf course equipment is high-value and largely unsecured 

during operational hours. 

7.4.12. Operational Restriction - The cumulative effect of noise complaints, ball-strike 

incidents and trespass events is likely to generate significant pressure on the Club to 

curtail or modify its operations. The Club, as an established use, has no defence 

against complaints arising from its normal operational activities if those activities are 

now deemed to conflict with the amenity of an adjacent residential population. 

7.4.13. Insurance - The Club should not be required to bear increased insurance costs 

because of a planning decision that introduced incompatible residential development 

onto its boundaries without adequate protection  

7.4.14. EIAR Deficiencies - A lawful and adequate EIAR is a precondition for the grant of 

planning permission for a development of this scale. Beyond the ball-strike, noise and 



ACP-324286-26 Inspector’s Report Page 36 of 175 

 

cumulative omissions addressed in earlier sections, the EIAR is deficient across a 

further range of construction and operational impacts that will directly affect the Club’s 

operations over the 10-year programme. None were identified, assessed or 

conditioned by the planning authority. The specific deficiencies are outlined below. 

7.4.15. Earth Shift and Excavation Volumes - The proposed development includes 

basement car parking for Apartment Blocks 6, 7, 8 and 9.  The excavation of four 

basement levels on a 9.7-hectare site will generate enormous volumes of material that 

must be removed via Monaleen Road, the primary access road serving Castletroy Golf 

Club. The EIAR does not disclose the volume of material to be removed, the number 

of HGV movements required, the duration over which removal will occur, or the routing 

of HGVs. 

7.4.16. Ten-Year Construction Programme - The applicant seeks a 10-year planning 

permission structured into five phases. The Golf Club will be located immediately 

adjacent to an active major construction site for up to a decade.  The Club’s business 

model depends on attracting members, visitors and corporate clients. Commercial 

impacts, including membership atrophy, loss of society bookings and decline in 

corporate golf days, were not considered in the EIAR. 

7.4.17. Construction Noise and Vibration - Castletroy Golf Club is not identified as a 

sensitive receptor in the noise and vibration assessment of Chapter 12 of the EIAR. 

This is a significant omission as the Golf Club is an active sporting and commercial 

facility where quiet and concentration are essential features of the user experience. 

No vibration impact assessment has been carried out with reference to the Golf Club’s 

infrastructure 

7.4.18. Dust - The Golf Club’s course, which bounds the southern boundary of the site, is 

entirely omitted from the sensitive receptor assessment in Chapter 13 of the EIAR.  

Airborne construction dust deposited on a golf green can damage or destroy closely 

managed turf, block drainage systems, contaminate irrigation water, and render 

greens unplayable. 

7.4.19. Surface Water Drainage - The conversion of a 9.7-hectare greenfield site to a hard-

surfaced residential development will fundamentally alter the surface water run-off 

regime.  While the EIAR proposes SuDS measures, it does not consider the impact of 

altered run-off patterns on the Club’s own drainage and irrigation infrastructure.  
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7.4.20. Light Pollution - The proposed development includes ten apartment buildings of 4 to 

5 storeys positioned adjacent to the Golf Club’s southern boundary that will generate 

significant artificial light output at night and in the early morning. Light pollution from 

apartment buildings overlooking the course will adversely affect the ambiance of the 

playing environment.  Objective EH 024 of the Limerick Development Plan require 

external light in schemes to minimise light spillage. 

7.4.21. Wastewater Pumping Station - A wastewater pumping station is proposed to serve 

34 units in the north-western area of the site, operating 24 hours a day. The noise 

assessment does not assess its impact on the Golf Club’s maintenance compound or 

adjacent course areas. 

7.4.22. Overlooking and Visual Intrusion - Five-storey apartment buildings directly 

overlooking the Club’s fairways, tees and greens will fundamentally alter the visual 

character of the playing environment. The EIAR addresses visual impact solely from 

the perspective of external viewpoints of the development. 

7.4.23. Traffic Impact – Castletroy Golf Club is accessed via Golf Links Road, which connects 

to the R445 Dublin Road  The Traffic and Transport Assessment (TTA) was scoped 

to examine only two junctions on Monaleen Road and does not consider Golf Links 

Road, the FR445/Golf links Road junction, or any other element of the road network 

used by Club patrons. This is a significant gap in an assessment covering a 

development generating in excess of 1,400 resident vehicle trips per day over a 10-

year construction programme.  A revised TTA incorporating Golf Links Road and the 

FR445/Golf Links Road junction based on peak-season traffic counts, a detailed 

Traffic Management Plan for all off-site sewer and infrastructure upgrade works; a 

prohibition on disruptive road works on the FR445 and Monaleen Road on weekend 

mornings between 7am and 12 noon and on any designated Club competition day; 

and an obligation to maintain safe and unimpeded vehicular access to Golf Links Road 

at all times throughout the construction programme. 

7.4.24. Adequacy of Appropriate Assessment - The site has extreme groundwater 

vulnerability. Excavation works, including the single-level basement excavation for 

Apartment Blocks 6 to 9, have the potential to intercept existing fractures and create 

direct migration routes to the underlying aquifer.  The standard of proof applicable to 

an Appropriate Assessment is exacting.  The Coimisuin is respectfully requested to 
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satisfy itself that the NIS and its AA conclusion meet this standard given the 

groundwater vulnerability conditions documented in the application’s own engineering 

reports. 

7.4.25. 900mm Surface Water Trunk Drain - The CEMP discloses an existing approximately 

900mm diameter surface water pipeline and trunk drain, owned by Limerick City and 

County Council, which traverses the site in a broadly west to east alignment.  The 

CEMP states that diversions of this pipeline may be required.  The diversion of a 

900mm diameter trunk drain is a major civil engineering undertaking with potentially 

significant downstream consequences.  Chapter 10 (Water and Hydrology) of the 

EIAR makes no reference to it, its downstream consequences, or its interaction with 

the golf course drainage system.  

7.4.26. Uisce Eireann Strategic Watermain Infrastructure - The CEMP discloses that the 

development site contains Uisce Eireann water supply assets of significant diameter: 

a 250mm and a 1000mm diameter watermain entering the site from the south; and a 

900mm diameter watermain traversing the lands in a north-easterly direction. The 

1000mm watermain is a strategic water supply asset of national significance.  The 

EIAR does not address: whether wayleave corridors must be maintained above these 

assets permanently; whether the proposed building layout respects the required stand-

off distances; whether the basement excavation for Blocks 6 to 9 is compatible with 

the proximity of these assets; or whether deep excavation in the vicinity of a 1000rnm 

water supply main presents an acceptable risk to the public water supply. 

7.4.27. Unit Count Discrepancy – There is a discrepancy between the apartment unit count 

stated in the planning application (309 apartment units) and the figure stated in the 

CEMP (308 apartment units).  It raises a question about the consistency of the 

application documentation. 

7.4.28. Requested Conditions - Requested that An Commission Pleanála refuse planning 

permission.  However, should the Commission be minded to grant permission, the 

Club requests that the following conditions be imposed as an absolute minimum: 

Ball-Strike Safety 

▪ A full ball-strike risk assessment shall be carried out to address Holes 1 and 2 

and shall identify all residential receptors, communal open spaces and 

pedestrian routes within the predicted miss-zone 
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▪ Developer-funded installation of protective safety netting along the full length 

of the southern and south-western boundary with the Golf Club 

▪ Construction of a minimum 2.5-metre concrete block wall along the full length 

of the boundary with the Golf Club 

Buffer Zone 

▪ A 30-metre buffer zone shall be maintained within the appeal site along the 

boundary with Castletroy Golf Club. 

Noise Assessment 

▪ A noise impact assessment to be carried out 

▪ All mitigation measures identified in the noise impact assessment shall be 

implemented. 

Legal and Operational Protections 

▪ Any necessary reconfiguration of the layout or design of Holes 1 and/or 2 as a 

consequence of the proposed development must be carried out at the 

developer’s cost. 

Access During Construction 

▪ A Construction Traffic Management Plan shall ensure that access to the Golf 

Club from Monaleen Road and Golf Links Road is always maintained during 

the construction period and shall include specific provisions for the protection 

of access during peak tee-time periods on weekends and bank holidays. 

7.4.29. This appeal was accompanied by Golf Safety Impact Assessment that set out the 

following mitigation as summarised: 

▪ Installation by the Developer of a 30 meter hight protective netting along the 

eastern boundary of the golf course 

▪ Imposition of a 30-metre buffer zone requirement within the Developer’s land 

area running the full span of Hole 2 (approximately 300 metres in length) 

▪ Installation of a continuous length of protective netting along the northern 

boundary of approximately 300 metres in length and at a height of 30 metres.  
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 Gerard Bolandon behalf of Monaleen Residents, Newcastle, Castletroy, Limerick 

7.5.1. The proposed development gives rise to a number of fundamental planning concerns 

which, taken individually and cumulatively, warrant refusal of permission: 

▪ Excessive Scale of Development and Population Intensification – The 

proposal would introduce a population increase of approximately 1,500 residents 

within a single development, representing a substantial intensification of the area 

without a corresponding demonstration that the receiving environment possesses 

sufficient carrying capacity.  The scale of the proposed development is 

disproportionate to the established character and servicing capacity of the area. 

The development would effectively constitute a substantial expansion of the local 

population without the commensurate delivery of supporting infrastructure, 

contrary to the principles of proper planning and sustainable development. 

▪ Overdevelopment and Cumulative Development Pressure- The proposal must 

be assessed in the context of extensive recent and permitted development 

throughout Castletroy and Monaleen. Recent and proposed developments in 

Castletroy include multiple large-scale housing schemes, including a separate 

proposal for over 200 additional units and other residential schemes in the vicinity. 

Additionally, over 800 houses have been constructed or are under construction in 

the area. Furthermore, planning permission has recently been granted for an 

additional 114 units at Mount Green, and which site adjoins the Monaleen Road 

site to the south. This indicates a rapid and ongoing intensification of residential 

use in an area where services are already under strain.  The cumulative residential 

pipeline significantly exceeds historic growth patterns and raises legitimate 

concerns regarding infrastructure capacity and over-intensification. 

▪ Inadequate Social and Community Infrastructure Provision - Insufficient 

evidence has been provided demonstrating that educational facilities, childcare 

provision, healthcare services, recreational amenities and wider community 

infrastructure can adequately accommodate the population generated by the 

proposal.  It is considered that large-scale residential development should be 

accompanied by the timely delivery of the supporting infrastructure necessary to 

sustain and integrate such growth. In the absence of adequate supporting 

investment and service provision, there is concern that development of this scale 
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has the potential to place further strain on already constrained resources and 

adversely impact upon the quality of life and residential amenities enjoyed by 

existing residents in the area.  Insufficient regard has been had to the cumulative 

effects arising from residential development completed, permitted and under 

construction within the wider Castletroy and Monaleen Road area. Since 

approximately 2018, substantial residential growth has either occurred or is 

underway within the immediate catchment area, including Castlebrook (159 units), 

Newtown Meadows (149 units), Newtown Avenue (89 units), Newtown Manor (180 

units), The Mills (224 units), Caislean Nua (114 units permitted). Bloomfield (243 

units completed. Collectively these developments are likely to accommodate a 

substantial additional residential population. When considered alongside the 

proposed 523-unit scheme, the cumulative demand arising in respect of school 

places, childcare provision, transportation infrastructure and wider community 

services becomes significant.  Recent decisions of An Coimisuin Pleanála 

increasingly recognise deficits in educational and social infrastructure as material 

planning considerations, particularly where substantial residential development is 

proposed in advance of confirmed service capacity. In this case, the absence of 

guaranteed school places, the reliance on extended travel distances and the 

cumulative transport and sustainability impacts identified give rise to serious 

concerns regarding the appropriateness of the proposal. 

▪ Density Achieved through Inappropriate Development Form - The principal 

concern is not density itself but the manner in which density has been achieved. 

The proposal appears heavily reliant upon apartment concentration and increased 

building heights rather than exploring high density low-rise alternatives more 

responsive to suburban context. 

▪ Scale and Building Height Incompatible with Receiving Environment - The 

concentration of four and five-storey apartment buildings represents a visually 

intrusive and materially different urban form which fails to adequately reflect the 

prevailing low-rise suburban character of Monaleen Road and adjoining residential 

areas.  The proposed inclusion of 5-storey apartment blocks represents a form of 

development that is visually and materially out of scale with the established 

character of the surrounding area.  Castletroy is predominantly characterised by 

low-rise residential development, typically comprising two-storey houses and very 
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occasionally three-storey elements. The introduction of buildings of up to five 

storeys constitutes a significant and abrupt departure from this prevailing pattern. 

Monaleen Road is predominantly categorised by two-storey detached houses.  The 

Limerick City Building Height Strategy (2022) provides a spatial framework for 

increased height and focuses primarily upon the City Centre and strategic 

regeneration locations where taller development can reinforce urban structure and 

placemaking objectives. The subject lands do not form part of these identified 

areas. Accordingly, limited justification has been advanced explaining why a 

suburban site characterised by a low-rise residential context warrants such a 

significant concentration of four- and five-storey apartment development. 

▪ Adverse Impacts on Residential Amenity - Concerns remain regarding 

overlooking, visual dominance, increased activity levels, privacy impacts, boundary 

treatment adequacy and broader changes to the residential environment 

experienced by adjoining properties. 

▪ Transportation and Mobility Deficiencies – The submitted documentation raises 

serious concerns as to whether the transportation impacts associated with a 

development of this scale have been fully and appropriately assessed.  Significant 

concerns remain regarding trip generation assumptions, future traffic forecasting, 

network resilience, road safety and reliance upon a constrained road network 

served by a single vehicular access point.  The proposed development relies 

entirely upon a single vehicular access point onto Monaleen Road through which 

all residential, visitor, service, emergency and construction traffic must pass.  This 

arrangement creates a significant over-reliance upon a single access spine and 

raises (concerns regarding operational resilience, safety and emergency 

accessibility). DMURS promotes permeability, legibility and multiple route choices 

as means of enhancing resilience and reducing dependence on single access 

arrangements. The proposal does not clearly demonstrate how these objectives 

are achieved. Any obstruction, collision or construction activity occurring at or near 

the sole access point could materially affect access to the wider development.  

Contrary to the suggestion that the site is well served by sustainable transport 

infrastructure, there is no bus service operating directly along Monaleen Road and 

access to existing services requires walking distances of up to approximately 850 

metres along routes which residents describe as constrained and discontinuous.  
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The proposal appears to rely upon anticipated future behavioural change rather 

than existing or committed transport infrastructure.   

▪ Continued Reliance on Private Car Use - Notwithstanding the aspirations of the 

Mobility Management Plan, the proposal remains fundamentally car-dependent 

and relies upon future behavioural change and transport interventions not currently 

in place.  The development proposes approximately 743 car parking spaces, a 

level of provision which itself indicates a continuing reliance upon private vehicle 

use notwithstanding the aspirations of the Mobility Management Plan. The 

substantial level of parking proposed undermines assertions that the scheme 

represents a genuinely sustainable transport model and instead points toward a 

development likely to remain significantly car dependent in practice. 

▪ Insufficient Regard to DMURS and Vulnerable Road Users - The Road Safety 

Audit identified a significant number of deficiencies and concerns remain regarding 

pedestrian movement, cycling provision, network legibility and the prioritisation of 

vulnerable users. 

▪ Failure to Demonstrate Infrastructure Led and Plan Led Growth – Taken 

cumulatively the proposal has not satisfactorily demonstrated that development of 

this scale can be accommodated a coordinated, infrastructure-led manner 

consistent with the Development Plan, LSMATS and national planning policy 

objectives. 

▪ Conclusion - The proposal represents an excessive and over intensive form of 

development which would give rise to unacceptable impacts upon infrastructure 

capacity, mobility, residential amenity and the established suburban character of 

the area. The proposal has not adequately demonstrated that the receiving 

environment possesses sufficient capacity to sustainably absorb development of 

this scale and therefore conflicts with the principles of coordinated, infrastructure-

led and plan-led development promoted by the Development Plan, LSMATS and 

national planning policy.  Requested that the Coimisuin refuse planning permission 

for this development in its current format. 

7.5.2. Other Issues 

▪ Boundary Walls - Notwithstanding the inclusion of a condition requiring 2.0 metre 

high boundary walls, concerns remain that the proposed boundary treatment does 



ACP-324286-26 Inspector’s Report Page 44 of 175 

 

not adequately respond to the scale, intensity and amenity sensitivities associated 

with the development and may not provide an equivalent level of protection to that 

previously recognised as necessary along sensitive residential interfaces.  

Residents have consistently sought the provision of a more substantial and 

permanent boundary treatment comprising a solid concrete blockwork wall with a 

minimum height of 2.4 metres, finished with pointed blockwork and precast 

concrete capping.  Earlier permissions and agreements relating to these lands 

recognised the sensitivity of interfaces with adjoining residential properties and 

incorporated more robust boundary treatments, including approximately 2.4-

metre-high solid blockwork walls, specifically intended to safeguard privacy, 

security and residential amenity. 

▪ Overshadowing Impacts - The Daylight and Sunlight Assessment appears 

limited in scope having regard to the scale, height and intensity of development 

proposed.  It has not been satisfactorily demonstrated that the proposed 

development would not give rise to material adverse impacts on the amenities 

enjoyed by adjoining residential properties. 

 Thomas & Pam Moloney 

▪ Owners and occupiers of Ardwyn, Monaleen Road, Castletroy, identified as 

'Dwelling Type C’ in the applicant’s Daylight and Sunlight Assessment, located 

adjacent to the proposed Terrace Type K. 

▪ Inadequate daylight and sunlight assessment. 

▪ Failure to assess Annual Probable Sunlight Hours (APSH) and impacts on rear 

rooflights. 

▪ Inaccurate representation of site levels and boundary relationships. 

▪ Inappropriate boundary treatment in the context of a retained embankment. 

▪ Lack of structural and drainage safeguards. 

▪ Unacceptable loss of residential amenity, including overlooking and 

overshadowing. 

▪ Failure to assess cumulative and long-term overshadowing impacts. 

▪ Overdevelopment, contrary to the established character of the area. 
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▪ In relation to the development as a whole, we support the concerns raised by 

neighbouring residents – excessive density, fails to respect the prevailing scale, 

spacing, and suburban character of the area, does not adequately consider long-

term impacts on residential amenity and community cohesion and the effect of tree 

planting and sheds in the back gardens not considered 

 Applicant Response 

7.7.1. The first party response to the third-party appeals has been prepared and submitted 

by Genesis Planning Consultants on behalf of the applicant.  The response to the 

following appeals  

▪ Castletroy Golf Club 

▪ Monaleen Residents 

▪ Thomas & Pam Moloney 

was made in two separate submissions and may be summarised under the following 

general headings: 

7.7.2. NOTE: The first party response to the appeal by P Gerard Boland was received 

outside the appropriate period of 4 weeks.  Accordingly, the first party comments in 

relation to this appeal may not be considered by the Commission and does not form 

part of this report and assessment. 

7.7.3. Overview - The applicant has provided a comprehensive planning and environmental 

assessment of the proposal, demonstrating how the proposed development is 

compliant with the relevant statutory planning policy and the proper planning and 

development of the area.  The concerns raised in the appeal, have been either 

addressed in the planning application documents and/or the assessment of the 

Planning Authority. 

7.7.4. Zoning - Residential zoning pertains to the lands. The proposal is plan-led and 

deemed appropriate for the residential development as proposed through the statutory 

development process.  By virtue of the RZLT now applicable there is now an obligation 

on the prospective applicant to develop the lands for residential use, as otherwise a 

RZLT penalty will arise. 
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7.7.5. Context – Comparable grounds of appeal were recently considered by An Coimisuin 

under ACP 323968-25 on lands at Golf Links Road and Mount Green Road, 

Castletroy. 

7.7.6. Castletroy Golf Club 

▪ Ball-strike risk assessment - Seeking installation of a ball strike net would be 

unnecessary, unreasonable, not consistent with the decision by ACP under 

323968-25 and not practical as the party boundary between the appeal site and 

the Golf Course is aligned with mature trees and to install a ball-strike net would 

adversely affect ecology.  The previous permission granted on was granted without 

mitigation.  In relation to the lands to the west (appeal site 323968-25) permission 

has also granted without mitigation and the recent Inspector's report states that 

whilst they acknowledge the presence of the golf course, the appeal site is zoned 

for residential development and forms part of an existing residential estate. 

Furthermore, the layout of the proposed development has regard to the adjoining 

land use with an area of open space directly adjoining the southern site boundary: 

▪ Trespass and Anti-Social Behaviour - Anticipated future scenarios which may 

result in trespass is not a planning consideration but rather a civil matter. 

▪ Operational Restriction & Insurance – This Residential development will not 

infringe on Golf Club operations and it is common-place for residential units to be 

positioned alongside Golf Clubs.  

▪ Agent of Change Principle - Reference is made to the Inspector Report under 

323968-25 where it is stated that the retention and reinstatement of the boundary 

and additional planting as recommended will ensure that the proposed 

development will not negatively impact on the adjoining golf course lands and will 

protect the amenity of the appeal site.  The same principle applies to the appeal 

site.  Should additional mitigation be deemed appropriate. 

▪ Objective SCSI 020 Protection of Sports Grounds – This objective is not 

offended by this proposal.  Reference is made to 323968-25 where the Inspector 

noted: 

The proposed residential development is located on lands zoned for 

residential development, and forms part of an existing residential 
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development. Therefore, I do not consider that the proposed 

development conflicts with this objective, the golf dub is on the adjoining 

lands and does not form part of this application: 

▪ Buffer Zone - The site layout incorporates buildings appropriately positioned away 

from the southern boundary.  The zoning does not have a key site requirement to 

incorporate such as buffer.  The proposal fully complies with the zoning objective 

to deliver residential on the lands. 

▪ Noise Impact Assessment - This is addressed in the EIAR; Chapter 12. In 

summary there will be no unacceptable noise emissions from the Golf Club on 

future residents. 

▪ Cumulative Impact - At time of writing the EIAR the adjacent permission under 

appeal decision 323968 was not granted permission. The cumulative impacts of 

both project sites will not impact operations of the Golf Club. 

▪ EIAR Deficiencies - In the event that An Coimisuin, as the competent authority, 

considers that there are matters contained within the EIAR, or the Non-Technical 

Summary in particular that require further consideration, that is a matter which An 

Coimisuin to raise this with the applicant having regard to Section 126A(4) of the 

Planning & Development Act 2000, as amended. 

▪ Habitats Directive and Appropriate Assessment - The CEMP construction 

methodology will protect Groundwater at all stages of construction.  At operational 

stage ground water will also be protected by design and SUDS proposals.  The 

WFD impact assessment concluded that the proposed development will not 

impact on the quality elements of the screened in WFD waterbodies when 

mitigation measures described in Section 5 of this Report are applied.  The NIS 

concluded that provided that the mitigation measures outlined are strictly adhered 

to, adverse effects as a result of the proposed development are not likely to occur 

on the Lower River Shannon SAC. 

▪ Uisce Eireann Watermain Infrastructure - The Uisce Eireann Watermain 

Infrastructure is to remain in-situ. The site layout has all been based on this 

infrastructure remaining in-situ and being undisturbed the proposals. 

7.7.7. Monaleen Residents 
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▪ Overdevelopment and inadequate provision of local services - This is 

addressed in the Schools, Childcare and Social Infrastructure Assessment which 

demonstrates the site is well located for services. A Creche is proposed to cater 

for the development with headroom incorporated into same.  A 10 year permission 

is sought and given the delivery of the scheme over several years there will be no 

immediate demand on Social Infrastructure in the area.  The Department of 

Education most recent forecast published in December 2025 demonstrates that 

even with population growth both primary and post primary school demand falls 

over the next 20 years. 

▪ Density - A net residential density of 53.9 / ha is proposed, which aligns with the 

Limerick Development Plan 2022-2028 and the Section 28 Guidelines for 

Sustainable Residential Development and Compact Growth.  The Planning 

Authority, supported this particularly in the context of the Quality Bus Corridor 

proposed alongside the northern site boundary.  Reference is also made to the 

recent Variation no.3 to the Limerick Development Plan (April 2026) which seeks 

to increase Housing Delivery (in line with the revised NPF and accompanying 

Section 28 Guidelines 'NPF Implementation: Guidelines for Planning Authorities'. 

▪ Scale and Building Height - The approach reflects guidance in the Development 

Plan and also national policy, promoting higher density in appropriate locations 

while incorporating a lower height proximate to third party dwellings. Focal 

buildings are strategically positioned along key routes and frontages to enhance 

legibility, contribute to placemaking, and support a coherent urban structure. 

▪ Traffic Generation, Road Safety and Transportation impacts – All design 

standards are incorporated into the layout to ensure no traffic, pedestrian or cyclist 

safety arises and the local road network has capacity to cater for the proposal. 

7.7.8. Thomas & Pam Moloney 

▪ As shown on the site layout plan the closest proposed dwelling is 16.1 metres from 

the rear boundary of the appellant’s dwelling, and at its closest point only a single 

storey rear projection is proposed for unit 158 which is a 2 storey dwelling. 

▪ Separation distance adheres to the provisions of the Compact Settlement 

Guidelines. 
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▪ Existing dwellings along Monaleen Road are provided with a design and layout 

that is appropriate with only 2 storey units proposed and adequate separate 

distances proposed from the party boundaries 

▪ The Daylight, Sunlight and Shadow Assessment demonstrates no unacceptable 

impact on existing or proposed dwellings in terms of Daylight, Sunlight or Shadow. 

▪ The recommended standards for neighbouring lands and the appellant's property 

or dwelling are not impacted by the proposal, neither in terms of shadow, daylight 

or sunlight. 

▪ Also to address concerns raised by the appellant in terms of boundary treatments 

a new 1.8m height concrete post and plank fence is proposed along the boundary, 

with the existing hedge also retained.  Submitted that should the Coimisuin deem 

a 2 metre high wall is more appropriate along this boundary this can be addressed 

by planning condition. 

7.7.9. The responses were accompanied by the following 

▪ DOE Projection of School Enrolments 

 Planning Authority Response 

7.8.1. The Planning Authority refer to the report of the Roads Department (encl.) and the 

planning conditions set out therein with regard to surface water management 

measures and the assessment of the planning application in the Planners report. 

 Observations 

7.9.1. None 

 Further Responses 

7.10.1. The third-party appeals were cross circulated to relevant parties.  P Gerard Boland 

submitted the following additional comments as summarised in reply to the appeal by 

Pam Moloney: 

▪ Support the concerns expressed in the appeal 
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▪ Concerns expressed by public representatives on the recent rapid population 

growth in the area of Annacotty and Castletroy, and that growth far out paces the 

availability of essential services and facilities in the area. 

▪ 523 residential units is by far the largest of all developments ever constructed in 

Annacotty and Castletroy 

▪ There is already a need for significantly increased investment in public amenities 

and community infrastructure across Annacotty and Castletroy. 

8.0 Environmental Impact Assessment 

 Statutory Provisions 

 As the proposed development comprises the construction of 523 no. residential units, 

an EIAR is required as prescribed by Classes 10(b)(i) of the Regulations. 

 EIA Structure 

 This section of the report comprises the environmental impact assessment of the 

proposed development in accordance with the Planning and Development Act 2000 

(as amended) and the associated Regulations, which incorporate the European 

directives on environmental impact assessment (Directive 2011/92/EU as amended 

by 2014/52/EU). 

 The first section assesses compliance with the requirements of Article 94 and 

Schedule 6 of the Planning and Development Regulations, 2001 (as amended). The 

second section provides an examination, analysis and evaluation of the development 

and an assessment of the likely direct and indirect significant effects of it on defined 

environmental parameters, having regard to the EIAR and relevant supplementary 

information. 

- population and human health 

- biodiversity, with particular attention to species and habitats protected under 

the Habitats Directive and the Birds Directive, 

- land, soil, water, air and climate, 

- material assets, cultural heritage and the landscape, 

- the interaction between the above factors, and  
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- the vulnerability of the proposed development to risks of major accidents and/or 

disasters. 

 The assessment also provides a reasoned conclusion and allows for integration of the 

reasoned conclusions into the Commission’s decision, should they agree with the 

recommendation made. 

 Issues raised in respect of EIA 

 The third-party concerns, planning authority reports, and prescribed body submissions 

are considered in part in this section and also later in the Assessment section of this 

report below (Section 11 refers).  I would note that all 8 no. appeals have raised issues 

in relation to matters which are relevant to the issue of EIA, and I have summarised 

these issues within the individual topics. 

 The Planning Authority did not raise any objections to the content or the quality of the 

EIAR, although I would note that, in granting permission, the Planning Authority have 

imposed some additional environmental conditions, over and above the specific 

measures set out in the EIAR, and these have been considered in the Assessment of 

this scheme below. 

 Concern has been raised regarding the application for a 10 year planning permission 

and the absence of specific consideration within the EIAR of potential commercial 

impacts on the adjoining golf club, including membership attrition, loss of society 

bookings and a decline in corporate days.  Having regard to the requirements of the 

EIA Directive and the EPA Guidelines on the information to be contained in EIARs, the 

purposes of the EIAR is to identify, describe and assess the likely significant effects of 

the proposed development on the environment.  I acknowledge that the proposed 

development has the potential to alter the environment experienced by users of the 

golf course during the construction and operational phases and this is considered in 

the following EIA.  The material impact of the proposed scheme on the adjoining Golf 

Club is considered separately in Section 11.6 Impact to Castletroy Golf Club of the 

assessment below.  The duration of the proposed application is considered in Section 

11 Other Issues of this assessment below.  Accordingly, I am satisfied that the EIAR 

contains sufficient information to enable the competent authority to reach a reasoned 

conclusion on the likely significant environmental effects of the proposed development. 
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 Concern has been raised regarding the consideration of the cumulative effect 

particular arising from a recently permitted development adjoining the appeal site; 

ACP-323968-25 (Reg Ref 2560271) refers.  In this case the Coimisuin granted 

permission for the construction of 114 dwellings, creche, ESB substation and 

associated site work subject to conditions.  I note that the development as permitted 

by Limerick County Council was identified and considered in the EIAR.  While the 

decision was appealed and the decision of ACP to grant permission issued following 

submission of the EIAR, the development had been the subject of a planning 

application and was therefore known at the time of the preparation of the EIAR and 

was included in the cumulative assessment.  Its consideration was not precluded by 

the fact that the final decision issued subsequent to submission of the EIAR.  I am 

satisfied that the EIAR contains sufficient information to enable the likely significant 

cumulative environmental effects of the proposed development to be properly 

identified and assessed and that no material deficiency arises int this regard. 

 Compliance with the Requirements of Article 94 and Schedule 6 of the 

Regulations 2001 

 The following table outlines my assessment of the submitted EIAR compliance with 

the requirements of Article 94 and Schedule 6 of the Planning and Development 

Regulations 2001 (as amended) 

Article 94 (a) Information to be contained in an EIAR (Schedule 6, para 1) 

Requirement Assessment 

A description of the proposed 

development comprising 

information on the site, design, 

size and other relevant features 

of the proposed development 

(including the additional 

information referred to under 

Section 94(b)). 

Volume I Chapter 2 of the EIAR describes the 

development, including location and context; 

physical characteristics; services; construction 

management; programme and phasing.  In each 

technical chapter the EIAR details are provided 

on use of natural resources and the production 

of emissions and/or waste (where relevant).  I 

am satisfied that the description of the 

development is sufficient to enable an 
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assessment of the likely effects of it on the 

environment. 

A description of the likely 

significant effects on the 

environment of the proposed 

development (including the 

additional information referred to 

under section 94(b). 

Volume I Chapters 4 to 15 of the EIAR describe 

the likely significant direct, indirect, and 

cumulative effects on the environment, 

including the factors to be considered under 

Article 3 of Directive 2014/52/EU. I am satisfied 

that the assessment of significant effects is 

comprehensive and robust and an assessment 

of the likely effects of it on the environment. 

A description of the features, if 

any, of the proposed 

development and the measures, 

if any, envisaged to avoid, 

prevent or reduce and, if 

possible, offset likely significant 

adverse effects on the 

environment of the development 

(including the additional 

information referred to under 

section 94(b). 

Each of the individual sections in the EIAR 

outlines the proposed mitigation and monitoring 

measures, which are collectively summarised in 

Chapter 17. They include ‘designed in’ 

measures and measures to address potential 

adverse effects at construction and operational 

stages, including a Construction and 

Environmental Management Plan (including 

Construction Traffic Management Plan), a 

Project Ecologist, Project Arborist, Construction 

Phase Resource Manager, Site Manager, 

Environment Manager / Engineer and 

Environmental Liaison Officer.  The Mitigation 

measures comprise standard good practices 

and site-specific measures and are generally 

capable of offsetting any significant adverse 

effects identified in the EIAR. 

A description of the reasonable 

alternatives studied by the 

person or persons who prepared 

the EIAR, which are relevant to 

the proposed development and 

Volume I Chapters 3 of the EIAR outlines the 

consideration of alternatives.  The ‘do-nothing’ 

alternative was explored, with a conclusion that 

a do-nothing approach would be contrary to the 

development plan objectives for this site to 
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its specific characteristics, and 

an indication of the main 

reasons for the option chosen, 

taking into account the effects of 

the proposed development on 

the environment (including the 

additional information referred to 

under section 94(b). 

deliver development at this highly accessible 

location.  However, it is likely that another 

residential development would be progressed 

on the site having regard to the location, the 

strategic objective zoning for the area and the 

need for housing.  No alternative sites were 

considered as the development of the site for the 

uses proposed have been identified in the 

Development Plan, in line with the National 

Planning Framework and Regional Policy.  A 

number of site layout and alternative designs 

were considered during the iterative design 

process.  The main reasons for opting for the 

current proposal have been outlined in relation 

to environmental factors.  The development as 

now proposed is considered to have arrived at 

an optimal solution in respect of making efficient 

use of zoned, serviceable lands whilst also 

addressing the potential impacts on the 

environment relating to residential, visual, 

natural and environmental amenities and 

infrastructure.  I am satisfied, therefore, that the 

applicant has studied reasonable alternatives 

and has outlined the main reasons for opting for 

the current proposal and in doing so the 

applicant has taken into account the potential 

impacts on the environment. 

Article 94(b) Additional information, relevant to the specific characteristics of the 

development and to the environmental features likely to be affected (Schedule 6, 

Paragraph 2). 

A description of the baseline 

environment and likely evolution 

Each of the EIAR chapters includes a detailed 

description of the baseline environment which 
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in the absence of the 

development. 

enables a comparison with the predicted 

impacts of the proposed development. 

A description of the forecasting 

methods or evidence used to 

identify and assess the 

significant effects on the 

environment, including details of 

difficulties (for example 

technical deficiencies or lack of 

knowledge) encountered 

compiling the required 

information, and the main 

uncertainties involved. 

Each of the EIAR chapters outline the 

methodology employed, consultations carried 

out, desk/field studies carried out, and any 

difficulties encountered.  I am satisfied that the 

forecasting methods are adequate, as will be 

discussed throughout this assessment. 

A description of the expected 

significant adverse effects on 

the environment of the proposed 

development deriving from its 

vulnerability to risks of major 

accidents and/or disasters 

which are relevant to it. 

This is considered in within individual chapters 

of the EIAR where relevant.  Chapter 13 

Population & Human Health considers Major 

Accidents Hazards and / or Natural Disasters.  

The subject lands are not situated within or in 

close proximity to any designated Seveso / 

Control of Major Accidents Hazards (COMAH) 

Regulations Sites.  Each section of this EIAR 

evaluates the direct, indirect, cumulative, and 

residual impacts of the proposed development 

during both the construction and operational 

phases.  The EIAR concludes that residual 

impacts will be negligible once all control, 

mitigation and monitoring measures have been 

implemented.  Having regard to the nature, 

scale, and location of the project, I consider this 

to be reasonable.  
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Article 94 (c) A summary of the 

information in non-technical 

language. 

This information has been submitted separately 

as part of Volume I of the EIAR. I have read this 

document, and I am satisfied that it is concise 

and suitably comprehensive and is written in a 

language that is easily understood by a lay 

member of the public. 

Article 94 (d) Sources used for 

the description and the 

assessments used in the report. 

The sources used to inform the description, and 

the assessment of the potential environmental 

impact are set out in each section, including 

references. I consider the sources relied upon 

are appropriate and sufficient. 

Article 94 (e) A list of the experts 

who contributed to the 

preparation of the report. 

A list of the various experts who contributed to 

the EIAR and their specialist topic(s) / input, are 

set out in Chapter 1 of the EIAR.  I am satisfied 

that the EIAR demonstrates the competence of 

the individuals who prepared each chapter of the 

EIAR. 

 Consultations 

 The application has been submitted in accordance with the requirements of the 

Planning and Development Act 2000 (as amended) and the Planning and 

Development Regulations 2001 (as amended) in respect of public notices. 

Submissions received from statutory bodies and third parties are considered in this 

report, in advance of decision making. I am satisfied, therefore, that appropriate 

consultations have been carried out and that third parties have had the opportunity to 

comment on the proposed development in advance of decision making. 

 Compliance 

 Having regard to the foregoing, I am satisfied that the information contained in the 

EIAR, is sufficient to comply with article 94 of the Planning and Development 

Regulations, 2001. Matters of detail are considered in my assessment of likely 

significant effects, below. 
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 Assessment of the likely significant direct and indirect effects 

 This section of the report sets out an assessment of the likely environmental effects of 

the proposed development under the environmental factors as set out in Section 171A 

of the Planning and Development Act 2000.  It includes an examination, analysis and 

evaluation of the application documents, including the EIAR and submissions received 

and identifies, describes and assesses the likely direct and indirect significant effects 

(including cumulative effects) of the development on these environmental parameters 

and the interactions of these. 

 Population and Human Health 

Issues Raised 

Issues indirectly related to health have been raised by third parties, including noise 

impacts at construction and operational stage, concerns in relation to traffic hazards 

and impacts related to air quality (dust) in addition to what is considered here I have 

also considered these matters in the planning assessment below. 

Examination, analysis and evaluation of the EIAR 

The assessment of Population and Human Health is contained within Chapter 4 of 

the EIAR.  The potential impacts identified in the EIAR, arising from the proposed 

development, relate to air quality, noise, visual amenity, water and soil quality.  Most 

of these issues are addressed in specific chapters within the EIAR, including the risk 

of major accidents / disasters associated with same, as follows: 

▪ Chapter 5 - Landscape and Visual Impact Assessment 

▪ Chapter 6 - Material Assets:  Traffic & Transport 

▪ Chapter 7 – Material Assets: Built Services 

▪ Chapter 8 – Material Assets: Waste 

▪ Chapter 9 - Land and Soils 

▪ Chapter 10 - Water and Hydrology 

▪ Chapter 12 - Noise and Vibration 

▪ Chapter 13 - Air Quality 

The potential impacts and mitigation measures to address them are dealt with within 

the corresponding chapters of this EIA Report. 
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Landscape Amenity 

▪ Construction Phase – The proposed development will entail groundworks and 

building construction works.  The magnitude of landscape change would be 

greatest in the immediate environs (e.g. the adjacent roads, nearby houses and 

the Castletroy Golf Club), reducing with distance from the site and site clearance 

works.  While the construction phase is likely to result in medium and temporary 

negative landscape impacts for the duration of the construction phase, these will 

be relatively localised to the site and the immediate vicinity.  The adoption of 

standard best practice construction site management will mitigate these short-term 

negative impacts.  The significance of the residual construction stage impacts is 

considered to be Moderate Adverse to Negligible, significant to not significant. 

▪ Operational Phase – With reference to the concerns raised in the appeal(s) re 

scale, density and height of the proposed scheme I am satisfied, having regard to 

the high-quality design of the scheme, comprehensive landscape mitigation 

measures including planting to site boundaries and internal areas together with 

the urbanising landscape character of the area will assist in absorbing the 

proposed development into the wider area setting within the short to medium term.  

The residual impact of the proposed development, while sizeable, can be 

accommodated and absorbed into this part of Castletroy without causing 

significant detrimental or unacceptable landscape or visual effects.  The proposed 

development is considered to result in a positive, slight, and long-term impact for 

operational phase. The proposed development will have no discernible effect on 

local tourism.  Potential overall landscape impact of the operational phase of the 

proposed development has been classified as negligible to slight-positive in the 

long term.   

Land & Water Emissions 

▪ Construction Phase - Related impacts affecting human health include 

contamination of soils and groundwater through construction activity from 

spillages which are not mitigated.  The implementation of mitigation measures 

outlined will ensure that the residual impacts during the construction phase in 

respect of the environmental factor of Soils, Geology and Hydrogeology is short 

term imperceptible-neutral and negligible in magnitude. 
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▪ Operational Phase – In the absence of mitigation, the effect on the geological and 

hydrogeological environment is likely to be long term, slight and negative. A 

number of design measures will be put in place to minimise the likelihood of any 

spills entering the water environment to include ditches, detention basins, 

attenuation tank and flow control devices.  In the event of an accidental leakage 

of oil from the parking areas, this will be intercepted by the drainage infrastructure 

proposed and any releases to drainage will be mitigated through a hydrocarbon 

interceptor.  Considering the implementation of mitigation measures, the potential 

impact during operation on Population and Human Health in respect of the 

environmental factor of Hydrology is long-term-imperceptible-neutral.  

Air Emissions 

▪ Construction Phase - The greatest potential impact on air quality during the 

construction phase is from construction dust emissions and the potential for 

nuisance dust.  In terms of receptor sensitivity to dust soiling, there are no 

residential properties with 250m of the proposed works area.  It was determined 

that the construction stage traffic will have an imperceptible, neutral, short-term 

and not significant impact on air quality.  Mitigation measures proposed to 

minimise the potential effects on human health in terms of air quality during the 

construction phase are set out in Chapter 13 of the EIAR.  These include measures 

for dust control at the site to ensure that no significant nuisance occurs at nearby 

sensitive receptors.  The mitigation measures will ensure that the impact of the 

development complies with all EU ambient air quality legislative limit values which 

are based on the protection of human health.  Subject to mitigation measures 

outlined there is a low risk of dust-related human health impacts during the 

construction phase of the proposed development.  Therefore, the predicted impact 

is likely to be negative, direct, short-term and imperceptible with respect to human 

health. 

▪ Operational Phase - The impact to air quality as a result of increased traffic 

volumes during the operational phase of the proposed development will be 

imperceptible, negative and long-term, which is overall not significant in EIA terms.  

As detailed in Chapter 13 Air Quality, air dispersion modelling was undertaken to 

assess the impact of the development with reference to EU ambient air quality 

standards which are based on the protection of human health.  There is no 
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mitigation required for the operational phase of the development as impacts to air 

quality are predicted to be neutral and non-significant. 

Noise & Vibration Emissions 

▪ Construction Phase - As detailed in Chapter 12 (Noise and Vibration), noise 

emissions associated with the different stages of the construction phase and 

construction traffic at the nearest sensitive locations of the proposed development 

are expected to be slight to moderate in the short-term to medium-term.  Provided 

that the mitigation measures detailed in Chapter 12 (Noise & Vibration) to minimise 

the potential effects on human health in terms of noise and vibration during the 

construction phase are put in place the likelihood of a significant impact will be 

reduced to imperceptible level.  The residual noise and vibration effects during the 

construction phase will be local, negative, slight to moderate and temporary to 

short-term.  

▪ Operational Phase - Typical noise emissions will arise from normal residential 

activities, such as domestic use, vehicular movements, and general community 

interaction, all of which are consistent with the established suburban character of 

the surrounding area.  These activities are not expected to give rise to any 

significant change in the existing noise environment.  Changes to traffic flows will 

not result in a perceptible increase in noise level in the surrounding environment. 

Therefore, no mitigation measures are necessary in this case.  Accordingly, the 

impact in terms of noise and vibration is assessed as neutral, imperceptible, and 

long-term, and is therefore not significant.  The proposed development will not 

generate any perceptible levels of vibration during operation and therefore there 

will be no impact from vibrations on human health. 

Traffic & Transportation 

▪ Construction Phase – There is potential for construction traffic to impact from a 

noise, vibration and dust perspective in relation to the surrounding road network 

due to the use of heavy vehicles and vehicles travelling along gravel roads and 

from general earthwork activities.  The construction methods employed and the 

hours of construction proposed will be designed to minimise potential impacts to 

nearby residents and on the operation of nearby road junctions.  Construction of 

the proposed development will be implemented in accordance with the CEMP.  The 

mitigation measures identified will minimise traffic and transportation impacts on 
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the locality.  With appropriate mitigation the potential impacts on the safety or 

operation of the road network will be negligible during the construction phase.  The 

residual impact upon the local receiving environment is predicted to be 

imperceptible in terms of effect.   

▪ Operational Phase - An assessment of the additional traffic movements associated 

with the proposed development during the construction and operational phases is 

presented in Chapter 6 Material Assets (Transportation).  The proposed 

development will generate a number of trips by various modes of travel including 

vehicular, pedestrian, cycle and public transport.  As part of the proposed mitigation 

measures a Mobility Management Plan has been included, describing how to 

reduce car Journeys, and encouraging population to walk, cycle and use public 

transport rather than driving. The proposed development provides connectivity to 

existing facilities and public transport options.  The analysis of the road network 

has shown that the existing junctions would operate within capacity during both the 

AM and PM peak hours.  Given the existing road infrastructure and carrying 

capacity these trips are found to have a long term, insignificant negative impact on 

the surrounding road network.  The residual effect is Neutral, Imperceptible and 

Long Term.   

Major Accident Hazards and/or Natural Disasters 

▪ Construction & Operational Phase - There is a negligible risk of external natural 

disasters; including landslides, seismic activity, volcanic activity and sea level rise.  

There is a negligible risk of major accidents to occur due to the lack of proximity 

to Seveso/Control of Major Accident Hazards (COMAH) Regulations sites.  

Therefore, no specific mitigation measures are required.  There are no significant 

potential impacts on human health from major accident hazards and/or natural 

disasters; therefore, there are no residual impacts. 

Climate 

▪ Construction Phase - There is potential for an increase in greenhouse gas 

emissions to atmosphere during the construction of the development.  Subject to 

the recommended mitigation measures, climatic impacts corresponding to human 

health will be direct, long-term, negative and not significant. 

▪ Operational Phase – The development incorporates a robust sustainability 

strategy that ensures compliance with NZEB standards, reduces operational 
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carbon emissions, and integrates future-proofing measures to adapt to climate 

change.  The use of fossil fuel powered vehicles by new occupants of the proposed 

development will result in GHG emissions.  A Mobility Management Plan to be 

implemented in the proposed development’s operational phase, which stipulates 

measures to be taken to encourage and support the use of sustainable travel 

modes.  The residual climatic impacts on human health will be direct, long-term, 

negative and not significant. 

Cumulative Impacts 

▪ Construction Phase – It is predicted that subject to the implementation of mitigation 

measures proposed, that the proposed development will result in no significant 

impacts relating to air quality, noise, vibration or traffic. Any negative impacts or 

nuisances experienced from construction activities which affect human health will 

be temporary / short term in nature. 

▪ Operational Phase - Once constructed, the proposed development will be 

permanent and non-reversible.  It is considered that any negative cumulative 

impacts relating to human health factors including traffic, road safety, air quality, 

landscape and visual, water quality, noise and vibration will be not significant.  The 

delivery of an additional 523 no. residential units to the private and social housing 

stock of the area and creche is predicted to result in significant positive and 

permanent benefits in terms of wider human health considerations. 

Assessment: Direct, Indirect, and Cumulative Effects 

I have examined, analysed, and evaluated Chapter 4 and other chapters including 

Chapter 17 Mitigation where relevant in the EIAR and all of the associated 

documentation, submissions, and observations on file in respect of population and 

human health. I am satisfied that the applicant’s presented baseline environment is 

comprehensive and that the key impacts in respect of likely effects on population and 

human health, as a consequence of the proposed development, have been identified. 

Mitigation and monitoring measures are also proposed where relevant and are 

considered adequate to prevent any unacceptable impacts. 

Conclusion: Direct, Indirect, and Cumulative Effects 

I consider that the main significant direct, indirect, and cumulative effects on 

Population and Human Health are, and will be mitigated as follows: 
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▪ Significant, short term indirect effects on the economy during the construction 

phase as a result of employment and benefits to local shops and services,   

▪ Construction related disturbance including noise, dust, dirt, and traffic, which 

would be mitigated by construction management measures including the 

agreement of a Construction Environmental Management Plan, a Construction 

Traffic Management Plan, and a Resource and Waste Management Plan. 

▪ Positive socioeconomic effects through the availability of additional housing and 

public open space when the development is completed. 

Once constructed, the proposed development will be permanent and non-reversible. 

The proposed development will result in several significant long-term and permanent 

positive impacts for the local population including. 

- The proposed development will provide a diverse range of housing and 

apartments which will positively serve all aspects of the current housing and 

rental markets and address the current accommodation shortage in the Area. 

- There will be a positive impact on local business activity during the construction 

phase with the increased presence of construction workers using local 

facilities. This job creation will result in a positive, local to regional, 

imperceptible, long-term socio economic impact. 

- The proposed development will contribute towards the delivery of the long-held 

Council objective for the development of the Area, designated to accommodate 

planned population growth identified in the Core Strategy. This will result in the 

creation of a more compact settlement and assist in providing a critical mass 

of population to support planned strategic public transport investment, 

alongside local services and the local economy. 

- The proposed layout will assist in achieving positive ‘place-making’ and ‘on -

site’ services for future residents and surrounding areas. 

I have considered all the submissions and having regard to the above, I am satisfied 

that impacts predicted to arise in relation to population and human health would be 

avoided, managed, and mitigated by the measures which form part of the proposed 

scheme, the proposed mitigation measures and through suitable conditions. I am 

therefore satisfied that the proposed development would not have any unacceptable 

direct, indirect, or cumulative impacts in terms of population and human health. 



ACP-324286-26 Inspector’s Report Page 64 of 175 

 

 Biodiversity 

Issues Raised 

Issues indirectly related to biodiversity, including the sites groundwater vulnerability 

and that excavation works have the potential to intercept existing fractures and create 

direct migration routes to the underlying aquifer have been raised by third parties.  It 

is also noted that the LCC Heritage Officer has requested the installation of Swift 

Boxes and the appointment of an onsite ecologist.  In addition to what is considered 

here I have also considered these matters in the planning assessment, WFD 

Assessment, AA Screening and AA below.  Appendix 1, 2 and 3 refers. 

Examination, analysis and evaluation of the EIAR 

The assessment of Biodiversity is contained within Chapter 11 of the EIAR.  This 

chapter describes the likely significant effects of the proposed development on 

biodiversity, including flora (plants), fauna (animals), and habitats.  Mitigation 

measures are also described, where applicable or appropriate, that avoid or minimise 

adverse biodiversity effects.  A detailed desk study, in combination with a suite of field 

surveys, was carried out.  All surveys were carried out at the appropriate time of year, 

and no limitations were encountered in the preparation of this Chapter.  A Water 

Framework Directive Assessment, Appropriate Assessment (AA) Screening and 

Natura Impact Statement (NIS) has also been prepared and submitted with this 

application.  A Water Framework Directive Impact Assessment – Screening has been 

undertaken (see Appendix 3 of this report below) together with AA Screening and 

Stage 2 AA (see Appendix 1 and 2 of this report below). 

Habitat - The site was primarily composed of agricultural grassland, treelines, scrub, 

and adjacent small woodland areas   This habitat is of less than local value due to the 

common type of habitat and poor species diversity.  Treelines were the predominant 

site boundary. They were dominated by a mix of native and non-native species.  This 

habitat is of Local Importance (higher) due to its potential to support breeding and 

wintering birds, and foraging and commuting bats.   

Birds - No Annex I bird species were recorded using the site. One species, Redwing, 

is listed as Near Threatened on the IUCN Redlist.  No waders, waterbirds, gulls or 
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raptors were recorded using the site. Overall, the site is of local importance lower for 

birds. 

Mammals - No signs of Badger use or Badger setts, or any other protected mammal 

species was recorded during the site visits. Other than Hedgehog, no sign of protected 

mammal was recorded during the site visits or on camera.  Overall, the site is of Local 

Importance (Lower) for mammals due to the low diversity and infrequent presence of 

species protected under the Wildlife Act.   

Bats - Four bat species were recorded across the site.  Common and Soprano 

Pipistrelle and Leisler’s bat are frequently encountered in urban and semi urban areas 

as they are relatively light tolerant. Natterer’s bat was unexpected in this setting as 

they are light intolerant and more often associated with agricultural settings. However, 

this species may be under-recorded leading to knowledge gaps in habitat use and 

preference. Whilst the site is used by bats, no clear evidence of roost was found on 

site.  Overall, the site is of Local Importance (higher value) for bats due to the presence 

in low numbers of nationally and internationally common species. 

Invasive Non-Native Species - Butterfly Bush, was observed along the site boundary 

to the north.  The proposed development has a likelihood of causing a further spread 

of invasive non-native species.  Without mitigation measures, the proposed 

development has a likelihood of causing a further spread of invasive non-native 

species. 

Water Framework Directive – The WFD Assessment found that the proposed 

development, when considering all aspects of its design including the proposed 

drainage layout and design measures to be put in place during construction, is not 

likely to cause a deterioration in WFD status objectives for any of the screened in 

waterbodies.  

Natura Impact Statement - The proposed development site does not form part of any 

SPA or SAC.  Two EU designated Natura 2000 sites were identified within the ZOI; 

Lower River Shannon SAC (Site Code 002165) and River Shannon and River Fergus 

Estuaries SPA (Site Code 004077).  The designated sites are assessed in the 

accompanying NIS that concluded that provided that the mitigation measures outlined 

are strictly adhered to, adverse effects as a result of the proposed development are 

not likely to occur on the Lower River Shannon SAC. 
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Proposed Natural Heritage Areas - There were six pNHAs of National Importance 

located within the 10km ZoI of the proposed project (Table 11-5 & Figure 11-3 of the 

EIAR refers). Fergus Estuary and Inner Shannon, North Shore and Inner Shannon 

Estuary - South Shore pNHA are the only ones with a pathway.  However, they both 

overlap and are assumed to be part of the Lower River Shannon SAC and the River 

Shannon and River Fergus Estuaries SPA and are considered under that heading in 

the NIS. 

Assessment: Direct, Indirect, and Cumulative Effect 

Habitat – The land use will be permanently changed from rural agricultural use to an 

urban residential neighbourhood.  There will be loss of approximately 160m of treeline 

to facilitate inclusion of pedestrian access together with loss of scrub.  The potential 

impacts may include direct habitat loss, and disturbance due to noise, light and dust.  

Pollution control measures are outlined in Section 11.8.1.3, avoidance measures for 

birds are outlined in Section 11.8.1.5 with remedial native tree planting outlined in 

Section 11.8.2.2 for lost trees from the treeline in the EIAR.  Mitigation and 

enhancement measures include pollinator friendly planting together with tree and 

hedge planting.  Mitigation measures will be implemented and inspected by a suitably 

qualified and experienced project ecologist to ensure that no adverse impacts on 

aquatic habitats during construction works.  Overall, the project will enhance 

ecological connectivity within and outside the proposed development site boundary.  

There will be a Neutral to Slight positive residual impact during operational phase due 

to remedial planting and other landscaping. 

Birds – Avoidance measures for birds are outlined in Section 11.8.1.5 and 11.8.2.3 

of the EIAR.  The change in use of the site will likely lead to some bird species, such 

as Snipe, abandoning the site. However, measures to increase opportunities for other 

species, and provide some biodiversity benefits will be implemented.  In order to 

improve nesting potential for birds the apartment blocks shall be equipped with swift 

bricks / artificial nesting sites for swifts with the final location to be agreed with the site 

ecologist.  There is a target of at least 10 nest sites per apartment block.  In the short 

to medium term, the loss of common habitats associated with site clearance works 

and disturbance will have a slight, negative impact on breeding birds. However, as 

newly planted and enhanced habitats within the proposed development site mature, 

this impact will be reduced.  Residual impacts on breeding birds will be positive, slight 
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and long-term at a local level.  In line with the requirements of the LSS Heritage Officer 

a condition has been recommended to be attached requiring the appointment of an 

Ecological Clerk of Works / suitably qualified Project Ecologist and the installation of 

swift bricks nest or nest sites with details to be agreed.  Recommended Condition No 

4 refers. 

Mammals – Construction impacts would be direct habitat loss of the grassland and 

scrub areas as well as indirect effects through noise and light disturbance from 

construction equipment.  Operational impacts include the loss of foraging habitat, loss 

of treelines, introduction of lighting and increased human population.  There will be a 

permanent, moderate negative residual effects during the operation phase due to 

potential disturbance.  Mitigation and enhancement measures include the use of 

native planting schemes that provide cover, shelter and food sources (e.g. berry-

producing shrubs, leaf litter zones) that will further support mammal activity across 

the site. The creation of wildlife corridors linking green spaces will facilitate safe 

commuting routes. Avoiding full enclosure of landscaped areas and reducing artificial 

lighting near vegetated edges will help minimise disruption to nocturnal species.  

Overall, the loss, disturbance and fragmentation of habitats under the footprint of the 

proposed development are considered negative at the local scale, contributing to 

slight negative impacts to habitats of local importance (lower value). However, these 

impacts are expected to be reversed or offset as proposed habitat rehabilitation and 

enhancement measures are established. 

Bats – The site exhibited low bat activity and low bat diversity, with the recorded 

species expected in this suburban environment.  Some trees and treelines are to be 

removed which may impact on feeding and commuting corridors.  Bat roosts are likely 

to be present in the area, but none were recorded on site.  Construction impacts on 

bat species would be direct habitat loss of the grassland foraging area, and noise, 

light and dust disturbance to the adjacent treelines that may be used as commuting 

areas.  The operational phase is expected to have permanent moderate effects due 

to change in site use, loss of some treelines, loss of foraging areas and introduction 

of lighting.  Avoidance measures for bats outlined in Section 11.8.1.6 and 11.8.2.4 of 

the EIAR.  Mitigation and enhancement measures include the installation of at least 6 

bat boxes on mature trees in the retained hedges and treelines to increase roosting 
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potential for the species using the site with the final location of the bat boxes to be 

determined by the site ecologist.  There will be a slight, minor negative residual effect. 

Invasive Non-Native Species - Mitigation measures are set out in Section 11.8.1.8 

of the EIAR.  Due to the risk of the introduction of INNS species on construction 

machinery biosecurity measures will be followed at all times.  With the implementation 

of mitigation measures as identified, no significant impacts area likely. 

Groundwater Vulnerability – There is potential for impacts to biodiversity associated 

with uncontrolled discharges to surface waters. In this instance the surface water 

system discharges into the ground and the stormwater sewer which ultimately 

discharges into the watercourse bounding the northern extent of the residential 

development.  Taking into account the design and mitigation measures set out in 

Chapter 11 of this EIA Report, the interaction between Hydrology, and Biodiversity 

during the operational phase is considered to be neutral, and long term. 

Overall, with the exception of localised impacts and short-term impacts during 

construction, no significant impacts on fauna are anticipated. It is anticipated that bats 

will utilise the newly provided roosting habitat, and bird boxes will be provided.  The 

spread of invasive species will be controlled. No adverse impact on designated sites 

or their conservation objectives will occur. Provided that the recommended mitigation 

measures set out are implemented in full and remain effective throughout the 

construction and operational phases of the proposed development, the potential for 

significant residual impacts related to disturbance/displacement of fauna and the loss 

or alteration of habitats identified are not anticipated. 

I have examined, analysed, and evaluated Chapter 11 in the EIAR and all of the 

associated documentation, submissions, and observations on file in respect of 

Biodiversity. I am satisfied that the applicant’s presented baseline environment is 

comprehensive and that the key impacts in respect of likely effects on Biodiversity, as 

a consequence of the proposed development, have been identified. Mitigation and 

monitoring measures are also proposed where relevant and are considered adequate 

to prevent any unacceptable impacts. 

Conclusion: Direct, Indirect, and Cumulative Effects 

I consider that there would be no significant direct, indirect, or cumulative effects as a 

result of the proposed development.  Having regard to the EIAR, I am satisfied that 
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impacts predicted to arise in relation to biodiversity would be avoided, managed, and 

mitigated by the measures which form part of the proposed scheme, the proposed 

mitigation measures and through suitable conditions.  No significant residual or 

cumulative impacts on biodiversity are identified.  I am satisfied overall with regard to 

the above assessment that the proposed development would not have any 

unacceptable direct, indirect, or cumulative impacts in terms of biodiversity. 

 Land, Soil, Geology, Water (Hydrology & Hydrogeology), Noise & Vibration, Air 

Quality and Climate 

Issues Raised 

Issues indirectly related to biodiversity, including the sites groundwater vulnerability, 

surface water drainage, fill volumes, noise impact, air quality and traffic impact 

together with the location of sensitive receptors have been raised by third parties.  In 

addition to what is considered here I have also considered these matters in the 

planning assessment, WFD Assessment, AA Screening and AA below.  Section 11.0 

of this report and Appendix 1, 2 and 3 refers. 

Examination, analysis and evaluation of the EIAR 

Land, Soil & Geology - The assessment of Land and Soils is contained within 

Chapter 9 of the EIAR.  I also refer to the assessment of Waste and in particular 

earthworks (cut and fill) that is contained within Chapter 8 of the EIAR and the 

assessment of Material Assets (Traffic and Transport) that is contained within Chapter 

6 of the EIAR.   

Changes to the soil and geological environment as a result of the proposed 

development will arise predominantly through excavation and subsequent infilling.  

Given the site topography, it is not possible to avoid the use of imported fill.  A cut and 

fill model has been prepared based on the following parameters: 

- The existing surface is represented as being stripped of 300mm of topsoil; 

- The proposed finished surface is represented as finished level less an assumed 

300mm average buildup for roads/floors etc.; 

- The model includes a cut section for the basement; and 

- Services excavation and attenuation tank excavation are excluded from the 

base model but have been estimated separately, see below. 
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The following analysis is also noted: 

- 300mm removal of topsoil across the site: 28,515m³ 

- Design level cut and fill (post topsoil strip): 

Cut = 28,000m³ 

Fill = 43,000m³ 

- Surface water trench excavation: 4,300m³ (including approx. 1,800m³ cutting 

into rock) 

- Foul water trench excavation: 3,500m³ (including approx. 1,300m³ cutting into 

rock) 

- Attenuation tank excavation: 13,500m³ (including approx. 5,300m³ cutting into 

rock) 

It is submitted that until final materials and detailed construction methodologies have 

been confirmed, it is difficult to predict with a high level of accuracy the construction 

waste that will be generated from the proposed works as the exact materials and 

quantities may be subject to some degree of change and variation during the 

construction process. It is anticipated that the estimates set out are conservative 

estimates and the actual quantum of wastes generated will be less due to sustainable 

design approach proposed for this development.  During construction, there is also a 

risk of localised accidental pollution incidence that can result in localised 

contamination of soils and geology underlying the site, should contaminants migrate 

through the subsoil.   

Water (Hydrology &Hydrogeology) - The assessment of Water (Hydrology & 

Hydrogeology) is contained within Chapter 10 of the EIAR.  Construction and 

Operational activities can pose a risk to watercourses and hydrology, particularly from 

contaminated surface water runoff entering nearby watercourses, or changes to 

watercourse morphology and flow patterns.  The site does not contain any surface 

water bodies, nor are there any in the immediate vicinity . The nearest surface 

waterbodies are the Mulkear (Limerick)_050 and the Groody River/Shannon 

(Lower)_060.  There was no drainage ditches observed on the site that may connect 

the site to these waterbodies.  There are three river waterbodies in the study area of 

the proposed development (Figure 10-2 of the EIAR refers), however none are within 

or immediately adjacent to the site boundary.  The site is in Flood Zone C, with no 
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historic or predicted flood events, and is not at risk under CFRAM flood scenarios.  

Castletroy Wastewater Treatment Plant (WWTP) is located approx. 1.5km north-west 

of the proposed site, at the confluence of the River Blackwater and Errina Canal.  

Based on Uisce Éireann’s (UE) 2023 Annual Environmental Report, the WWTP has 

a Population Equivalent (PE) capacity of more than 45,000, while the current PE of 

its area is 39,844.  The proposed development includes limited excavations for 

building foundations, drainage infrastructure, and basement. A section detailing 

building foundations and existing and proposed ground profiles is shown in drawing 

F0755-DE-GAR-CE-014. The proposed finished ground profiles are similar and in 

some cases higher than existing ground profile, with some areas where it is slightly 

lower.  Section 10.5 of the EIAR outlines the potential effects during construction on 

water and hydrology without any mitigation and include fine sediment pollution, 

accidental spills and leaks, changes to runoff and flow pathways as a result of 

excavation of ground to formation level, excavation of services and foundations.  

There are no instream works proposed, so there will be no direct hydrological impacts.  

The operational phase includes Sustainable Drainage Systems (SuDS) and tank 

systems that will ensure that runoff from the proposed development replicates the 

characteristics of the pre-development greenfield site, and the levels of hydrocarbons, 

suspended solids and metals discharging from the site are negligible. 

Noise & Vibration - The assessment of Noise and Vibration is contained within 

Chapter 12 of the EIAR.  This chapter includes a description of the receiving noise 

climate in the vicinity of the subject site and an assessment of the potential noise and 

vibration impact associated with the proposed project, during both the short-term 

construction phase and the permanent operational phase, on its surrounding 

environment.  The surrounding environment is predominantly residential, bound to the 

north and east by residential areas along Monaleen Road and Dublin Road. To the 

south by Castletroy Golf Club and the west by Mount Green residential estate and a 

water tower and reservoir.  The noise measurement locations were selected to 

represent the noise environment at the NSLs. The unattended and attended 

monitoring locations are shown in Figure 12-2 of the EIAR.  During the construction 

phase of the proposed development, there is the potential for temporary significant 

noise effects on nearby NSLs due to noise emissions from site activities. Predicted 

construction noise levels, in the absence of mitigation, indicate that the adopted 



ACP-324286-26 Inspector’s Report Page 72 of 175 

 

construction noise threshold (CNT) of 65 dB LAeq,1hr is likely to be exceeded at the 

closest receptors during the more intensive early works, particularly ground works and 

excavation activities within approximately 75 m of the site boundary. 

Piling is not currently confirmed as part of the construction methodology; however, 

the CEMP notes that deeper vertical inclusions or piling may be required to support 

the structural loading of the apartment block. Should piling be required, CFA or cased 

bored piles will be used, which are recognised as low-vibration piling techniques.  

Taking into account the distance to the closest off site sensitive buildings on all 

perimeters, vibration emissions from this activity will be significantly reduced. 

Vibration levels at the closest neighbouring buildings are predicted to be short-term, 

negative and not significant.  In terms of disturbance to building occupants, by reason 

of rock breaking works undertaken within close proximity to the residential receptors 

on the site perimeter have the potential to emit perceptible vibration level.  Potential 

impacts are therefore, temporary, negative , moderate to significant at the closest 

NSLs within 20 m of rock breaking works. The proposed Project is residential in 

nature, therefore there are no operational sources with the potential to generate any 

vibration impacts.   

The adjoining Golf Club to the south was not identified as a Baseline Noise Survey 

Location.  Figure 12.2 of the EIAR illustrates the location of the Attended and 

Unattended Noise Monitoring Locations. The unattended measurement location is 

described as follows: 

▪ UN1 – Unattended location to capture the daytime and night-time noise levels at 

a location representing the noise environment at the residential homes along 

Monaleen Road and the R445 north east of the proposed site. This monitoring 

location is also representative of the closest residential dwellings within the 

proposed development to road traffic noise and has been used for the inward noise 

impact assessment. 

The attended measurement locations are described as follows: 

▪ AT1 – This location represents the noise environment measured during the 

daytime period at the residential homes along Monaleen Road and the R445 north 

east of the proposed site. 



ACP-324286-26 Inspector’s Report Page 73 of 175 

 

▪ T2 – This location represents the noise environment measured during the daytime 

period within the existing residential estate at Mount Green west of the proposed 

site. 

▪ AT3 - This location represents the noise environment measured during the 

daytime period at the residential homes along Monaleen Road south east of the 

proposed site. 

The assessment criteria applicable to residential receptors are more stringent 

because residential receptors are of greater sensitivity to environmental noise 

particularly having regard to associated residential amenity.  A golf course is outdoors, 

users may be exposed intermittently rather than continuously, users are engaged in 

an active recreational use and are not relying on the location for sleeping or normal 

domestic occupation.  Users of the golf club are likely to experience construction noise 

as one component of the wider outdoor acoustic environment.  Although construction 

noise may be perceptible at the golf course, it is a temporary, moderate, adverse 

impact particularly as construction works are less likely to be undertaken during the 

weekend and evening times, when the golf course is most intensively used.  

Therefore, given the representative Baseline Noise Survey Locations proximate to 

residential receptors, the greater sensitivity of residential receptors, the nature of the 

golf course as an outdoor recreational receptor and the temporary nature of 

construction noise, I am satisfied that the EIAR provides sufficient information to 

enable the likely significant noise effects to be evaluated.  

Air Quality - The assessment of Air Quality is contained within Chapter 13 of the 

EIAR.  The air quality assessment has focussed on: 

▪ Potential construction dust emissions and impacts to nearby sensitive 

receptors such as residential properties, schools, hospitals, etc. 

▪ Potential vehicle emissions from traffic accessing the site for construction 

works and during operation. 

During the Construction Phase the surrounding area was assessed as being of 

medium sensitivity to dust soiling and of low sensitivity to dust-related human health 

effects.  There is a medium risk of dust related impacts associated with the proposed 

development.  The construction stage traffic emissions will have a short-term, neutral 

and imperceptible impact on air quality, which is an overall not significant impact in 

EIA terms.  Operational phase traffic has the potential to impact air quality due to 
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vehicle exhaust emissions as a result of the increased number of vehicles accessing 

the site.  Operational stage traffic emissions will have a long-term, direct, localised, 

negative and not significant impact on air quality. 

The impact to air quality from construction phase activities is assessed at sensitive 

receptors within 250m of the development boundary.  In terms of receptor sensitivity 

to dust soiling, there are a number of highly sensitive residential properties within 

100m of the proposed development boundary (Figure 13.2 of the EIAR refers). There 

are 1-10 high sensitivity residential properties within 20m of the site boundary, and 

there are a further 10-100 within 50m and more than 100 properties within 100m of 

the site boundary.  The impact to air quality at the operational phase due to changes 

in traffic is assessed at sensitive receptors in the vicinity of affected roads.  A total of 

2 no. high sensitivity residential receptor (R1 and R2) were included in the modelling 

assessment (Figure 13.3 of the EIAR refers). A further 1 potential development 

receptor (P1) was included in the assessment to determine concentration levels at 

the proposed development in the opening and design years.   

The adjoining Golf Club to the south was not identified as a sensitive receptor.  The 

EIAR states that the TII guidance (2025a) defines sensitive receptor locations for the 

purposes of modelling annual mean pollutant concentrations as: residential housing, 

schools, hospitals, care homes and short term-accommodation such as hotels, i.e. 

locations where members of the public are likely to be regularly present for 24 hours. 

I refer to the TII Publications Air Quality Assessment of Specified Infrastructure 

Projects – Overarching Technical Document PE-ENV-01106 (December 2025).  

Sensitive receptors are listed in Table 4.2 and includes “playing field”.  A golf club has 

not been expressly included in Table 4.2.  However, a golf course is a recreational 

outdoor sporting facility where members of the public spend periods of time playing 

sport.  Therefore, there is a strong argument that the playing areas of an established 

golf course fall within the functional category of “playing fields” for this purpose.  There 

is a footnote with Table 4.2 that states that “where members of the public are not likely 

to spend 24 hours, the pollutant of concerns at these locations is N02 only for the 1 

hour standard.”  This does not mean that playing fields or a golf course, as in this 

case, are not sensitive receptors.  Rather the TII expressly identified them as 

receptors sensitive to potential human-health effects and that the relevant receptor 

types in Table 4.2 should be included in the local air quality assessment if present 
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within the study area.  However, it is also the case that the type of exposure occurring 

at a playing field / golf club is different from that of a residential property where people 

can be there for long periods.  For a playing field or a golf club people are generally 

there temporarily and for shorter periods of time.  As set out above, the applicable air-

quality criterion for a Golf club is the 1-hour N02 standard rather than the annual / 24 

hour standards applicable to residential receptors.  In my view the absence of the Golf 

Club as a sensitive receptor in the submitted Air Quality Assessment could be 

considered as representing a deficiency in the EIAR.  However, having regard to the 

extent, proximity and nature of assessed residential receptors, the nature of the golf 

course as a playing field receptor, the differing exposure characteristics applicable to 

such receptors, and the conclusions that no significant air quality effects are predicted 

at the assessed residential receptors (subject to mitigation), it is considered that the 

omission is unlikely to alter the overall conclusion in respect of significant air-quality 

effects.  Subject to the proposed construction dust mitigation measures being 

implemented, the information provided is considered sufficient to enable the likely 

significant effects to be determined. 

Climate - The assessment of Climate is contained within Chapter 14 of the EIAR.  

The climate assessment has incorporated the following assessments: 

▪ The potential greenhouse gas emissions during the construction and operational 

phases of the development. 

▪ The vulnerability of the project to climate change, including considerations for 

increased rainfall and other projected climate impacts. 

▪ The design measures to enhance the project’s resilience to future climate risks, 

such as incorporating drainage systems for increased rainfall. 

Any adverse impacts are predicted to primarily occur during the construction phase, 

with the dominant sources of greenhouse gas emissions due to the development 

resulting from the embodied carbon associated with the building materials for the 

proposed development. 

Assessment: Direct, Indirect, and Cumulative Effect 

Land, Soil & Geology - In relation to the land as a resource I have considered the 

principle and density of the scheme in the Assessment section of this report below 

and I am satisfied that the proposal would make efficient use of this land resource.  
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The land use will be permanently changed from rural agricultural use to an urban 

residential neighbourhood.  The impacts on land, soils and geology are associated 

with the construction phase and with earthworks required for the development 

Due to the topography of the site, cut and fill excavations will be required.  Based on 

the indicative balance, fill exceeds cut by approximately 15,000m³ therefore imported 

fill will be required. Excavated materials will be reused on-site wherever possible to 

reduce export/import requirements, with off-site movement limited to situations where 

there is surplus, unsuitable material, or where imported material is required to meet 

design specification thereby supporting efficient and sustainable site management.  

Mitigation includes the requirement that a detailed cut and fill exercise will be carried 

out across the development to determine the volume of fill required and together with 

the construction controls required during earthworks to minimise impacts on 

surrounding environment via noise, dust, vibration and construction traffic.  Monitoring 

and inspection of the drainage network, with periodic desilting of the drainage network 

to remove sediment and no blockages arise.   It is recommended that this mitigation 

measures are set out in a condition of planning.  Condition No 4 in the 

recommendation below refers.   With these measures in place, no significant long-

term residual negative effects are expected. 

Trip Generation and Distribution during the Construction Phase to and from the 

development shall be distributed similar to the existing traffic distribution patterns.  

The following assumptions have been made and are considered generally 

representative of typical conditions on similar construction sites: 

▪ Site working hours shall be 07:00-19:00, Monday to Friday, and 08:00-14:00 on 

Saturdays. 

▪ The maximum number of vehicular trips per day during the peak construction 

period is expected to be 98 vehicular trips (25 car trips, 58 LGV trips & 15 HGV 

trips) 

▪ The maximum frequency of HGV trips to and from the site shall be 2 vehicles per 

hour. 

▪ The maximum frequency of LGV trips to and from the site (excluding commuting 

personnel) shall be 5 vehicles per hour. 
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The trips generated during the peak construction period are significantly lower than 

the operational phase and therefore the construction phase will have a short-term 

insignificant negative impact on the operation of the surrounding road network. This 

impact will be confined to the duration of construction activity on site and will therefore 

be entirely reversible. 

The loss of soil and geology is an inevitable aspect of such planned urban 

development and would be acceptable given the proposed delivery of appropriate 

development and improved amenities in accordance with the proper planning and 

sustainable development of the area.  Construction stage impacts relating to dust/dirt 

pollution, groundwater interference, and soil contamination, would be mitigated by the 

Construction and Environmental Management Plan and other measures proposed in 

the EIAR. 

I am satisfied that appropriate mitigation measures have been incorporated to prevent 

any unacceptable impacts. Suitable measures will protect against the potential for 

dust/dirt pollution and nuisance; groundwater flooding and/or contamination; soil 

contamination associated with construction fuels and other pollutants and impacts 

arising from unsuitable stormwater management.  No significant impacts on soils or 

geology are identified during the operational phase. 

Water (Hydrology & Hydrogeology) - The potential impacts on Water (Hydrology & 

Hydrogeology) have been evaluated, and where necessary, mitigation measures have 

been identified in Section 10.6 of the EIAR.  The main potential impacts on surface 

water during the construction phase include pollution from siltation of the receiving 

waters from erosion of earthworks areas; spillage of diesel / oil used by site plant and 

machinery (which could potentially affect groundwater quality); release of concrete or 

concrete rinse water to the open drain; and foul effluent from welfare facilities at the 

construction site compound.  Appropriate design and mitigation have been proposed 

to reduce these potential impacts and include a connection to the Irish Water foul 

mains network to ensure no risk of contamination of surrounding ground water and the 

water supply network has been designed in accordance with Irish Water Code of 

Practice and details the sufficient capacity and onsite storage to accommodate the 

proposed development at low service pressures.  At the operational stage water 

quality will be protected with the use of sustainable drainage systems (SuDS) 

infrastructure and oil interceptors.  The surface water system is designed to be fully 
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separate from the foul drainage system.  All systems are designed to limit flooding to 

100-year events and allow for 30% increase in rainfall due to climate change.  No 

significant residual impact is predicted for the surface water environment.  No 

significant impacts on groundwater are envisaged for the proposed development.  

A query has been raised regarding the absence of specific consideration within the 

EIAR of the adjoining golf clubs existing drainage and irrigation infrastructure.  Having 

reviewed the information submitted, I am satisfied that the proposed drainage and 

infrastructure provide for the appropriate collection, management and discharge of 

surface water arising from the proposed development to ensure that there is no 

adverse impact to the adjoining golf club.  I am satisfied that the information provided 

is sufficient to conclude that no significant adverse impact on the golf clubs drainage 

or irrigation infrastructure is likely to arise. 

It is concluded that the proposed development is compliant with the Water Framework 

Directive.  I am satisfied that subject to the implementation of the measures described 

in the EIAR including the CEMP which will be implemented and adhered to by the 

construction contractor and will be overseen by the Construction Manager, Site 

Manager and Ecological Clerk of Works where relevant, the proposed development 

would not be likely to have a significant effect on Water (Hydrology &Hydrogeology). 

Noise & Vibration - With the implementation of the mitigation measures outlined in 

Section 12.8—including binding noise limits, restricted working hours, best practicable 

means, appropriate plant selection, enhanced screening for rock extraction, and 

careful phasing of high-noise activities, the magnitude and duration of exceedances 

will be reduced. Residual construction noise effects at the closest receptors during 

the most intensive phases are assessed as negative, significant to very significant, 

and temporary to short-term, reducing to negative, moderate to significant and 

temporary to short-term at distances beyond approximately 75 m from the site 

boundary. During structural, foundation and concrete works, residual effects reduce 

further to negative, moderate to significant and short-term, and during general 

construction and internal fit-out phases, residual effects are negative, slight to 

moderate and short-term, becoming not significant at distances greater than 

approximately 35 m.  The operational phase of the proposed development has also 

been assessed, including noise from building services plant, wastewater pumping 

station,  breakout noise from the crèche, and an inward noise assessment for 
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proposed residential units. Provided that the design criteria and mitigation measures 

set out in this chapter are implemented, no significant operational noise effects are 

predicted. No significant vibration effects are associated with the operation of the site.  

In summary, while some temporary and short-term significant construction noise 

effects are predicted at the nearest receptors during the most intensive early works, 

these will be appropriately managed through the mitigation measures identified. No 

significant long-term noise or vibration effects are expected, and the overall noise and 

vibration impact of the proposed development is not significant in the context of 

current national guidance. 

Air Quality – As set out previously the adjoining Golf Club has not been identified as 

a receptor.  However, having regard to the nature of the receptor, the short terms 

nature of the construction dust effects, the assessment of residential receptors and 

the absence of predicted significant effects at those receptors, the omission is not 

considered likely to result in an unassessed significant environmental effect.  Subject 

to the implementation of the proposed dust mitigation measures, the likely impact on 

the golf course is considered to be short-term and not significant.  Mitigation measures 

outlined in Section 13.6 of Chapter 13 will be applied during the construction phase 

which will avoid significant cumulative impacts on air quality.  No site-specific 

mitigation measures are proposed for the operational phase as impacts to air quality 

will be non-significant.  Once the dust mitigation measures outlined are implemented, 

the impact of the proposed development in terms of dust soiling at the construction 

phase will be direct, short-term, negative, localised and not significant at nearby 

receptors.  The operational phase impact to air quality is long-term, direct, negative, 

and not significant.  Overall, no significant cumulative impacts to air quality are 

predicted during the construction or operational phases of the proposed development. 

Climate - The proposed development will incorporate best practice mitigation 

measures which will aim to reduce climate impacts during construction and once the 

development is operational.  These mitigation measures include a construction 

program to determine material reuse and waste recycling opportunities and identifying 

and implementing lower carbon material choices and quantities during detailed 

design.  The primary focus will be on operational energy usage with renewable energy 

systems implements where feasible in line with the NZEB requirements. Sustainable 

travel modes will be encouraged through support facilities for cycling, infrastructure 
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for electrical vehicle charging points and proximity to local bus routes.  The proposed 

development has proposed some best practice mitigation measures and is committing 

to reducing climate impacts where feasible. Once mitigation measures are put in 

place, the effect of the proposed development in relation to GHG emissions is 

considered direct, long-term, negative and slight, which is overall not significant.  

During the Operational Phase there will be a slight increase in the traffic on the local 

road network which will result in some minor increases in CO2e emissions.  The 

effects are considered to be direct, long-term, negative and not significant during the 

operational phase, which overall is not significant in EIA terms.  A Climate Change 

Risk Assessment was also conducted to consider the vulnerability of the proposed 

development to climate change.  The hazards assessed included flooding (coastal, 

pluvial, fluvial); sea level rising, extreme heat; extreme cold; drought; extreme wind 

and storms; lightning, hail and fog; wildfire and landslides. The proposed development 

is predicted to have at most low vulnerabilities to the various climate hazards and 

therefore climate change risk is considered direct, long-term, negative and 

imperceptible, which is overall not significant with regard to the demolition, 

construction and operational phases.  Overall, no significant impacts to climate are 

predicted during the construction and operational phases of the proposed 

development.  The residual effect of climate change on the proposed development is 

considered direct, long-term, negative and imperceptible, which is overall not 

significant in EIA terms. 

 

I have examined, analysed, and evaluated Chapter 9 - Land and Soils, Chapter 10 - 

Water and Hydrology, Chapter 12 - Noise & Vibration, Chapter 13 - Air Quality and 

Chapter 14 – Climate and all of the associated documentation, submissions, and 

observations on file in respect of Land, Soil, Geology, Water (Hydrology & 

Hydrogeology), Noise & Vibration, Air Quality and Climate.  I am satisfied that the 

applicant’s presented baseline environment is comprehensive and that the key 

impacts in respect of likely effects on Land, Soil, Geology, Water (Hydrology & 

Hydrogeology), Noise & Vibration, Air Quality and Climate, as a consequence of the 

proposed development, have been identified. Mitigation and monitoring measures are 

also proposed where relevant and are considered adequate to prevent any 

unacceptable impacts. 
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Conclusion: Direct, Indirect, and Cumulative Effects 

Having regard to the EIAR, I am satisfied that impacts predicted to arise in relation to 

Land, Soil, Geology, Water (Hydrology & Hydrogeology), Noise & Vibration, Air 

Quality and Climate would be avoided, managed, and mitigated by the measures 

which form part of the proposed scheme, the proposed mitigation measures and 

through suitable conditions.  No significant residual or cumulative impacts are 

identified.  I am satisfied overall with regard to the above assessment that the 

proposed development would not have any unacceptable direct, indirect, or 

cumulative impacts in terms of Land, Soil, Geology, Water (Hydrology & 

Hydrogeology), Noise & Vibration, Air Quality and Climate. 

 Material Assets – Landscape & Visual Impact, Traffic & Transportation, Services 

Infrastructure & Utilities and Cultural Heritage 

Issues Raised 

Issues have been raised by third parties, relating to the visual impact of the proposed 

scheme, traffic impact associated with the development and the impact to a surface 

water truck drain / watermain that traverse the site.  I have also considered these 

matters in the planning assessment below and in particular I refer to Section 11.6 

Traffic Impact where particular issues of concerns are addressed. 

Examination, analysis and evaluation of the EIAR 

Landscape and Visual Impact - The assessment of Landscape & Visual Character 

is contained within Chapter 5 of the EIAR.  The Landscape and Visual Impact 

Assessment (LVIA) was informed by a desktop study and a survey of the site and 

receiving environment in August 2025.  The report identifies and discusses the likely 

landscape and visual effects in relation to the proposed large scale residential 

development on existing agricultural lands at Monaleen Road.  There are no protected 

city or county views or scenic routes found within the study area.  Visibility of the site 

is limited by its tall hedgerows and trees across most of its boundaries, with the 

greatest views experienced from the eastern boundary edges including from 

Monaleen Road and from the rear of some residences along this site boundary. Within 

the site, outward views are similarly restricted by the various mature tree cover along 
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its site boundaries and those found through the surrounding areas. Here, potential 

views of the various residential areas are mostly limited to the side or rear views of 

the nearest residences to the site’s eastern boundary.  Owing to the multiple factors 

laid out in Section 5.2 & 5.3 of the EIAR, the urban landscape of the wider study area 

in general is deemed to be of Low Sensitivity across its built up areas while some 

greenspaces present having Low Medium Sensitivity.  Based on the assessment of 

the landscape characteristics, values and sensitivities, 13 no. representative visual 

receptors (i.e., viewpoints/VPs) were selected, from a range of distances, angles and 

viewing contexts, for the purposes of the following Visual Impact Assessment. These 

are scheduled in Table 5.10 and illustrated in Figure 5.9 of the EIAR.  The potential 

impact of the various phases of the proposed development upon these receptors’ 

existing views are assessed in Section 5.5.3 of the EIAR.  The magnitude of 

landscape change that would result from the proposed development can be classified 

‘medium’ sensitivity.  Measuring the magnitude of change against the sensitivity of 

the receiving environment, the significance of the landscape impact would be 

‘moderate’.  This is a reasonable assessment outcome given the location of the site.  

The urban area would be expanded locally, and the housing/building typologies 

diversified with an associated increase in density. This would cause a shift in 

character towards a more urban condition, but this shift would be consistent with the 

existing, plan-led change in in the area.  While the site would be transformed and the 

landscape character of the receiving environment altered (towards a consolidated, 

urban condition), the overall landscape impact can be classified positive. The land 

use objective for the site would be realised and the urban area expanded in 

accordance with the policies and objectives of the Development Plan. The proposed 

development would result in an attractive new neighbourhood. 

Traffic & Transportation - The assessment of Material Assets (Traffic and Transport) 

is contained within Chapter 6 of the EIAR.  This Chapter of the EIAR assesses and 

evaluates the likely impact of the proposed development on the operation of the 

surrounding road network, in respect of both the construction phase and the 

operational phase, as well as identifying proposed mitigation measures to minimise 

any identified impacts.  There will be a single access point on the east side f the site 

onto Monaleen Road comprising entrance and associated upgrade works from the 

Monaleen road for vehicles and pedestrians with a separate pedestrian access 
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provided from the Dublin Road.  The trips generated during the peak construction 

period are significantly lower than the operational phase and therefore the 

construction phase will have a short-term insignificant negative impact on the 

operation of the surrounding road network. This impact will be confined to the duration 

of construction activity on site and will therefore be entirely reversible.  The operational 

phase traffic for the proposed development shall have a slight impact on junction 

capacities and a slight increase in junction delay. All the junctions shall operate within 

effective capacity during its operational stage. During its operational phase, the 

proposed development is therefore predicted to result overall in a long-term, slight 

impact on the operation of the surrounding road network. 

Built Services - The assessment of Material Assets (Infrastructure and services) is 

contained within Chapter 7 of the EIAR.  The purpose of this chapter is to assess the 

proposed development in terms of existing surface water drainage, foul drainage, and 

water supply infrastructure serving the development site area, and provides an 

assessment of the proposed development’s likely impact on these services during the 

project’s construction and operational phases. 

The proposed surface water drainage system has been designed in accordance with 

the Greater Dublin Strategic Drainage Study (GDSDS), the Greater Dublin Regional 

Code of Practice for Drainage Works, and Limerick City and County Council 

Development Plan requirements.  Given the topography of the site and the distribution 

of open spaces, multiple surface water drainage sub catchments with associated 

attenuation storage areas are proposed across the development. These systems will 

ultimately discharge, at a controlled rate, to the existing 900mm diameter surface 

water pipeline located along the northern boundary of the site.  A minimum 6.5m 

wayleave corridor is to be maintained along the alignment of the existing surface water 

pipeline within the site to ensure continued access for inspection and maintenance.   

The proposed development site will ultimately discharge foul effluent to the Castletroy 

Wastewater Treatment Plant (WWTP) via the existing public foul sewer network. Uisce 

Éireann’s assessment of the existing wastewater network indicates that while 

connection to the public wastewater network is feasible, it is contingent on the 

completion of improvement works to the existing sewer infrastructure.  The required 

upgrade works are not currently included within Uisce Éireann’s capital investment 

programme.  Stated that the delivery and funding of these local network improvements 
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will be the responsibility of the applicant as part of the connection process.  Due to the 

existing site topography and the requirement to avoid crossing established services 

located to the north of the site, it is proposed to provide a pumping station to service 

approximately 34 residential units situated to the north and north-west of the 

development.  The proposed pumping station is intended to be vested in / taken in 

charge by Uisce Éireann. 

Uisce Éireann has issued a Confirmation of Feasibility for the proposal (Reference No. 

CDS25002898), confirming that the proposed development can be satisfactorily 

serviced by the existing public water supply infrastructure and that no network 

upgrades are required to facilitate the connection. 

Waste - The assessment of Waste is contained within Chapter 8 of the EIAR.  This 

chapter evaluates the likely impacts, if any, which the proposed development may 

have on Material Assets (related to waste management) as defined in the EIA 

Directive (Directive 2011/92/EU as amended by Directive 2014/52/EU) and the 

Environmental Protection Agency (EPA) Guidelines on the information to be 

contained in Environmental Impact Assessment Reports (2022).  There will be no 

demolition associated with this application.  There is a quantity of excavated material 

which will need to be excavated to facilitate the proposed development. A detailed 

review of the existing ground conditions on a regional, local site-specific scale are 

presented in Chapter 9 (Land, Soils, Geology and Hydrogeology).  It is not anticipated 

that there is a surplus of cut material and it would be intended that this would be 

reused on site subject to being suitable to do so.  In accordance with the waste 

hierarchy, the primary objective will be to maximise on-site reuse of suitable 

excavated materials, thereby reducing the requirement for off-site export and, where 

practicable, reducing the importation of fill. As noted in Section 8.5.2, fill requirements 

are anticipated to exceed cut volumes and therefore excavated materials will be 

reused on-site wherever possible, subject to geotechnical and environmental 

suitability.  A Resource and Waste Management Plan (RWMP) has been prepared for 

the construction phase of the proposed development and is included as Appendix 8.1 

of the EIAR.  An Operational Waste Management Plan (OWMP) has been for the 

operational phase of the proposed development and is included as Appendix 8.2 of 

the EIAR.  The Outline Construction, Environmental and Waste Management Plan 

sets out the outline methodology for construction of the development including 
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basement construction within shallow bedrock conditions and includes groundwater 

pathway protection, sediment control and pollution prevention measures relevant to 

construction phase materials handling and waste management.  

Cultural Heritage - The assessment of Archaeology and Cultural Heritage is 

contained within Chapter 15 of the EIAR.  There are no recorded monuments located 

within the site. No potential archaeological features were recorded within the subject 

site during analysis of historical mapping or aerial photography.  The subject site does 

not lie within an Architectural Conservation Area.  There are four Protected Structures 

close to the development landbank and six within the wider catchment area.  

Archaeological sites within the hinterland of the development include a castle (RMP1 

LI005-025), the site of a medieval church (RMP LI005-026-001) and graveyard (RMP 

LI005-026-001) in Kilmurry townland and the site of a  prehistoric Fulacht Fia (RMP 

LI 006-088) to the east and in Newcastle townland. Two ringforts (RMP LI005-035 

and037) are recorded to the south-west in Kilbane townland. Test excavation 

recorded one archaeological site identified as a probable Fulacht Fia within the 

landbank. 

Assessment: Direct, Indirect, and Cumulative Effects 

Landscape and Visual Impact - The negative landscape and visual impacts of 

construction are an unavoidable consequence of development and there is limited 

potential for mitigation. Site hoarding would screen ground level activity, materials 

stockpiles, vehicles, etc. but once the buildings grow above ground floor level they 

would be visible above the hoarding, as would cranes, scaffolding and construction 

activity on the buildings themselves. No landscape or visual-specific mitigation is 

recommended other than standard best practice construction site management, 

which should include the erection and maintenance of hoarding on the site 

boundaries.  The potential visual impacts of the development when built have mostly 

been classified neutral.  The existing retained hedgerows and trees along the 

perimeter of the site act as an important physical and visual barriers to the surrounding 

areas of housing, with these boundaries enhanced with additional native planting to 

provide additional screening.  The views of the site are currently of undeveloped 

agricultural land. The proposed development will change the character of the site to 

that of an urban residential development with a mixed typology.  The area would 

experience a small loss in visual amenity, but the change is not inappropriate given 
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the zoning for the site and proposed design of the scheme. Therefore, no mitigation 

measures for landscape or visual impacts are required. 

While the Golf Club has raised concern that the Visual Impact Assessment (VIA) 

considers the proposal primarily from external viewpoints rather than from the 

perspective of uses of the golf course, I do not consider this omission, in itself to 

render the visual assessment deficient.  Rather the site is zoned for urban 

development and the proposed change from agricultural land to residential 

development represents a foreseeable consequence of the planned development of 

the area as set out in the Development Plan.  A change in views from the adjoining 

golf course is therefore acknowledged; however, the relevant consideration is whether 

the resulting visual impact is unacceptable in planning terms.  Having regard to the 

residential zoning for the site, the established character of the surrounding area and 

the findings of the VIA from representative viewpoints, I am satisfied that the proposed 

development would not result in an unacceptable visual impact. 

Traffic & Transportation – Measures for minimizing construction traffic and 

mitigating its effects are set out in Section 6.9 of the AIAR and are designed to be 

implemented as part of the site-specific Construction Traffic management Plan 

(CTMP) to be prepared by the lead contractor appointed for the construction of the 

development:  The development shall incorporate several design and management 

elements intended to mitigate the impact of the development on the surrounding road 

network during its operational stage. These include: 

▪ Provision of secure bicycle parking, which shall serve to encourage bicycle 

journeys by staff. 

▪ A Mobility Management Plan to be implemented in the proposed 

development’s operational phase, which stipulates measures to be taken to 

encourage and support the use of sustainable travel modes among visitors and 

staff. 

▪ Implement clear signage for directional traffic flow 

The overall residual impact during the construction phase of the proposed 

development on traffic and transportation, after the implementation of mitigations 

measures outlined, will be short term and not significant.  The overall residual impact 

during the operational phase of the proposed development on traffic and 

transportation, after the implementation of mitigations measures outlined, will be long 
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term and slight. Traffic from the proposed development will have a slight impact on 

junction capacities and a slight increase in junction delay. All the junctions shall 

operate within effective capacity during its operational stage.  It is stated that this 

impact should be considered reversible to a degree, as any future measures that 

reduce local vehicular traffic volumes (e.g. improvements in public transport or cycling 

infrastructure, junction redesign, or changes in general traffic flow restrictions) have 

the potential to improve local traffic flows generally, as well as to reduce vehicle trips 

to / from the proposed development. 

Built Services - The site contains an existing approximately 900 mm diameter 

surface water pipeline / trunk drain traversing the lands in an approximate west–east 

alignment before continuing northwards towards Dublin Road. This asset is owned 

and maintained by Limerick City and County Council.  A dedicated wayleave corridor 

is present over this infrastructure.  Diversions of this surface water pipeline may be 

required to facilitate the proposed development and will be undertaken in accordance 

with LCCC requirements.  All works to and within the vicinity of the pipeline will be 

undertaken in accordance with Limerick City and County Council requirements, 

including agreed stand-off distances, supervised excavation where necessary, and 

continued access for inspection and maintenance.  In the interest of clarity it is 

recommended that a condition be attached requiring that any proposed works to the 

existing surface water pipeline / trunk drain traversing the site are agreed in advance 

with LCC.  Recommended Condition No 4 refers.  The final connection details are 

subject to agreement with the relevant provider.  The proposed development is 

unlikely to have any significant impact on the local utilities.  Where the mitigation 

measures referenced in this chapter have been implemented the cumulative effects 

of development on electrical supply, telecoms, public lighting supply, wastewater 

generation, water supply and stormwater runoff are anticipated to be long-term and 

neutral. 

Waste - This chapter has reviewed and analysed the potential and the predicted 

impacts of the proposed development, cumulative developments and interactions with 

regards to Material Assets - Waste Management. These potential impacts have been 

considered for both the construction and operational phases of the proposed 

development. The cumulative impact of the proposed development and surrounding 

developments has also been considered.  It is predicted with the implementation of 
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the mitigation measures outlined in Section 8.10 of the EIAR and adherence to a 

RWMP (Appendix 8.1) and OWMP (Appendix 8.2) there will be no significant residual 

impact in the receiving environment section in relation to material assets- waste 

management.  Provided all mitigation measures are implemented the overall 

predicted impact of the proposed development is long-term, imperceptible and 

neutral. 

Cultural Heritage - Given that a significant portion of Ireland’s archaeological 

resource survives as subsurface remains, there remains a moderate potential for the 

presence of previously unknown archaeological features.  Extensive topsoil stripping 

and groundworks during the construction phase could result in direct, negative 

impacts on any such features.  Licensed archaeological monitoring of all topsoil 

removal will be undertaken during construction.  LCCC Archaeology Section had no 

objection to the scheme subject to conditions relating to Archaeological preservation, 

and Archaeological monitoring with the results of the archaeological monitoring to be 

submitted to the Department of Housing, Local Government & Heritage and the 

Planning Authority.  Condition No 11, 12 and 13 22 of the notification of decision to 

grant permission issued by LCCC reflects this recommendation.  Chapter 15 Cultural 

Heritage: Archaeology & Built Heritage of the EIAR stated that all ground disturbance 

works across the remainder of the development site will be monitored by a suitably 

qualified archaeologist.  I agree with these conditions and recommend that similar 

conditions be attached.  Condition No 24 of the recommended conditions below 

refers. 

I have examined, analysed, and evaluated Chapter 5 - Landscape & Visual, Chapter 

6 - Material Assets: Traffic & Transport, Chapter 7 - Material Assets: Built Services, 

Chapter 8 - Material Assets: Waste and Chapter 15 - Cultural Heritage (Archaeology) 

in the EIAR and all of the associated documentation, submissions, and observations 

on file in respect of Material Assets – Landscape & Visual Impact, Traffic & 

Transportation, Services Infrastructure & Utilities and Cultural Heritage. I am satisfied 

that the applicant’s presented baseline environment is comprehensive and that the 

key impacts in respect of likely effects on Material Assets – Landscape & Visual 

Impact, Traffic & Transportation, Services Infrastructure & Utilities and Cultural 

Heritage as a consequence of the proposed development, have been identified. 
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Mitigation and monitoring measures are also proposed where relevant and are 

considered adequate to prevent any unacceptable impacts. 

Conclusion: Direct, Indirect, and Cumulative Effects 

Having regard to the EIAR, I am satisfied that impacts predicted to arise in relation to 

Material Assets – Landscape & Visual Impact, Traffic & Transportation, Services 

Infrastructure & Utilities and Cultural Heritage would be avoided, managed, and 

mitigated by the measures which form part of the proposed scheme, the proposed 

mitigation measures and through suitable conditions.  No significant residual or 

cumulative impacts are identified.  Overall, I am satisfied having regard to the above 

assessment that the proposed development would not have any unacceptable direct, 

indirect, or cumulative impacts in terms of Material Assets – Landscape & Visual 

Impact, Traffic & Transportation, Services Infrastructure & Utilities and Cultural 

Heritage. 

 Interaction between the above Factors 

 Issues Raised 

No specific issues have been raised in relation to this matter. 

 Examination, analysis and evaluation of the EIAR 

The significant impacts of the proposed development and the proposed mitigation 

measures have been detailed in the relevant chapters of the EIAR.  Though also 

referenced in the individual technical chapters.  The potential significant effects of the 

proposed development and the measures proposed to mitigate have been outlined in 

the preceding sections of this EIA.  The cumulative impacts have already been 

addressed in relation to each individual environmental factor. The primary interactions 

can be summarised as follows: 

▪ Population & Human Health and Landscape & Visual, Built Services, Waste, 

Water, Traffic & Transport, Noise & Vibration and Air Quality] 

▪ Noise & Vibration and Population & Human and Traffic & Transport 

▪ Biodiversity and Waste, Water & Hydrology and Air Quality 

▪ Land & Soils and Water & Hydrology, Biodiversity, Traffic & Transport and Air 

Quality 
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▪ Water & Hydrology and Built Services, Land & Soils and Biodiversity 

▪ Air Quality and Climate, Land & Soils, Traffic & Transport and Biodiversity 

▪ Cultural Heritage and Landscape & Visual 

▪ Climate and Air Quality, Waste, Traffic & Transport,  

During the Operational Phase, it is anticipated that landscape, water and traffic will be 

the key environmental factors impacting upon population and human health as a new 

residential landscape will be created.  The change in landscape from agriculture / rural 

to urban and the increase in population will result in loss of visual amenity, changes 

to surface water drainage, increased traffic, increased demands on the water supply, 

and increased requirements for wastewater treatment.  These are addressed in the 

appropriate sections of this EIAR and in the foregoing.  Where any potential negative 

effects have been identified during the assessment process, these impacts have been 

avoided by design or reduced by the proposed mitigation measures. 

 Assessment: Direct, Indirect, and Cumulative Effects 

All mitigation and monitoring measures relating to the construction and operational 

phases of the Proposed Development are set out in the Chapters 4 to 15 of this EIAR.  

Chapter 17 of the EIAR presents a compilation of these measures, grouped according 

to environmental field / topic in a format which provides an easy to audit list that can 

be reviewed and reported on during the future phases of the project. 

The proposed development could occur in tandem with the development of other sites 

that are zoned in the area.  Such development would be unlikely to differ from that 

envisaged under the Development Plan which has been subject to Strategic 

Environment Assessment.  Its scale may be limited by the provisions of those plans 

and its form and character would be similar to the development proposed in this 

application. The proposed development is not likely to give rise to environmental 

effects that were not envisaged in the Limerick Development Plan that was subject to 

SEA.  It is, therefore, concluded that the cumulation of effects from the planned and 

permitted development and that currently proposed would not be likely to give rise to 

significant effects on the environment other than those that have been described in 

the EIAR and considered in this EIA.   

I have considered the interrelationships between the various environmental factors 

and whether these may as a whole affect the environment, even though the effects 
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may be acceptable on an individual basis.  Having considered both the embedded 

design and the mitigation measures to be put in place, I am satisfied that no residual 

risk of significant negative interaction between any of the environmental factors would 

arise and no further mitigation measures to those already provided for in the EIAR, or 

as conditions of the permission, would arise. I am satisfied that the various 

interactions were accurately described in the EIAR. 

 Conclusion: Direct, Indirect, and Cumulative Effects 

I consider that, subject to the proposed mitigation measures and the recommended 

conditions, there would be no significant direct, indirect, or cumulative interactive 

effects as a result of the proposed development. 

 Reasoned Conclusion on the Significant Effects 

 Having regard to the examination of environmental information contained above, and 

in particular to the EIAR and supplementary information provided by the applicant, and 

the submissions from the planning authority, prescribed bodies, and observers in the 

course of the application, it is considered that the main significant direct, indirect and 

cumulative effects of the proposed development on the environment, with the 

implementation of the proposed mitigation measures, are as follows: 

▪ Population and Human Health – A positive impact with regard to population and 

material assets due to the increase in housing stock.  Construction-related 

disturbance, including noise, dust, dirt, and traffic, would be mitigated by 

construction management measures, including the agreement of a Construction 

Environmental Management Plan, a Construction Traffic Management Plan, and a 

Resource and Waste Management Plan. 

▪ Traffic and Transport - Potential for moderate short-term negative impacts in 

terms of construction traffic will be mitigated as part of a construction management 

plan.  There will be no significant negative impact on traffic junctions in the 

immediate area in the operational phase and any potential impact will be mitigated 

by way of design and implementation of a Mobility Management Strategy for the 

development.  Significant positive effects resulting from aspects of the 

development which encourage a shift towards more sustainable modes of travel 
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and the location of the site which will allow future occupiers to benefit from 

improvement in public transport in the area.   

Biodiversity - Disruption to birds and bats due to the construction works, lighting, 

dust, and the loss of vegetation.  This will be mitigated by the employment of good 

practice construction measures to reduce disruption, including pre-construction 

surveys and monitoring by the project ecologist, and by the design of the proposed 

scheme (including lighting and landscaping) which will retain and protect important 

habitats, and features.  Impacts on water quality and the aquatic environment as a 

result of silt laden and contaminated runoff, which will be mitigated by standard 

good practice construction stage measures and the operational suitably designed 

and site specific surface water drainage system.  Significant effects at construction 

phase as a result of the introduction and / or spread of invasive species which will 

be mitigated by way of appropriate site management practices and implementation 

of the Invasive Species Management Plan. 

▪ Water - Construction stage impacts on groundwater and surface water quality, 

which will be mitigated by standard good practice construction stage measures 

including a Construction Environmental Management Plan.  Operational stage 

surface water drainage including associated downstream impacts on biodiversity, 

which will be mitigated by the implementation of suitably designed and site specific 

Sustainable Urban Drainage System (SuDS) measures. 

▪ Air & Climate – Potential negative effects arising from noise and air during the 

construction and operational phases, which will be short term in nature and will be 

mitigated by appropriate construction management and design measures outlined 

in the relevant section of the EIAR.  Operational effects will be longer term but will 

be mitigated through design and operational practices and are not considered to 

be significant. 

▪ Noise & Vibration - Likely, negative, significant, and temporary effect, as well as 

potential negative cumulative effects, resulting from noise impacts to during the 

construction phase which would be mitigated by appropriate construction phase 

measures. 

▪ Material Assets - Disturbance of recorded and unrecorded archaeological 

features as a result of construction stage excavation and groundworks, which will 

be mitigated by a range of measures including the retention / protection of 
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important features, further archaeological testing and monitoring, and the recording 

of archaeological remains.  

▪ Landscape – There will be changed views from various locations given the change 

from a greenfield site to a dense residential development relative to the low-

density, low rise suburban location.  The site is zoned for development, and the 

proposal is not expected to involve the introduction of new or uncharacteristic 

features into the local or wider landscape character setting, relative to what exists 

and is under construction in the immediate and wider area.  The potential impact 

will be positive.  Changes to the localised landscape character associated with the 

development of this site, which will be mitigated by the design and layout of the 

proposed development. 

 Having regard to the above, the likely significant environmental effects arising as a 

consequence of the proposed development have been satisfactorily identified, 

described, and assessed. The environmental impacts identified are not significant and 

would not require or justify refusing permission for the proposed development or 

require substantial amendments. 

9.0 Appropriate Assessment 

 In screening the need for Appropriate Assessment, it was determined that the 

proposed development could result in significant effects on Lower River Shannon SAC 

(Site Code – 00216) in view of the conservation objectives of this site and that 

Appropriate Assessment under the provisions of S177U/ 177AE was required. 

 Following an examination, analysis and evaluation of the NIS, all associated material 

submitted, I consider that adverse effects on site integrity of the on Lower River 

Shannon SAC (Site Code – 00216) can be excluded in view of the conservation 

objectives of this site and that no reasonable scientific doubt remains as to the 

absence of such effects.  

 My conclusion is based on the following: 

▪ Detailed assessment of construction and operational impacts. 

▪ Effectiveness of mitigation measures proposed including supervision and 

monitoring and integration into CEMP ensuring smooth transition of obligations to 

eventual contractor. 
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▪ Application of planning conditions to ensure application of these measures. 

▪ The proposed development will not affect the attainment of conservation 

objectives for the on Lower River Shannon SAC (Site Code – 00216) 

 Refer to Appendix 1: Appropriate Assessment Screening Determination and Appendix 

2: Appropriate Assessment of this report 

10.0 Water Framework Directive Screening 

 I have assessed the proposed development and have considered the objectives as 

set out in Article 4 of the Water Framework Directive which seek to protect and, where 

necessary, restore surface & ground water waterbodies in order to reach good status 

(meaning both good chemical and good ecological status), and to prevent 

deterioration.  Having considered the nature, scale and location of the project, I am 

satisfied that it can be eliminated from further assessment because there is no 

conceivable risk to any surface and/or groundwater water bodies either qualitatively or 

quantitatively.  Refer to Appendix 3: Water Status Impact Assessment – Screening 

Form of this report 

 I conclude that on the basis of objective information, that the proposed development 

will not result in a risk of deterioration on any water body (rivers, lakes, groundwaters, 

transitional and coastal) either qualitatively or quantitatively or on a temporary or 

permanent basis or otherwise jeopardise any water body in reaching its WFD 

objectives and consequently can be excluded from further assessment 

 This conclusion is based on: 

▪ Nature of the project, site and receiving environment.  

▪ Objective information presented in the appeal case documentation 

▪ Hydrological and hydrogeological characteristics of proximate waterbodies. 

▪ Absence of any meaningful pathways to any waterbody. 

▪ Standard pollution controls and project design features 
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11.0 Assessment 

 A 10 year planning permission was sought from LCCC on 4th March 2026  for a Large-

Scale Residential Development (LRD) comprising 214 residential houses, 309 

apartments and a creche including all associated site development works, drainage 

and services provision, landscaping, boundary treatments and associated works to 

facilitate the development at Monaleen Road, Castletroy, Limerick.  An Environmental 

Impact Assessment Report and a Natura Impact Statement have been prepared in 

respect of the proposed development.  LCCC issued a notification of decision to grant 

planning permission subject to 35 no conditions on 28th April 2026. 

 I note the concerns raised in the appeal with regard to the submission of inadequate 

and inaccurate information with the LRD application.  Particular reference is made to 

the EIAR, NIS and CEMP as submitted and where relevant these have been 

considered elsewhere in this report.  For clarity, and having regard to the plans and 

particulars submitted with the application, the reports of the planning authority, 

observations, appeal submissions and responses and taken together with my site 

inspection I am satisfied that there is adequate information available with this LRD 

appeal case to enable the Coimisuin to determine this application.  Further reference 

is made to the adequacy of information available in the EIAR and AA in the relevant 

EIA Section of this repot above and in the AA Appendices below.  No issues relating 

to the adequacy of information available was raised in either of these sections. 

11.2.1. Having regard to the information presented by the parties to the appeal and in the 

course of the planning application and my inspection of the appeal site, I consider the 

key planning issues relating to the assessment of the appeal can be considered under 

the following general headings: 

▪ Principle 

▪ Design & Layout 

▪ Traffic Impact 

▪ Impact to Castletroy Golf Club 

▪ Other Issues 

▪ Conditions 
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 Principle 

11.3.1. The operative plan for the area is the Limerick Development Plan 2022 – 2028 (LDP).  

The Core Strategy is provided in Chapter 2, and this sets out population projections 

over the lifetime of the plan.  Table 2.2 provides the ‘Population growth Q3 2016-Q2 

2028, with estimate of growth up to Q2 2022 and future growth to be facilitated by end 

of 2022-2028 Development Plan period’.  A population growth of 30,621 is estimated 

in the period 2022 – 2028 for Limerick City and suburbs.  Under Section 2.3.3 – 

‘Settlement Hierarchy’ it states that ‘1. Limerick City and Suburbs (in Limerick), 

Mungret and Annacotty is designated for significant growth under the NPF and 

RSES;’. 

11.3.2. Chapter 12 and associated maps in the LDP sets out the zoning across the city in 

order to support continued sustainable growth of the city.  The appeal site is zoned 

‘New Residential’ on ‘Map 3: Limerick City and Suburbs (in Limerick), including 

Mungret and Annacotty - Zoning Map’ where the objective to is ‘To provide for new 

residential development in tandem with the provision of social and physical 

infrastructure’. 

11.3.3. Having regard to the LDP Core Strategy for population and growth targets in Limerick 

City and Suburbs together with the proposal to develop a residential development of 

523 no. residential units, and creche facility I am satisfied that the development use is 

in accordance with the zoning objective for this site.  Accordingly, the principle of 

residential development at this location is acceptable. 

 Design & Layout 

11.4.1. Concern has been raised it the appeal submissions in relation to density, housing 

mix, height and scale of the scheme, impact to the character of the area, boundary 

treatment to Monaleen Road and impact to residential amenities in relation to 

overlooking, visual dominance of the scheme, loss of privacy and overlooking.  

These issues are addressed under the following general headings: 

▪ Density 

I refer to Volume 2 – Settlements of the Development Plan.  Map 4: Limerick City and 

Suburbs (in Limerick), including Mungret and Annacotty - Density Map identifies the 
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appeal site as within Site 57.  Table 1: SCA Limerick City and Suburbs (in Limerick), 

Mungret and Annacotty of Volume 2 sets out the lands identified for potential 

Residential, or a combination of Residential and other Mixed-Use development and 

this includes Site 57.  An audit of services to the site, including, lighting, footpaths, 

public transport provision within 1.5km, road access, water, foul, surface water, flood 

risk, proximity to schools and whether the site is an infill or brownfield site was 

undertaken to determine the serviced status of the site and its suitability for 

development.  Site 57 achieved a positive outcome under this assessment criteria 

and was therefore designated a Tier 1 – Serviced Site.  The overall stated site area 

for Site 57 is 12.36 hectares and as mentioned the appeal site forms part of Site 57 

with a gross site area of 9.84 ha (9.7 net).  Map 4 together with Table 1 indicate that 

the Site 57 straddles two density designations comprising a density of 45+ uph for the 

northern portion of the site and a density of 35+uph for the southern portion of the site 

adjoining the golf club.  The estimated residential yield for the overall site is 508 units. 

Volume 2 Map 4 has been translated into Volume 1 Map 2.2 Limerick City and 

Suburbs (in Limerick), Mungret and Annacotty Density Zones and the Tier 1 

designation has been refined as Level 1 Limerick City and Suburbs (in Limerick) 

Mungret and Annacotty in the Settlement Hierarchy in Table 2.6: Density Assumptions 

per Settlement Hierarchy where the density applied to the site is as follows: 

Northern Section - Density Zone 2: Intermediate Urban Locations/Transport 

Corridors: 

- A minimum net density of 45+ dwelling units per hectare are required at 

appropriate locations within 

- 800 metres of (i) the University Hospital; (ii) Raheen Business Park; (iii) 

National Technology Park; (iv) University of Limerick; (v) Technological 

University of the Shannon; (vi) Mary Immaculate College 

- 500m of high frequency (min. 10-minute peak hour frequency) existing or 

proposed urban bus services and 

- 400m of reasonably frequent (min. 15-minute peak hour frequency) urban bus 

services. 

Southern Section adjoining the Golf Club - Density Zone 3: Suburban Edge: 
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▪ A minimum net density of 35+ dwelling units per hectare are required at sites 

in suburban development areas that do not meet proximity or accessibility 

criteria of the Intermediate Urban Locations 

I also refer to the Sustainable Residential Development and Compact Settlements– 

Guidelines for Planning Authorities (CSG) (2024).  Having regard to Table 3.2 - Area 

and Density Ranges Limerick, Galway and Waterford City and Suburbs the appeal 

site can be categorised as a City - Suburban/Urban Extension Suburban where 

residential densities in the range of 35 uph to 50 uph (net) shall generally be applied 

and that densities of up to 100 uph (net) shall be open for consideration at 

accessible suburban / urban extension locations (as defined in Table 3.8).  I note 

that the site is located south of the proposed future Bus Connects network and, 

therefore, having regard to Table 3.8 of the Guidelines, I consider that the site is 

located in an Intermediate Location where densities closer to the mid-range should 

be encouraged.  These guidelines have a specific focus on the renewal of existing 

settlements and on the interaction between residential density, housing standards 

and placemaking to support the sustainable and compact growth of settlements. The 

Guidelines note that to achieve compact growth it will be necessary to increase the 

scale and density of development of sites, particularly in locations served by existing 

facilities and public transport. 

The net density proposed across the entire site is 53.9 units per hectare.  I agree 

with the Case Planner that taking into consideration the emerging character of the 

area, the planned bus connects route along Plassey Road to the north (site is within 

the 500m buffer of same), and the proximity to employment/educational uses, it is 

considered that the density as proposed across the entire site is in line with the 

aforementioned Development Plan and the aforementioned Guidelines.  It is evident 

that there is an increase in density across the site from the north to the south.  This 

transition reflects the topography of the site and typology of existing properties 

proximate to the site, and it therefore considered acceptable. 

While I note the appellant's concerns in relation to the increased density of 

development proposed when compared to the low-density suburban nature of 

existing adjoining properties, it remains that these lands are zoned for new 

residential development.  Further, compact growth which is the overarching national 

policy, dictates that a greater number of people are accommodated in future housing 
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developments within areas such as Castletroy.  Accordingly, the density of 

residential development proposed strikes an appropriate balance between national, 

regional and local policy guidance for increased residential density/ efficient use of 

zoned lands at this location and is therefore acceptable. 

▪ Height and Scale 

The site’s topography rises up to form a local hill. On this hill sits the adjoining 

Newcastle reservoir/ large concrete water tower (i.e. outside the site), which forms a 

distinct visual element from the surrounding locality. The site boundaries are mostly 

enclosed by a mix of tree lines and hedgerows in good condition, which help to restrict 

views into the site. The exception is a short section of the site’s eastern boundary 

fronting onto the Monaleen Road. 

The Limerick Development Plan recognises that in order to increase density there 

may be a need for the development of higher buildings.  Volume 6 of the Development 

Plan includes a Building Height Strategy for Limerick City. This is a detailed strategy 

that identifies particular parts of the city that may be suitable for taller/ high buildings.  

The strategy notes that “substantial land banks within the existing built-up suburban 

area should be informed by a Masterplan and comply with SPPR 4 of the Building 

Heights Guidelines. In this regard a greater mix of building heights and typologies is 

supported i.e. typically a mix of town-houses (2-3 storeys), duplexes (3-4 storeys) and 

apartments (4 storeys upwards)” and that these will be accessed on a case-by-case 

basis. 

The subject site is located within Castletroy, and therefore “Building Height Strategy 

– Castletroy/University of Limerick” is relevant.  This area is predominantly low rise, 

1-3 storeys, and substantially residential in character. The higher end of the height 

range is generally located in the newer residential areas including inter alia Bloomfield 

as well as in purpose built student accommodation such as Brookfield Hall which is 

up to 4 storeys.  The area objectives for Castletroy, as per the Building Height Strategy 

requires that any proposed height should be in line with the planned, coordinated and 

sustainable development of Castletroy and a modest increase in building height may 

be required to enhance the legibility and sense of place.   

The proposal includes a mix of 2 to 5-storey buildings, with increased heights 

concentrated towards the centre and southern boundary of the site.  There is a 

cluster of high-density buildings (apartments) to the south and south west of the site.   
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These heights facilitate a diverse mix of unit types and sizes within the wider area.  

Objective CGR O9 Building Heights sets out a list of criteria to be considered in the 

assessment of taller buildings.  The full wording of this objective is set out in Section 

6.4 of this report above.  For completeness the following summarises how this 

proposal is appropriate when considered against the Objective CGR09: 

▪ CGR O9a Architectural Quality - I am satisfied that the proposed scheme has 

been designed to a high architectural standard including the appropriate use of 

materials, public realm treatment and landscaping. 

▪ CGR O9b Exemptions - The proposed development has been assessed against 

the criteria set out in Section 2 of the Building Height Guidelines and the 11 

criteria as set out in the Building Height Strategy for Limerick.  Section 4.5 of the 

Planning Statement submitted with application refer.  The proposed building 

heights are an appropriate design response that incorporates an appropriate 

balance of scale, form and height at this location. 

▪ CGR O9c Views – The views of the site are currently of undeveloped agricultural 

land.  The proposed development will change the character of the site to that of 

an urban residential development with a mixed typology that is appropriate given 

the zoning for the site.  The increased heights within the scheme are 

appropriately positioned for this suburban location. 

▪ CGR09d Suitable Assessment - The planning application is accompanied by  a 

number of Environmental Reports,  including Sunlight and  Daylight Analysis and 

Architectural Design Statement, Traffic  Impact Assessment. 

These lands have been zoned for development and taken together with the national 

policy to deliver compact growth that has been translated into the LCCDP, a mix of 

housing typology is necessitated to deliver an appropriate density at this location.  

To put, for example, two storey detached / semi-detached / terraced housing only 

would be an inefficient use of land and unjustifiable. 

In terms of building heights the proposal is a considered design response as 

envisaged under both the section 28 guidelines and the LCCDP for this outer-

suburban location.  Overall I consider that the scale, height and design of the 

proposed scheme is appropriate and that to permit same is acceptable. 

▪ Character of the Area 
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The layout responds to the site contours, positioning taller 5-storey buildings 

towards the lower environs and stepping down to 2-storey dwellings adjoining 

existing residential curtilages. A crèche is positioned in building proposed at the site 

entrance, forming a local landmark. Interlinked open spaces, including a central 

park, pocket parks and a linear green route are incorporated throughout the layout 

to enhance amenity, biodiversity and connectivity. The internal road layout is 

designed in accordance with DMURS, and in general terms there is a clear 

hierarchy to allow for safe movement. 

The proposed layout demonstrates a well considered approach to integrating a mix 

of building heights and uses within the site. The arrangement of apartment blocks to 

the south and the 2/3 storey dwellings to north and side boundaries provides a 

gradual transition in scale, ensuring compatibility with adjoining lower-density areas. 

The five storey building (with set back) fronting onto Monaleen Road establishes a 

strong urban edge and acts as a focal point for development, while the inclusion of a 

creche at ground floor enhances local service provision and supports sustainable, 

walkable neighbourhood principles. This hierarchy of building forms, combined with 

the distribution of open spaces and active frontages promotes a visual interest, 

natural surveillance and a sense of place, contributing to a balanced and cohesive 

community structure. 

The proposed layout creates a strong sense of place with a central landscaped park, 

pocket parks and a well-located crèche forming the core of a connected and 

inclusive neighbourhood.  The design has been informed by the 12 criteria of the 

Urban Design Manual and relevant guidelines. We refer to the attached design 

statement which sets out in detail the design principles. In terms of the overall layout 

this has been informed by DMURS principles to create a permeable neighbourhood. 

Cyclist and pedestrian connectivity has been prioritised throughout the layout, and 

the street design has been configured to avoid excessive car parking provision. For 

conciseness we refer to the accompanying Design Statement and landscaping plans 

which detail the design rationale. 

The design and layout of this scheme represents the monumental shift in approach 

to residential land use development that has been evolving over the last two 

decades and that is reflected in National, Regional Local policy where the delivery of 

well designed compact settlements with a mix of housing typologies is now 
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standard.  In this context it is evident that what is proposed is a carefully designed, 

well considered scheme that reflects detailed engagement with Planning Authority, 

who having considered the current proposal supported the scheme in their 

notification of decision to grant permission. 

▪ Housing Mix 

Concern has been raised that there is a demand for four bedroomed homes in the 

Castletroy area, and this has not been addressed in the current scheme.  The New 

Residential zoning objective requires a mix of housing types, sizes and tenures to 

cater for all members of society.  I refer to the Statement of Housing Mix submitted 

with the application.  No 4 bedroom units are proposed in the scheme.  The 

development comprises a mix of houses, duplexes, and apartments with varied 

heights (2-5 storeys) ranging from 1 to 3 bedroom units.  All units have been 

designed to fully accord with the guidelines ‘Sustainable Urban Housing: Design 

Standards for New Apartments’ and also the Guidelines ‘Quality Housing for 

Sustainable Communities’ as appropriate.  Table 5 of the Assessment sets out the 

private households by type of accommodation for the area where it was found that 

the number of houses / bungalows relative to flats / apartments was particularly 

high.  Although, having regard to the traditional suburban nature of the area this is to 

be expected.  In terms of demand it was found that the area has a very low housing 

vacancy rate, with most of existing housing stock permanently occupied. This 

highlights that there is very limited capacity to accommodate any population growth 

in the area and that there is a shortage in housing supply.  Having regard to the 

Housing Mix Statement I am satisfied that the proposed includes a balanced 

residential mix comprising 1, 2, and 3 bedroom apartments (309 in total), alongside 

214 houses ranging from 2 bed to 3 bed units that are responsive to both the local 

demographic profile and national policy objectives.  . This mix supports a diverse 

community and provides opportunities for households to transition between unit 

types over time, whether upsizing or downsizing, while remaining within the same 

neighbourhood.  Further the inclusion of a number of ground floor, single-storey 

apartment units supports potential use as retirement or age-friendly housing, 

aligning with Section 2.4.1 of Housing for All, which promotes expanded housing 

options for older persons. 

▪ Loss of Privacy and Overlooking 
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Concern has been raised by adjoining residential properties and the golf club in 

relation to overlooking and visual intrusion arising from the proposed development.  

As documented the surrounding area is predominantly characterised by traditional 

low density suburban housing and the golf club to the south.  Overall, I consider that 

the design, height, scale, layout and setback of the scheme has been carefully 

considered by the applicant in consultation with the Planning Authority and what is 

proposed demonstrates a clear understanding of the long term strategic growth 

objective for the area while respecting the residential amenities of existing 

properties.  I consider that no significant negative issues arise given the separation 

distances between the existing dwellings and the proposed development.  Further I 

consider the location of higher density development proximate to the golf club to the 

south is the most appropriate and efficient use of these lands having regard to the 

amenity characteristics of the golf club.  While the golf club is a relevant 

consideration, it is a recreational use and does not have the same residential 

sensitivities.  Accordingly, the location of the taller apartment blocks proximate to the 

adjoining golf club is acceptable.  The matter of visual intrusion has been considered 

in the foregoing EIA where it was concluded that a change in views from the 

adjoining golf course is acknowledged but that it would not result in an unacceptable 

visual impact. 

▪ Daylighting And Overshadowing 

Concern has been raised with regard to the submitted Daylight and Sunlight 

Assessment and that it has not been demonstrated that the proposed development 

would not give rise to adverse impacts on the amenities adjoining residential 

properties.  The Daylight and Sunlight report assesses the impact of the proposed 

development for Daylight and Sunlight on the neighbouring buildings and the quality 

of daylight and sunlight within the proposed development.  The north and east 

boundaries, where the zone of influence is close to residential properties, the area 

was examined in detail and were subject to sectional analysis.  Figure 3 of the report 

refers where the closest residential properties are identified at location A to E and 

where the following assessment is provided: 

▪ Location A - a section perpendicular to the rear windows indicates that a 25º line 

would not be subtended by the proposed development. Any reduction in 

available daylight is likely to be negligible, no further assessment is required. 
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▪ Location B - a section perpendicular to the rear windows indicates that a 25º line 

would not be subtended by the proposed development. Any reduction in 

available daylight is likely to be negligible, no further assessment is required. 

▪ Location C - a section perpendicular to the rear windows indicates that a 25º line 

would not be subtended by the proposed development. Any reduction in 

available daylight is likely to be negligible. As the house where the 25º line runs 

closest to the proposed development these windows were selected for detail 

assessment in Section 3.4 of the report and summarised below. 

▪ Location D - a section perpendicular to the front windows indicates that a 25º line 

would not be subtended by the proposed development. Any reduction in 

available daylight is likely to be negligible, no further assessment is required. 

▪ Location E -. a section perpendicular to the side windows indicates that a 25º line 

would not be subtended by the proposed development. Any reduction in 

available daylight is likely to be negligible, no further assessment is required. 

In relation the Location C, the closest dwelling to the scheme a further detailed 

assessment concluded that all windows retain a VSC in excess of 27% or are not 

reduced below 80% of the existing VSC value. Any reduction in available daylight 

from the proposed development will be negligible and meets the recommendations 

of the BRE guidelines BR209:2022.  I am satisfied that the analysis demonstrated in 

Section 3 shows that there will be a negligible reduction in daylight in neighbouring 

properties. The proposed development meets the recommendations for daylight in 

the BRE guidelines BR209:2022.   Sunlight to Neighbouring Properties Analysis 

demonstrated in Section 4 shows that there will be a negligible to imperceptible 

reduction in sunlight in neighbouring dwellings and amenity spaces. This is 

supported by the shadow study in Section 8.  The proposed development meets the 

recommendations for sunlight in the BRE guidelines BR209:2022.  I am satisfied 

that the proposal will not impact on adjacent properties in terms of daylight or 

sunlight. Compensatory measures are not required.  It can be concluded that no 

significant negative issues arise between the existing dwellings and the proposed 

development. 

▪ Boundary Treatment to Monaleen Road 

It is requested that the height of the proposed boundary wall for the existing 

residences on Monaleen Road should be increased to 2.4m.  Condition No 10 of the 
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notification of decision to grant permission issued by LCC required that details of the 

rear boundaries to include a 2m concrete block wall, capped, between the rear 

boundaries of units identified as 1 to 23, 143 to 157, side and rear of no. 158, and 

159 to 164.  This corresponds with the properties on Monaleen Road.  There is no 

objection to a more substantial boundary wall at this location in the order of 2.4 

meters and I am satisfied that same can be dealt with by way of condition.  This is 

reflected in recommended Condition No 7 below. 

11.4.2. Further requirements set out for the site in the current Development Plan, National 

Guidance and the relevant Section 28 Guidelines are addressed as follows. 

▪ All units proposed comply with the relevant standards and achieve a 10% uplift in 

floor areas.  Out of the 309 units proposed 240 units (77%) are dual aspect.   

▪ I am satisfied that all internal roads have been designed to have regard to DMURS 

and residential development Guidelines (Section 28 Ministerial Guidelines) and 

Development Plan standards. 

▪ The development has been designed to encourage active travel modes such as 

cycling and walking. 

▪ The proposed development provides separation distances that are in excess of the 

required 16m in all instances in line with SPPR1 Separation Distances of the 

Sustainable Residential Development and Compact Settlements –Guidelines for 

Planning Authorities 2024 

▪ All of the proposed houses and apartments include private open space in 

accordance with the requirements of the Apartment Guidelines 2023 and Compact 

Settlement Guidelines 2024 

▪ The site layout provides c.15.9% of the total net site as public open space which 

complies with the requirements of the Development Plan.  The proposed layout 

responds to the orientation and topography of the site and the open spaces have 

been located to maximise passive surveillance from adjacent dwellings and 

encourage residents to move safely and freely around the neighbourhood. 

▪ 648 no parking spaces are proposed. Parking is provided at a rate of 1-1.25 spaces 

per dwelling, with reduced provision for apartments in line with sustainable 

transport objectives. Visitor parking is allocated at 1 space per 4 apartments, and 

10 dedicated spaces are provided for the crèche.  I am satisfied that car parking is 
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provided in accordance with the Compact Settlement Guidelines and Development 

Plan standards. 

▪ Cycle parking for the apartments is provided in accordance with the Apartment 

Guidelines (2023). 

▪ Having regard to the unit mix, apartment floor area, dual aspect ratios, floor to 

ceiling heights, units per core, communal facilities and refuse storage I am satisfied 

that the scheme complies with the requirements of the Sustainable Urban Housing: 

Design Standards for New Apartments Guidelines. 

11.4.3. Overall, I am satisfied that the proposal has been designed in accordance with the 

provisions of the County Development Plan, National Guidance and the relevant 

Section 28 Guidelines.  It represents a positive and sustainable use of zoned, serviced 

and highly accessible lands.   

 Traffic Impact 

11.5.1. Significant concerns have been raised in the appeal regarding traffic congestion, 

road safety, reliance on a single point of vehicular access onto Monaleen Road and 

the Traffic and Transport Assessment submitted. 

11.5.2. Vehicular and pedestrian access will be provided from Monaleen Road with 

pedestrian-only access via the R445.  The Monaleen Rd has the following 

characteristics: 

▪ It is a single carriageway road that is approximately 6.2m wide. 

▪ There is a 1.8m wide footpath located on the western side of the carriageway 

and there is a footpath that varies in width located on the eastern side. 

▪ Street lighting is provided along Monaleen Rd. 

▪ The Monaleen Rd is governed by a 50 km/h speed limit. 

11.5.3. Traffic generated by the proposed development will have some effect on the local 

road network surrounding the site. The following junctions were assessed: 

▪ R445 / Monaleen Rd priority junction 

▪ Monaleen Rd / Development Access priority junction   

11.5.4. The analysis shows that: 
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▪ The existing R445 / Monaleen Rd priority junction currently operates within 

capacity with minimal queues and delays during the AM and PM peak hours. 

▪ The existing R445 / Monaleen Rd priority junction will continue to operate within 

capacity with small queues and delays when the proposed residential 

development is completed in 2035, year of opening, 2040, five years after 

opening and in 2050, fifteen years after opening. 

▪ The proposed Monaleen Rd / Development Access priority junction will operate 

within capacity with minimal queues and delays when the proposed residential 

development is completed in 2035, year of opening, 2040, five years after 

opening and in 2050, fifteen years after opening. 

▪ In 2030, 2040 and 2050 with an increase in background flows and the proposed 

residential development operational the existing R445 / Monaleen Rd priority 

junction will operate within capacity with small queues and delays during the AM 

and PM peak period. 

▪ In 2030, 2040 and 2050 with an increase in background flows and the proposed 

residential development operational the proposed Monaleen Rd / Development 

Access priority junction will operate within capacity with minimal queues and 

delays during the AM and PM peak period. 

11.5.5. I have reviewed both the submitted Traffic and Transport Assessment and Chapter 4 

of the Environmental Impact Assessment Report (Material Assets – Traffic & 

Transport) and I am satisfied that both the input data and methodology employed to 

validate the findings of the assessment are acceptable.  The Case Planner raised no 

concerns in relation to traffic impact and access to the site.  I further note that the LCC 

Roads Department raised no objection to the proposed development or concerns in 

relation to the information submitted with the application. 

11.5.6. Overall, I am satisfied that given the location of the appeal site, the layout of the 

proposed scheme together with infrastructure improvement proposals that the 

vehicular movements generated by the scheme would not have a significant material 

impact on the current capacity of the road network in the vicinity of the site or conflict 

with traffic or pedestrian movements in the immediate area.  I am satisfied that no 

issues arise in this regard. 
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 Impact to Castletroy Golf Club 

11.6.1. Castletroy Golf Club adjoins the appeal site to the south.  They have submitted a 

comprehensive and detailed appeal.  Many of the issues raised are addressed under 

various headings including the EIA, AA and WFD Assessment.  However, a central 

issue for the appellant is the proximity of the new housing development and associated 

open space to the golf club and in particular an active golf fairway at Hole 2.  It is 

submitted that a Golf Safety Assessment is required, that a 30 metre buffer area 

should be provided at the appeal site similar to a previous grant of permission, that 

Condition No 10 provides inadequate boundary ball strike protection, netting of at least 

20–30 metres in height to intercept errant shots is required and that the Agent of 

Change Principle is applicable whereby an existing lawful use must not be 

compromised by the introduction of a new, more sensitive use.  Concerns are also 

raised with regard to future trespassing and increased insurance costs. 

11.6.2. The fairway at Hole No 2 runs parallel to the shared boundary and as expected and 

observed on day of site inspection, golfers are not aiming directly towards the appeal 

site to the north.  However the potential for golf balls to leave the course and enter the 

proposed new residential development is a legitimate planning consideration having 

regard to the compatibility of the proposed residential use and this long-established 

recreational use.  In this regard I consider that the appropriate assessment should be 

based on the actual relationship between the proposed houses, private open spaces 

and other areas of regular residential occupation and the active fairway, together with 

the characteristics of the golf course, including the direction of play and potential 

trajectory of golf balls.  The mere proximity of the development to the fairway does not, 

in itself, establish that a particular development is unsuitable. 

11.6.3. While there is no existing netting between both sites it was observed that there is 

substantial screening and set back from the shared boundary comprising mature tress 

and vegetation between the fairway and the appeal site.  Having regard to the layout 

and orientation of the fairway I am concerned that this may be insufficient to protect 

future housing and in turn may interfere with the operation and function of the golf club.  

Accordingly the applicants proposals for the provision of a buffer zone and netting 

requires legitimate consideration.   
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11.6.4. With regard to the requirement to provide a 30 meter x 300 meter buffer set back within 

the appeal site from the boundary of the golf club I am concerned that same cannot 

be justified simply because it adjoins a golf course.  In the particular circumstances I 

do not consider that a blanket 30 metre setback from the golf course boundary is 

warranted.  Such a set back would remove a substantial area of otherwise developable 

residentially zoned and serviced lands for productive use.  In circumstances where the 

adjoining lands uses are considered capable of co-existing and where the fairway runs 

parallel to rather than towards the development, such a setback would not be 

proportionate to the identified risk. 

11.6.5. In terms of boundary treatment and having particular regard to the direction of play 

and potential trajectory of golf balls as discussed above, I consider that a high netting 

structure x 300 meter in length is necessitated.  However, a netting of potentially 30 

meters high is concerning.  For context, a 30-metre structure would be approximately 

half the height of Liberty Hall and would be significantly greater in scale than a 

conventional boundary treatment and the existing netting on the eastern boundary of 

the green associated with hole no 2 fronting onto Monaleen Road.  A structure of this 

scale would represent a substantial intervention and could represent a 

disproportionate response with a significant visual impact.  However, I support the 

principle of the installation of suitable netting along the shared boundary and 

recommend that condition requiring same be attached with the height and details to 

be agreed together with the requirement that the mesh specification, construction, 

tensioning and detailing shall minimise the risk of entanglement of birds and bats.  The 

following condition is proposed and is reflected in recommended Condition No 7 

below. 

Mature planting together with suitable ball-stop netting shall be provided along 

the entire length of the boundary with the adjoining golf course.  The net shall 

be of a suitable height to protect against potential ball strike.  The ball-stop 

mesh shall be of knotless construction, twine thickness shall be between 3mm 

to 5mm diameter, material shall comprise nontoxic UV-stabilised polyethylene 

(HDPE) or polypropylene (HDPP), mesh size shall be approximately 22m 

gauge and it shall be black in colour.  The netting once installed shall be taut 

and securely anchored to posts to prevent sagging and potential entanglement 

points. 



ACP-324286-26 Inspector’s Report Page 110 of 175 

 

11.6.6. I have also had regard to the recent decision of ACP in relation to AP-323968-25, in 

which similar concerns were raised regarding golf ball strike and potential 

consequences for an adjoining golf course.  The Inspector did not consider the 

extensive mitigation measures sought, including 30-metre-high netting along the 

shared boundary, to be warranted, although proportionate boundary measures were 

considered appropriate having regard to the particular circumstances of that site.  In 

line with the recommendation of the Inspector, ACP attached a condition requiring the 

following.  Condition No 2 of the decision refers. 

Prior to commencement of development on site measures to ensure the safety 

of occupants of the subject development from stray golf balls from the adjoining 

golf course in the form of a consistent boundary wall (to a minimum height of 

2.5 metres) and mature planting shall be submitted to and agreed in writing with 

the planning authority. 

Reason: In the interest of public health and the proper planning and sustainable 

development of the area. 

11.6.7. This aligns with Condition No 10 as attached by LCC in this case where the details of 

the boundary with the Golf Course to provide for a consistent boundary (to a minimum 

height of 2.5 metres) and mature planting was to be agreed.  Having regard to the 

foregoing assessment I agree with the appellant that this condition is inadequate for 

ball strike protection.  I consider that the provision and retention of an appropriate 

robust net boundary treatment, supplemented by substantial planting, would provide 

a proportionate means of addressing the interface between the two land uses and 

protecting the amenity and safety of future residents and deterring trespassing, while 

recognising the established use and continued operation of the golf course.  Subject 

to such measures, as discussed in Section 11.6.5 above, I am satisfied that the 

proposed development will not result in any unacceptable conflict with the adjoining 

golf course.  Reflected in recommended Condition No 7 below. 

11.6.8. The Agent of Change Principle is relevant in this context in that the introduction of a 

new sensitive use adjacent to an established activity should, where appropriate, have 

regard to the existing activity and should not unreasonably constrain its continued 

operation.  Equally, the existence of the adjoining golf club course does not, of itself, 

preclude the development of residentially zoned lands.  The 2024 Sustainable 
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Residential Development and Compact Settlement Guidelines specifically establish 

national planning policy focused on compact settlements, appropriate residential 

density and the efficient use of serviced lands.  It would be wholly unreasonable and 

inappropriate to sterilise a substantial portion of residentially zoned and serviced land 

where it can be demonstrated that the adjoining uses can reasonably coexist.  I am 

satisfied that to permit the proposed residential development subject to conditions, 

would, in all likelihood, not unreasonably constrain the continued operation of the golf 

club. 

11.6.9. Concerns raised in relation to non-compliance with Objective SCSI 020 Protection of 

Sports Grounds is noted.  The full wording of this objective is as follows: 

It is an objective of the Council to: 

a) Ensure that adequate playing fields for formal active recreation are 

provided for in new development areas. 

b) Protect, retain and enhance existing sports facilities and grounds 

11.6.10. Having regard to the foregoing assessment I am satisfied that the proposed 

residential development, subject to conditions as discussed will ensure the reasonable 

protection of the golf course, will not directly impede its retention and while the 

development will not provide direct enhancements to the existing facility neither will it 

diminish the use of the fairway associated with Hole No 2. 

 Other Issues 

11.7.1. Material Contravention – Concerns has been raised the proposed development by 

reason of its scale, density, adverse impact on residential amenity and particularly the 

height of the ten five-storey apartment blocks, represents a material contravention of 

the established character of the Monaleen area, and conflicts with key policies of the 

Limerick City & County Development Plan 2022-2028 and National Planning 

Guidelines and the Limerick City Building Height Strategy (2022). 

The Planning Authority did not raise the issue of a material contravention in their LRD 

Opinion, nor did they raise any such concerns in their subsequent planning 

assessment of this LRD case.  Having regard to the foregoing assessment, together 

with the site's location within the existing built-up footprint of Limerick City and Suburbs 

(in Limerick) and where Objective CGR O3 Urban Lands and Compact Growth seeks 
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to deliver 50% of new homes and where Policy CS P2 Compact Growth explicitly 

supports the compact growth of Limerick City Metropolitan Area, by prioritising housing 

in locations within and contiguous to existing City in line with the 2024 Sustainable 

Residential Development and Compact Settlement Guidelines that specifically 

establish national planning policy focused on compact settlements, appropriate 

residential density and the efficient use of serviced lands I am satisfied that the scheme 

is consistent with the requirements of the Limerick City & County Development Plan 

2022-2028, National Planning Guidelines and the Limerick City Building Height 

Strategy (2022) CCDP in relation to CMATS or DMURS and that a material 

contravention does not arise in this instance. 

11.7.2. Duration of Permission & Phasing – The applicants have sought a 10 year 

permission.  Condition No 4 of the notification of decision to grant permission issued 

by LCC granted permission for 5 years only. 

The 10 year permission was sought to allow for fluctuations in development output 

(i.e. construction of units) on a yearly basis to respond to potential changes in the 

construction market and the phased delivery of the necessary supporting 

infrastructure.  Reference is also made to Section 42 of the Planning & Development 

Act 2000 (as amended) wherein further restrictions have been put in place regarding 

the extension of duration of any permission which requires an Environmental Impact 

Assessment or Appropriate Assessment.  It is submitted that for this scale of 

development which involves both an Environmental Impact Assessment and an 

Appropriate Assessment there is no basis for an extension of duration of permission 

to be granted.  This raises a significant risk to a project of this scale and therefore it is 

both prudent and appropriate to seek a 10 year duration of permission. 

I have considered the impact of the scheme in other sections of this report and I am 

satisfied that no significant impacts will arise with appropriate mitigation in place.  

Given the scale of the scheme proposed together with the reasoning put forward by 

the applicant I am satisfied that a permission in excess of the standard 5 years is 

reasonable.  However, as there are no obvious complexities with developing out this 

site that merit or justify the granting of permission for 10 years, it is recommended that 

permission be granted for 8 years only. 
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With regard to the proposed development's phasing, I note that while Planning 

Authority did raise any objection to the duration of permission sought they did attach 

a condition requiring that the final phasing strategy to be agreed.  Condition No 24 of 

the notification of decision to grant permission issue by LCC refers.  The phasing plan 

submitted indicates that construction will take c9 years as follows: 

Phase Development Duration Start Completion 

Phase 1 63 units (houses) 24 months Sept 2026 Sept 2028 

Phase 2 74 units (houses & 

Block 10 (apartments)) 

Creche 

20 months Feb 2028 Sept 2029 

Phase 3 101 units (houses) 33 months April 2029 Dec 2031 

Phase 4 157 units (Block 1, 2, 3, 

4 and 5 (apartments)) 

35 months Dec 2030 Oct 2033 

Phase 5 128 units (Block 6, 7, 8 

and 9 (apartments)) 

40 months July 2032 Oct 2035 

 

In light of the recommendations to restrict the duration of permission to 8 years only 

it is recommended that the Final Phasing Strategy, be submitted and agreed with the 

planning authority prior to the commencement of the development.  This requirement 

is reflected in recommended Condition No 5 below. 

11.7.3. Childcare & Education – Concern has been raised early childhood, primary and post-

primary education capacity availability may not have taken into account the extent of 

new residential housing developments recently established in the 

Castletroy/Annacotty areas.  I refer to Chapter 4 Population & Human Health as set 

out in the EIAR, Schools, Childcare & Social Infrastructure Assessment and Planning 

Statement submitted with the application. 

CSO statistics indicate that approximately 70% of children fall within the school-going 

age bracket (5-18 years), which equates to an estimated 347 no. school-age children 

arising from the development.  This is broadly divided between primary and secondary 

school pupils (approximately 174 each).  Section 5.4 of the Schools & Childcare 
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Capacity Assessment sets out the anticipated school demand that will be generated 

by the proposed development with Section 5.5 providing an audit of the enrolment 

and capacity of primary and post primary schools within a 5km buffer zone of the site.  

This assessment established that there was a total of 917no. children of pre-school 

age in the ED study area. If it is assumed that these children are evenly distributed 

across year groups (4), there is an average of 230 no. children in each year group for 

the entire ED.  It is therefore considered reasonable to assume that an average of 

230 no. children in the study area will graduate from the pre-school system into the 

primary school system each year, of which it is estimated there will be 22 primary 

school children from this residential scheme. (based on 174 primary school children 

vs each school year = 22 per annum from scheme).  In summary it is submitted that 

existing primary schools have 281 remaining places and that there is an adequate 

level of existing primary school provision to cater for expected primary school 

population (24 child places per annum) generated by the development.  The existing 

post primary schools have 54 remaining places.  As noted above the development is 

likely to result in an estimated 22no. school age children and this figure is broadly split 

between primary and secondary school children.  In summary 174 post- primary 

places are anticipated to be required, which equates to 24 places per annum.  

Therefore, existing post-primary schools have remaining places and this 

demonstrates there is an adequate level of existing post-primary school capacity to 

cater for the expected 24 child places per annum generated by the development. 

In addition to the foregoing Section 5.7 of the Assessment refers to the analysis by 

the Department of Education and Skills (DES) of existing primary and post primary 

schools in the Castletroy area and where it was noted that no additional schools are 

to be delivered under the school building programme.  The applicant submits that this 

indicates that the DES is satisfied there is adequate capacity in the Castletroy area 

going forward to cater for the proposed development in terms of both primary and 

post primary school provision. 

I agree with the applicant that in view of the existing capacity and projected student 

numbers, the potential school place demand generated by the proposed development 

of 174 no primary and post primary school places would be unlikely to cause any 

undue pressure on the existing and planned school capacity.  Based on the above, it 
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is concluded that the proposed development would not result in any negative impact 

on the capacity of primary and secondary school facilities in the Area. 

The childcare requirement for the proposed development was calculated in 

accordance with the criteria of the Limerick City & County Development Plan 2022- 

2028, National Childcare Facilities Guidelines 2001 and Section 4.7 of the 2025 

Apartment Guidelines (omission of 1 and 2 bedroom apartment units) where a 

baseline figure of 183 no. units was considered appropriate.  The proposed crèche 

facility with a capacity of 109 no. childcare spaces is in excess of the minimum 

requirements and is therefore acceptable.  I am satisfied that no issues arise in this 

regard. 

Having regard to the foregoing it is therefore concluded that the existing school 

provision in the area is sufficient to cater for the needs of the current and future 

population of the area and the proposed development will be adequately catered for 

both in terms of school and childcare provision. 

11.7.4. Community & Other Facilities – Concern is raised that insufficient evidence has 

been provided demonstrating that, healthcare services, recreational amenities and 

wider community infrastructure can adequately accommodate the population 

generated by the proposal.  I refer to Chapter 4 Population & Human Health as set 

out in the EIAR, the Schools, Childcare & Social Infrastructure Assessment and the 

Planning Statement submitted with the application. 

The wider Castletroy environs includes several convenience retail units restaurants 

and cafes.  The area also has several community facilities which includes Maguires 

Pitches, University Limerick facilities, Aisling Annacotty Football Club, Church of Our 

Lady Help of Christians and a post office. Additional services in the area include a 

vet, beauty salon, legal services, a florist, a gym, real estate agents, and a 

hairdresser.  A total of 10 health facilities were identified within the study area, 

including a medical centre, pharmacies, mental health services, physiotherapists 

and medical care facilities.  Overall, the proposed development will be located in a 

well-provided for neighbourhood and within a short distance of a wide range of 

services for future residents 

As documented previously the site forms part of an established suburban area and 

is located on lands specifically zoned for residential development.  The provision of 

additional housing in such location is consistent with the planned consolidation and 
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growth of the urban area and will be supported by existing services and facilities 

within the wider area.  Having regard to the location of the site and zoning objective 

it is considered that the proposed development would not give rise to an 

unacceptable planning impact arising from the provision of community, medical or 

healthcare facilities. 

11.7.5. National Environmental Health Service (NEHS) – The NEHS has commented on 

Environmental Health impacts of the application and recommended that a number of 

measures as set out in their report are included as conditions of planning permission 

(if granted); and are monitored to ensure the effectiveness of the mitigation.  The 

conditions are considered in the following table: 

NEHS Recommendations Response 

A system should be put in place for dealing 

with enquiries and/or complaints from members 

of the public during the Construction and 

operational phase. 

Chapter 12: Noise & Vibration of the EIAR 

requires that a designated environmental 

liaison officer will be appointed to site during 

construction works and that any noise 

complaints will be logged and followed up in a 

prompt fashion by the liaison officer. I am 

satisfied that compliance with the mitigation 

measures contained in the submitted 

Environmental Impact Assessment Report is 

reflected in recommended Condition No 1 and 

3. 

Population and human health mitigation 

measures to be detailed in the Construction 

and Environmental Management Plan (CEMP). 

Reflected in recommended Condition No 1 and 

19. 

The CEMP should be adhered to in full. Reflected in recommended Condition No 1 and 

19. 

All mitigation detailed in the EIAR is 

implemented in full. 

Reflected in recommended Condition No 3 

Construction hours recommended. Reflected in recommended Condition No 11 

Water monitoring results to be reviewed and 

where there is indication of contamination 

additional mitigation to be agreed with the 

Planning Authority. 

Chapter 10 Water & Hydrology of the EIAR 

requires the monitoring and inspection of the 

drainage network, with periodic desilting of the 

drainage network to remove sediment and no 

blockages arise.  I am satisfied that compliance 
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with the mitigation measures contained in the 

submitted Environmental Impact Assessment 

Report is reflected in recommended Condition 

No 1 and 3. 

Reflected in recommended Condition No 1 and 

3 

Mitigation measures proposed for the 

protection of surface and groundwater to be 

implemented in full and monitored 

Reflected in recommended Condition No 1 and 

3 

Dust mitigation measures and air quality 

measures outlined in the EIAR to be included 

as a condition and implemented in full and 

monitored. 

Reflected in recommended Condition No 1 and 

3 

Noise mitigation measures outlined in the EIAR 

to be included as a condition.  Noise monitoring 

to be undertaken outside of 'daytime' hours. 

Chapter 12: Noise & Vibration of the EIAR 

requires noise monitoring be undertaken at 

periodic sample periods at the nearest noise 

sensitive locations to the development works to 

check compliance with the construction noise 

criteria in section 12.4.  There is no specific 

reference to noise monitoring outside of 

'daytime' hours.  Recommendation reflected in 

recommended Condition No 4 

Corrective action to be included in the 

Environmental Management Plan if 

exceedances of permitted noise limits or any 

emissions to air are recorded 

Chapter 12: Noise & Vibration of the EIAR 

requires noise monitoring be undertaken at 

periodic sample periods at the nearest noise 

sensitive locations to the development works to 

check compliance with the construction noise 

criteria in section 12.4.  There is no specific 

reference to the inclusion of corrective action to 

in the Environmental Management if permitted 

noise limits or any emissions to air are 

exceeded.  Recommendation reflected in 

recommended Condition No 4 

 

11.7.6. Set Back Monaleen Road – Condition No 33 of the notification of decision to grant 

permission required the submission of a revised site layout providing a 3-meter set 

back from the Monaleen Road edge.  The Case Planner refers to the report of LCCC 
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Active Travel where it is stated that it is not clear if a 3m set back on Monaleen Road 

has been identified in order to provide for a future active travel link.  Monaleen Road 

is identified as a secondary route on Limerick Shannon Metropolitan Area Transport 

Strategy.  The Case Planner states that the Applicant is aware of the requirement for 

the same as per their response to the LRD Opinion.  It is noted that reference is also 

made to the 3m set back in the report of LCCC Roads Department.  The applicant has 

not raised any concerns in relation to this condition in their submission to the appeal.  

I agree with the Case Planner that the 3m set back can be accommodated along the 

site boundary on Monaleen Road and that the matter can be conditioned in the event 

of a grant of planning permission.  Condition No 5 of the recommended conditions 

below refers. 

11.7.7. Pocket Park – Condition No 24 of the notification of decision to grant permission 

required that a revised Phasing Plan be agreed to include for a pocket park in Phase 

1 to serve dwellings to the south of the application site.  The LCCC Parks & Landscape 

Department noted that there was no provision for a pocket park in the first phase (to 

serve residents on the south of the site).  The Case Planner considered this to be 

detrimental to the amenity of future occupants, notwithstanding the inclusion of the 

park to the north (Dublin Road).  The applicant has not raised any concerns in relation 

to this condition in their submission to the appeal.  I agree with the Case Planner and 

the Parks & Landscape Department that the pocket park identified in Phase 3 should 

be included in Phase 1.  Condition No 5 of the recommended conditions below refers. 

11.7.8. Lighting – LCCC Roads Department raises concerns that the submitted Public 

Lighting Design is not in compliance with Limerick City and County Council’s Public 

Lighting Specification.  Recommended that a revised Public Lighting Design shall be 

submitted for the written agreement of the Planning Authority prior to the 

commencement of development.  Condition No 29 of the notification of decision to 

grant permission issued by LCCC reflects this recommendation.  I agree with these 

concerns and recommend that a similar condition be attached.  Condition No 12 of the 

recommended conditions below refers. 

11.7.9. Development Contribution - I refer to the Limerick City & County Council 

Development Contribution Scheme.  The proposed scheme is not exempt from the 

contribution scheme.  Accordingly, it is recommended that should the Board be minded 

to grant permission that a Section 48 Development Contribution condition is attached. 
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 Conditions 

 LC&CC issued a notification of decision to grant permission on the 28th April 2026 

subject to 35 no conditions.   Many of the conditions reflect the particular requirements 

of LC&CC and its internal departments together with those of prescribed bodies and 

the Case Planner.  While some of the conditions as recommended can be dealt with 

by way of standard conditions (Uisce Eireann, surface water, compliance with 

DMURS, EV charging points, Section 47 Agreement re first occupancy, naming 

scheme, boundary treatment, construction works etc) others require further 

consideration.  In addition, I have also had regard to the recent decision of ACP in 

relation to ACP-323968-25 on adjoining lands and the 27 no conditions attached and 

similar conditions are attached where appropriate. 

 For completeness and ease of reference all the conditions are considered in the 

following table and where a particular condition was recommended by LC&CC Internal 

Department this is highlighted. 

1.  Compliance with the plans and 

particulars lodged with the application 

on the 4th of March, 2026 

Agreed.  Standard ACP Condition to 

apply.  Reflected in recommended 

Condition No 1 

2.  Section 48 Development Contribution Agreed.  Standard ACP Condition to 

apply.  Reflected in recommended 

Condition No 27 

3.  Bond Agreed.  Standard ACP Condition to 

apply.  Reflected in recommended 

Condition No 26 

4.  Permission shall be five number 

years from the date of the order in 

accordance with a revised Phasing 

Plan. 

Recommended that permission be 

granted for 8 years only.  Reflected in 

Condition No 2 

5.  Part V Social and Affordable Housing LCCC Housing Department.  Agreed.  

Standard ACP Condition to apply.  
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Reflected in recommended Condition 

No 25 

6.  Section 47 agreement that restricts 

all houses units permitted, to first 

occupation by individual purchasers 

Agreed.  Similar to Condition No 6 

attached to ACP-323968-25.  Reflected 

in recommended Condition No 8 

7.  Taking in Charge. Agreed.  Standard ACP Condition to 

apply.  Reflected in recommended 

Condition No 23 

8.  Landscaping and planting scheme 

shall be submitted and agreed with 

the Planning Authority 

Landscaping proposals considered to 

be acceptable.   Reflected in 

recommended Condition No 7 

9.  Details of type / numbers and location 

of proposed play and exercise 

equipment to be agreed 

Agreed.  Reflected in recommended 

Condition No 6 

10.  Landscaping and boundary 

treatments to be agreed to include  

▪ Boundary with the Golf Course to 

provide for a consistent boundary 

(to a minimum height of 2.5 

metres) and mature planting. 

▪ Rear boundaries to include a 2m 

concrete block wall, capped, 

between the rear boundaries of 

units identified 

▪ Gates at the opening of the 

permeability path onto the Dublin 

Road 

Agreed.  Similar to Condition No 2 

attached to ACP-323968-25.  Reflected 

in recommended Condition No 7 

11.  Archaeological preservation LCCC Archaeology Section.  Agreed.  

Similar to Condition No 24 attached to 

ACP-323968-25.  Reflected in 

recommended Condition No 24 
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12.  Archaeological monitoring LCCC Archaeology Section.  Agreed.  

Similar to Condition No 24 attached to 

ACP-323968-25.  Reflected in 

recommended Condition No 24 

13.  Results of the archaeological 

monitoring shall be submitted to the 

Department of Housing, Local 

Government & Heritage and the 

Planning Authority 

LCCC Archaeology Section.  Agreed.  

Similar to Condition No 24 attached to 

ACP-323968-25.   Reflected in 

recommended Condition No 24 

14.  Construction hours, management & 

delivery 

LCCC Roads & National Environmental 

Health Service.  Agreed.  Standard ACP 

Condition to apply.  Reflected in 

recommended Condition No 11 

15.  Construction Environmental 

Management Plan (CEMP) to be 

submitted and agreed 

Agreed.  Standard ACP Condition to 

apply.  Reflected in recommended 

Condition No 19 

16.  EIAR & NIS Mitigation Measures 

shall be carried out in full 

National Environmental Health Service.  

Agreed.  Standard ACP Condition to 

apply.  Reflected in recommended 

Condition No 3 

17.  Waste Management Plan to be 

agreed 

Agreed.  Standard ACP Condition to 

apply.  Reflected in recommended 

Condition No 22 

18.  20% Electrical Vehicle (EV) charging 

points and revised layout which 

clearly demonstrates 130 EV spaces 

Agreed.  Similar to Condition No 17 

attached to ACP-323968-25.  Reflected 

in recommended Condition No 18 

19.  Agreement with a Charge Point 

Operator for chargers until the Taking 

in Charge process has been 

completed 

Agreed.  Reflected in recommended 

Condition No 18 
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20.  As constructed drawings for the 

development to be submitted upon 

completion of any phase 

LCCC Roads Section.  Agreed.  

Reflected in recommended Condition 

No 5 

21.  ▪ Mitigation and monitoring 

measures outlined in the EIAR, 

NIS and CEMP shall be carried out 

in full. 

▪ An onsite ecologist to be employed 

to ensure delivery of such 

measures. 

LCCC Heritage Officer & National 

Environmental Health Service.  Agreed.  

Standard ACP Condition to apply.  

Reflected in recommended Condition No 

3 and Condition No 4 

22.  Swift bricks nest or nest sites to be 

included in suitable locations 

LCCC Heritage Officer.  Agreed.  

Reflected in recommended Condition 

No 4 

23.  Tree protection fencing to be erected. Reflected in the proposed measures 

outlined in the application and in the 

landscaping proposals.  Reflected in 

Condition No 1. 

24.  Phasing to be agreed to include a 

pocket park in Phase 1 to serve 

dwellings to the south of the 

application site 

Agreed.  Reflected in recommended 

Condition No 5 

25.  Naming & numbering scheme to be 

agreed 

Agreed.  Standard ACP Condition to 

apply.  Reflected in recommended 

Condition No 9 

26.  Road Safety Audit Agreed.  Standard ACP Condition to 

apply.  Reflected in recommended 

Condition No 16 

27.  Detailed Roads Specifications to be 

agreed 

LCCC Roads Section & Heritage 

Officer.  Agreed.   Reflected in 

recommended Condition No 17 
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28.  Updated Mobility Management 

Strategy to be agreed with a 

monitoring schedule in conjunction 

with EIAR & NIS monitoring. 

Mobility Management Plan submitted 

considered to be acceptable.  

Compliance with same is reflected in 

recommended Condition No 1 

29.  Revised public lighting design to be 

agreed 

LCCC Roads Section.  Agreed.  

Standard ACP Condition to apply.  

Reflected in recommended Condition 

No 12 

30.  Surface Water & SuDs to be agreed LCCC Roads Section.  Agreed.  

Reflected in recommended Condition 

No 14 

31.  Car Share spaces shall be provided 

within the development 

Agreed.  Reflected in recommended 

Condition No 18 

32.  External finishes to be agreed Agreed.  Standard ACP Condition to 

apply.  Reflected in recommended 

Condition No 10 

33.  Setback of 3m from the Monaleen 

road edge to be agreed 

LCCC Roads & Active Travel.  Agreed.  

Reflected in recommended Condition 

No 5 

34.  Management Company shall be 

responsible for the management and 

maintenance of the multi-unit 

apartments 

Agreed.  Reflected in recommended 

Condition No 23 

35.  Uisce Éireann Agreed.  Standard ACP Condition to 

apply.  Similar to Condition No 12 

attached to ACP-323968-25.  Reflected 

in recommended Condition No 13 
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12.0 Recommendation 

 Having considered the contents of the application the provision of the Limerick 

Development Plan 2022-2028, the grounds of appeal and the responses thereto, my 

site inspection and my assessment of the planning issues, I recommend that 

permission be GRANTED for the following reason and considerations and subject to 

the conditions outlined below. 

13.0 Draft Commission Order 

 Reasons & Considerations 

In coming to its decision, the Commission performed its functions in relation to the 

making of its decision, in a manner consistent with Section 15(1) of the Climate Action 

and Low Carbon Act 2015, as amended by Section 17 of the Climate Action and Low 

Carbon Development (Amendment) Act 2021, in accordance with the provisions of 

the Climate Action Plan 2024 and Climate Action Plan 2025, and also had regard to 

the following: 

a) The policies and objectives set out in the National Planning Framework 2040 (First 

Revision, 2025) and the Regional Spatial and Economic Strategy for the Southern 

Region 2020-2032, 

b) The policies and objectives set out in the Limerick Development Plan 2022-2028, 

including the location of the site on lands subject to the zoning objective New 

Residential where the objective is to provide for new residential development in 

tandem with the provision of the necessary social and physical infrastructure, 

c) Delivering Homes Building Communities 2025-2030 issued by the Department of 

Housing, Local Government and Heritage in November 2025 

d) the provisions of the Sustainable Residential and Compact Settlement Guidelines 

for Planning Authorities (January 2024) 

e) the Planning Design Standards for Apartments Guidelines for Planning 

Authorities, 2025, 

f) the National Biodiversity Action Plan 2023–2030, 
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g) the Urban Development and Building Heights Guidelines for Planning Authorities 

(2020), 

h) the Design Manual for Urban Roads and Streets (2013) (updated 2019), 

i) the Childcare Facilities Guidelines for Planning Authorities (2001), 

j) the Development Management Guidelines for Planning Authorities (2007), 

k) the availability in the area of a wide range of social and transport infrastructure, 

l) the pattern of existing and permitted development in the area, 

m) the planning report and supporting technical reports of Limerick City and County 

Council 

n)  the submissions and observations received, 

o) the grounds of the appeals, observations and further responses on appeal, 

p) and the report and recommendation of the planning inspector, including the 

examination, analysis and evaluation undertaken in relation to appropriate 

assessment, environmental impact assessment, and water status impact 

assessment 

 Appropriate Assessment: Stage 1 

The Commission considered the documents submitted with the application, and all 

the other relevant submissions on file, and carried out an Appropriate Assessment 

screening in relation to the potential effects of the proposed development on 

designated European sites. The Commission agreed with the screening assessment 

and conclusion carried out in the Inspector's Report that Lower River Shannon SAC 

(Site Code 002165) is the only 'European Site in respect of which the proposed 

development has the potential to have a significant effect in view of the Conservation 

Objectives for the site and that Stage 2 Appropriate Assessment is, therefore, 

required. 

 Appropriate Assessment: Stage 2 

The Commission considered the Natura Impact Statement, and all the other relevant 

submissions on file, and carried out an Appropriate Assessment of the implications of 

the proposed development on that Lower River Shannon SAC (Site Code 002165) in 
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view of this site's Conservation Objectives. The Commission considered that the 

information before it was sufficient to undertake a complete assessment of all aspects 

of the proposed development in relation to the site's Conservation Objectives using 

the best scientific knowledge in the field. In completing the assessment, the 

Commission considered, in particular, the following: 

i. the site-specific Conservation Objectives for the European Site, 

ii. the likely direct and indirect impacts arising from the proposed development, 

both individually or in combination with other plans or projects, and 

iii. mitigation measures which are included as part of the current proposal. 

In completing the Appropriate Assessment, the Commission accepted and adopted 

the Appropriate Assessment carried out in the Inspector's Report in respect of the 

potential effects of the proposed development on the aforementioned European Site. 

In overall conclusion, the Commission were satisfied that the proposed development 

would not adversely affect the integrity of the European Site in view of the site's 

Conservation Objectives and that there is no reasonable scientific doubt as to the 

absence of such effects. 

 Environmental Impact Assessment 

The Commission completed an Environmental Impact Assessment of the proposed 

development taking account of: 

a) the nature, scale, location, and extent of the proposed development, 

b) the Environmental Impact Assessment Report (EIAR) and associated 

documentation submitted in support of the application., 

c) the submissions received from the applicant, planning authority, prescribed 

bodies and observers in the course of the application, and, 

d) the Planning Inspector's report. 

The Commission considered that the Environmental Impact Assessment Report, 

supported by the documentation submitted by the applicant, adequately identifies and 

describes the direct, indirect, secondary, and cumulative effects of the proposed 

development on the environment. The Commission agreed with the examination, set 

out in the Inspector's report, of the information contained in the Environmental Impact 
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Assessment Report and associated documentation submitted by the applicant and 

submissions made in the course of the application. 

 Reasoned Conclusion on the Significant Effects 

The Commission considered that the main significant direct and indirect effects of the 

proposed development on the environment, with the implementation of the proposed 

migration measures, are as follows: 

▪ Population and Human Health – A positive impact with regard to population and 

material assets due to the increase in housing stock.  Construction-related 

disturbance, including noise, dust, dirt, and traffic, would be mitigated by 

construction management measures, including the agreement of a Construction 

Environmental Management Plan, a Construction Traffic Management Plan, and a 

Resource and Waste Management Plan. 

▪ Traffic and Transport - Potential for moderate short-term negative impacts in 

terms of construction traffic will be mitigated as part of a construction management 

plan.  There will be no significant negative impact on traffic junctions in the 

immediate area in the operational phase and any potential impact will be mitigated 

by way of design and implementation of a Mobility Management Strategy for the 

development.  Significant positive effects resulting from aspects of the 

development which encourage a shift towards more sustainable modes of travel 

and the location of the site which will allow future occupiers to benefit from 

improvement in public transport in the area.   

Biodiversity - Disruption to birds and bats due to the construction works, lighting, 

dust, and the loss of vegetation.  This will be mitigated by the employment of good 

practice construction measures to reduce disruption, including pre-construction 

surveys and monitoring by the project ecologist, and by the design of the proposed 

scheme (including lighting and landscaping) which will retain and protect important 

habitats, and features.  Impacts on water quality and the aquatic environment as a 

result of silt laden and contaminated runoff, which will be mitigated by standard 

good practice construction stage measures and the operational suitably designed 

and site specific surface water drainage system.  Significant effects at construction 

phase as a result of the introduction and / or spread of invasive species which will 
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be mitigated by way of appropriate site management practices and implementation 

of the Invasive Species Management Plan. 

▪ Water - Construction stage impacts on groundwater and surface water quality, 

which will be mitigated by standard good practice construction stage measures 

including a Construction Environmental Management Plan.  Operational stage 

surface water drainage including associated downstream impacts on biodiversity, 

which will be mitigated by the implementation of suitably designed and site specific 

Sustainable Urban Drainage System (SuDS) measures. 

▪ Air & Climate – Potential negative effects arising from noise and air during the 

construction and operational phases, which will be short term in nature and will be 

mitigated by appropriate construction management and design measures outlined 

in the relevant section of the EIAR.  Operational effects will be longer term but will 

be mitigated through design and operational practices and are not considered to 

be significant. 

▪ Noise & Vibration - Likely, negative, significant, and temporary effect, as well as 

potential negative cumulative effects, resulting from noise impacts to during the 

construction phase which would be mitigated by appropriate construction phase 

measures. 

▪ Material Assets - Disturbance of recorded and unrecorded archaeological 

features as a result of construction stage excavation and groundworks, which will 

be mitigated by a range of measures including the retention / protection of 

important features, further archaeological testing and monitoring, and the recording 

of archaeological remains.  

▪ Landscape – There will be changed views from various locations given the change 

from a greenfield site to a dense residential development relative to the low-

density, low rise suburban location.  The site is zoned for development, and the 

proposal is not expected to involve the introduction of new or uncharacteristic 

features into the local or wider landscape character setting, relative to what exists 

and is under construction in the immediate and wider area.  The potential impact 

will be positive.  Changes to the localised landscape character associated with the 

development of this site, which will be mitigated by the design and layout of the 

proposed development. 
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 Proper Planning and Sustainable Development 

The Commission considers that, subject to compliance with the conditions set out 

below, the proposed development would be consistent with the applicable zoning 

objectives pertaining to the site, and other policies and objectives of the Limerick 

Development Plan 2022-2028, would result in an appropriate density of residential 

development, would constitute an acceptable mix and quantum of residential 

development, would provide acceptable levels of residential amenity for future 

occupants, would provide the essential community and childcare services, would not 

seriously injure the residential or visual amenities of property in the vicinity, would not 

cause adverse impacts on or result in serious pollution to biodiversity, lands, water, 

or air, would be acceptable in terms of pedestrian, cyclist and traffic safety and 

convenience, and would be capable of being adequately served by water supply, 

wastewater, and surface water networks without risk of flooding. The proposed 

development would, therefore, be in accordance with the proper planning and 

sustainable development of the area. 

 Conditions 

1.  The development shall be carried out in accordance with the plans and 

particulars lodged with the application on the 4th March 2026 except as may 

otherwise be required in order to comply with the following conditions.  Where 

such conditions require details to be agreed with the planning authority, the 

developer shall agree such details in writing with the planning authority prior 

to commencement of development and the development shall be carried out 

and completed in accordance with the agreed particulars. 

Reason: In the interest of clarity 

2.  The period during which the development hereby permitted may be carried 

out shall be eight years from the date of this Order. 

Reason: Having regard to the nature of the development, the Commission 

considers it appropriate to specify a period of validity of this permission in 

excess of five years. 
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3.  The mitigation measures contained in the submitted Environmental Impact 

Assessment Report and Natura Impact Statement shall be implemented. 

Reason: To protect the environment and the integrity of European Sites. 

4.  a) All works shall be supervised by an on-site Ecological Clerk of Works / 

suitably qualified Project Ecologist who will report on compliance with the 

relevant mitigation measures.  The Ecological Clerk of Works shall be 

empowered to halt works where he/she considers that the continuation of 

the works is likely to result in a significant pollution or siltation incident.  In 

the event of a water pollution incident, or of damage to the adjacent 

estuary, these reports will be made available to the relevant statutory 

authorities, and on-site works will cease until authorized to continue by 

the Planning Authority. A compliance monitoring report shall be prepared 

by the Ecological Clerk of Works and shall be submitted to the planning 

authority at the end of the main construction period. 

b) A detailed cut and fill exercise shall be carried out across the development 

to determine the volume of fill required and together with the CEMP shall 

outline the construction controls required during earthworks to minimise 

impacts on surrounding environment via noise, dust, vibration and 

construction traffic.  A programme for monitoring and inspection of the 

drainage network, with periodic desilting of the drainage network to 

remove sediment and any blockages that arise shall also be agreed. 

c) Swift bricks nest or nest sites shall be included in suitable locations within 

the development. Full details shall be submitted and agreed with the 

Planning Authority prior to commencement of work on site. 

d) The site contains an existing approximately 900 mm diameter surface 

water pipeline / trunk drain traversing the lands in an approximate west–

east alignment that is owned and maintained by Limerick City and County 

Council.  A minimum 6.5m wayleave corridor shall be maintained along 

the alignment of the existing surface water pipeline within the site to 

ensure continued access for inspection and maintenance.  Any proposed 

works to this surface water pipeline / trunk drain shall be agreed in writing 

and in advance of such works with Limerick City and County Council. 
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e) Noise mitigation measures outlined in the EIAR shall be implemented and 

shall include noise monitoring outside of 'daytime' hours.  Details, 

including corrective action to be included in the Environmental 

Management Plan if exceedances of permitted noise limits or any 

emissions to air are recorded, shall be agreed in writing with the Planning 

Authority. 

Reason: In the interest of biodiversity, protecting the environment and public 

health and the proper planning and sustainable development of the area. 

5.  a) The phasing of the proposed development shall be carried out in 

accordance with a Final Phasing Strategy, to be submitted to, and agreed 

in writing with the planning authority prior to the commencement of the 

development. 

b) Prior to commencement of any development on the overall site, details of 

the first phase shall be submitted to, and agreed in writing with, the 

planning authority and shall ensure that the appropriate section of access 

road, footpath, lighting, open space, landscaping and infrastructural 

services benefitting the particular dwellings are fully completed prior to 

those dwellings being occupied. 

c) The phasing strategy shall incorporate the pocket park in Phase 1 to serve 

the dwellings in the south of the application site and the completion of the 

childcare facility to an operational standard, prior to the completion of the 

development.  Prior to operation of the creche details of any signage and 

lighting associated with the creche shall be submitted to and agreed in 

writing with the Planning Authority. 

d) A revised site layout drawing clearly identifying a setback of 3m from the 

Monaleen road edge shall be submitted to, and agreed in writing with, the 

planning authority prior to commencement of development. 

e) As constructed drawings for the development shall be submitted upon 

completion of any phase in both hardcopy and digitally and the format 

shall be compatible with Limerick City and County Council’s GIS system. 

Upon completion of any phase of the development, the developer shall 

submit certification from all the service providers to the Planning Authority. 
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Reason: In the interests of orderly development and clarity and in order to 

ensure the satisfactory implementation of the development and to ensure the 

timely provision of services, for the benefit of the occupants of the proposed 

dwellings 

6.  a) The landscaping scheme as submitted to the planning authority shall be 

carried out within the first planting season following substantial completion 

of external construction works.  All planting shall be adequately protected 

from damage until established. Any plants which die, are removed or 

become seriously damaged or diseased, within a period of five years from 

the completion of the development or until the development is taken in 

charge by the local authority, whichever is the sooner, shall be replaced 

within the next planting season with others of similar size and species, 

unless otherwise agreed in writing with the planning authority. 

b) Final schedule and details of type/numbers and location of proposed play 

and exercise equipment to be submitted to, and agreed in writing with, the 

planning authority prior to any occupation of the development. 

Reason: In the interest of visual and residential amenity 

7.  Prior to the commencement of development, the developer shall submit 

further details of landscaping and boundary treatments for the written 

agreement of the Planning Authority to include the following: 

▪ Mature planting together with suitable ball-stop netting shall be 

provided along the entire length of the boundary with the adjoining golf 

course.  The net shall be of a suitable height to protect against potential 

ball strike.  The ball-stop mesh shall be of knotless construction, twine 

thickness shall be between 3mm to 5mm diameter, material shall 

comprise nontoxic UV-stabilised polyethylene (HDPE) or 

polypropylene (HDPP), mesh size shall be approximately 22m gauge 

and it shall be black in colour.  The netting once installed shall be taut 

and securely anchored to posts to prevent sagging and potential 

entanglement points. 
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▪ Details of the rear boundaries to include a 2.4m concrete block wall, 

capped, between the rear boundaries of units identified as 1 to 23, 

143 to 157, side and rear of no. 158, and 159 to 164. 

▪ The gates at the opening of the permeability path onto the Dublin 

Road (these gates shall be place prior to the opening of the shared 

path). 

▪ The development shall be implemented in accordance with the 

approved details.  

Reason - To protect the residential amenities of the area, to protect the 

continued operation of the adjoining golf club, to minimise the risk of 

entanglement of birds and bats in the ball stop netting and and in the interest 

of proper planning and sustainable development. 

8.  a) Prior to the commencement of the development as permitted , the 

applicant or any person with an interest in the land shall enter into an 

agreement with the planning authority (such agreement must specify the 

number and location of each house or duplex unit), pursuant to Section 

47 of the Planning and Development Act 2000, that restricts all relevant 

residential units permitted, to first occupation by individual purchasers i.e. 

those not being a corporate entity, and/or by those eligible for the 

occupation of social and/or affordable housing, including cost rental 

housing. 

b) An agreement pursuant to Section 47 shall be applicable for the period of 

duration of the planning permission, except where after not less than two 

years from the date of completion of each specified housing unit, it is 

demonstrated to the satisfaction of the planning authority that it has not 

been possible to transact each of the residential units for use by individual 

purchasers and/or to those eligible for the occupation of social and/or 

affordable housing, including cost rental housing. 

c) The determination of the planning authority as required in (b) shall be 

subject to receipt by the planning and housing authority of satisfactory 

documentary evidence from the applicant or any person with an interest 

in the land regarding the sales and marketing of the specified housing 
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units, in which case the planning authority shall confirm in writing to the 

applicant or any person with an interest in the land that the Section 47 

agreement has been terminated and that the requirement of this planning 

condition has been discharged in respect of each specified housing unit. 

Reason: To restrict new housing development to use by persons of a 

particular class or description in order to ensure an adequate choice and 

supply of housing, including affordable housing, in the common good. 

9.  Proposals for an estate/street name, house/apartment numbering scheme 

and associated signage shall be submitted to, and agreed in writing with, the 

planning authority prior to commencement of development. Thereafter, all 

estate and street signs, and house/apartment numbers, shall be provided in 

accordance with the agreed scheme. No advertisements/marketing signage 

relating to the name(s) of the development shall be erected until the 

developer has obtained the planning authority’s written agreement to the 

proposed name(s). 

Reason: in the interest of urban legibility. 

10.  Details of the materials, colours, and textures of all the external finishes to 

the proposed buildings and boundary treatments shall be as submitted with 

the application, unless otherwise agreed in writing with the planning 

authority.  

Reason: In the interest of visual amenity. 

11.  Site development and building works shall be carried out only between the 

hours of 0700 to 1900 Mondays to Fridays inclusive, 0800 to 1400 hours on 

Saturdays, and not at all on Sundays and public holidays. Deviation from 

these times will only be allowed in exceptional circumstances where prior 

written approval has been received from the planning authority.  

Reason: In order to safeguard the residential amenities of property in the 

vicinity. 

12.  a) Public lighting associated with the proposed development including 

temporary lighting associated with the construction phase shall be 

provided in accordance with a scheme which shall be submitted to and 
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agreed in writing with the planning authority prior to the commencement 

of development. The scheme shall include lighting along pedestrian routes 

through open spaces and shall take account of the agreed landscaping 

plans. 

b) The agreed lighting system shall be fully implemented and operational 

prior to the making available for occupation of any residential unit. 

Reason: In the interests of amenity and public safety. 

13.  Prior to the commencement of development, the developer shall: 

a) Enter into a Connection Agreement(s) with Uisce Éireann to provide for 

a service connection(s) to the public water supply and/or wastewater 

collection network and adhere to the standards and conditions set out in 

that agreement. 

b) Carry out the proposed development in compliance with Uisce Éireann’s 

Standard Details and Codes of Practice. 

c) Where the applicant proposes to build over or divert existing water or 

wastewater services the applicant shall have received written 

Confirmation of Feasibility (COF) of Diversion(s) from Uisce Éireann prior 

to any works commencing. 

d) Contact Uisce Éireann representatives to agree general access 

arrangements, prior to the commencement of construction on site. 

Reason: In the interest of public health and to ensure adequate 

water/wastewater facilities 

14.  Drainage arrangements including the attenuation and disposal of surface 

water shall comply with the requirements of the relevant Section of the 

Council for such works and services.  Prior to the commencement of 

development, the developer shall submit details for the disposal of surface 

water from the site for the written agreement of the planning authority. 

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

15.  All service cables associated with the proposed development (such as 

electrical, telecommunications and communal television) shall be located 



ACP-324286-26 Inspector’s Report Page 136 of 175 

 

underground. Ducting shall be provided by the developer to facilitate the 

provision of broadband infrastructure within the proposed development.  

Reason: In the interests of visual and residential amenity 

16.  Prior to commencement of development and/ or occupation of the residential 

units, as applicable, final Road Safety Audit(s) and/ or Quality Audit(s) of the 

development, including the main entrance, internal road, pedestrian/ cycle 

path layouts, shall be submitted to and agreed in writing with the planning 

authority. 

Reason: In the interests of traffic, pedestrian and cyclist safety, and 

sustainable transport. 

17.  a) The internal road and cycle network serving the proposed development 

including turning bays, junctions, parking areas, footpaths, and kerbs shall 

comply with the detailed construction standards of the planning authority 

for such works and design standards outlined in Design Manual for Urban 

Roads and Streets (DMURS). 

b) Footpaths shall be dished at road junctions in accordance with the 

requirements of the planning authority. Details of all locations and 

materials to be used shall be submitted to and agreed in writing with the 

planning authority prior to the commencement of development. 

c) Any works carried out on the public footpath, or the public road shall 

require a Road Opening Licence & Hoarding Licence. These licences are 

available from the District Engineer.  All works carried out on the public 

footpath, or the public road shall be agreed with the District Engineer prior 

to works being carried out. 

d) Any interference with or damage to the road or footpath in the area caused 

during the construction of the development shall be made good at the 

expense of the developer to the confirmed written satisfaction of the 

Planning Authority. 

Reason: In the interest of traffic and pedestrian safety. 
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18.  a) All off-curtilage parking serving and subject to ‘taking in charge’ shall not 

be reserved for individual residential units. The final ‘Taking in Charge’ 

plan will need to reflect this requirement 

b) A minimum of 20% of all car parking spaces shall be provided with 

functioning electric vehicle charging stations/ points, and ducting shall be 

provided for all remaining car parking spaces, facilitating the installation 

of electric vehicle charging points/ stations at a later date. Where 

proposals relating to the installation of electric vehicle ducting and 

charging stations/ points have not been submitted with the application, in 

accordance with the above noted requirements, such proposals shall be 

submitted to and agreed in writing with the planning authority prior to the 

occupation of the development. 

c) The developer will be responsible for entering into an agreement with a 

Charge Point Operator for chargers until the Taking in Charge process 

has been completed, where applicable. The developer shall submit to and 

agree with the Planning Authority, evidence of such engagement, prior to 

occupation of the development. 

d) Car Share spaces shall be provided within the development; the applicant 

shall be responsible for entering into an agreement with a Car Share 

service provider. Evidence of such engagement shall be submitted to, and 

agreed in writing with, the planning authority prior to the occupation of the 

development. 

Reason: In the interest of sustainable transportation and to provide for and / 

or future proof the development such as would facilitate the use of electric 

vehicles 

19.  An updated Construction and Environmental Management Plan (CEMP) 

shall be submitted to and agreed in writing with the planning authority prior 

to the commencement of development. The CEMP shall include but not be 

limited to construction phase controls for dust, noise and vibration, waste 

management, protection of soils, groundwaters, and surface waters, site 

housekeeping, emergency response planning, site environmental policy, and 

project roles and responsibilities.  
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Reason: In the interest of environmental protection residential amenities, 

public health and safety and environmental protection. 

20.  A detailed construction traffic management plan shall be submitted to, and 

agreed in writing with, the planning authority prior to commencement of 

development. The plan shall include details of arrangements for routes for 

construction traffic, parking during the construction phase, the location of the 

compound for storage of plant and machinery and the location for storage of 

deliveries to the site.  

Reason: In the interest of sustainable transport and safety. 

21.  An Operational Waste Management Plan (OWMP) containing details for the 

management of waste within the development, the provision of facilities for 

the storage, separation, and collection of the waste and for the ongoing 

operation of these facilities, shall be submitted to and agreed in writing with 

the planning authority not later than 6 months from the date of 

commencement of the development. Thereafter, the waste shall be managed 

in accordance with the agreed OWMP.  

Reason: In the interest of residential amenity, and to ensure the provision of 

adequate refuse storage for the proposed development. 

22.  Prior to the commencement of development, a Resource Waste 

Management Plan (RWMP) as set out in the EPA’s ‘Best Practice Guidelines 

for the Preparation of Resource and Waste Management Plans for 

Construction and Demolition Projects’ (2021) shall be prepared and 

submitted to the planning authority for written agreement. The RWMP shall 

include specific proposals as to how the RWMP will be measured and 

monitored for effectiveness. All records (including for waste and all 

resources) pursuant to the agreed RWMP shall be made available for 

inspection at the site office at all times.  

Reason: In the interest of proper planning and sustainable development. 

23.  a) The development hereby permitted shall be carried out and completed at 

least to the construction standards set out in the Planning Authority’s 

Taking in Charge Policy. 
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b) The management and maintenance of the development following its 

completion shall be the responsibility of a legally constituted management 

company, or by the local authority in the event of the development being 

so taken in charge.   

c) All areas not intended to be taken in charge by the local authority, shall 

be maintained by the legally constituted management company.  

d) Details of the management company contract, and drawings/ particulars 

describing the parts of the development for which the company would 

have responsibility, shall be submitted to, and agreed in writing with, the 

planning authority before any of the residential units are made available 

for occupation. 

Reason: In the interests of orderly development, to ensure that the 

development is carried out and completed to an acceptable standard of 

construction and to provide for the satisfactory future maintenance of this 

development 

24.  Prior to the commencement of development on site that applicant shall submit 

the following for the written agreement of the Planning Authority: 

a) Submit on completion of the ground works a report detailing the results of 

the licensed archaeological monitoring works to the Department of 

Housing, Local Government & Heritage and the Planning Authority. The 

report shall contain a drawing showing the exact extent of the area that 

was archaeologically monitored certified by the archaeologist. Excavators 

should include a catalogue of excavated features with 12 figure ITM 

coordinates for the centre point of each feature. In the event that the 

development is phased, interim reports shall be submitted at each stage 

showing the area monitored and giving preliminary results. 

b) Should archaeological material be found during the course of monitoring, 

the archaeologist may have work on the site stopped, pending a decision 

as to how best to deal with the archaeology. The Development 

Applications Unit, National Monuments Service, Department of Housing, 

Local Government & Heritage and the Planning Authority Archaeologist 

shall be informed immediately. The developer shall be prepared to be 
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advised by the National Monuments Service, Department of Housing, 

Local Government & Heritage and the Planning Authority with regard to 

any necessary mitigating action. 

c) Should an archaeological excavation be required then the following shall 

apply: the developer shall provide satisfactory arrangements for the 

recording and excavation of any archaeological material that may be 

considered appropriate to excavate and shall undertake to complete all 

post excavation analysis up to and including final report stage. Excavators 

should include a catalogue of excavated features with 12 figure ITM 

coordinates for the centre point of each feature. Within twelve months of 

the completion of the excavation a final report (in the format 

recommended in the Guidelines for Authors of Reports on Archaeological 

Excavations 2006 National Monuments Service) shall be submitted to the 

Planning Authority. 

Reason: In order to conserve the archaeological heritage of the site and to 

secure the preservation of any remains which may exist within the site. 

25.  Prior to commencement of development, the applicant or other person with 

an interest in the land to which the application relates shall enter into an 

agreement in writing with the planning authority in relation to the provision of 

housing in accordance with the requirements of section 94(4) and sections 

96(2) and (3) (Part V) of the Planning and Development Act 2000, as 

amended, unless an exemption certificate shall have been applied for and 

been granted under section 97 of the Act, as amended. Where such an 

agreement is not reached within eight weeks from the date of this order, the 

matter in dispute (other than a matter to which section 96(7) applies) may be 

referred by the planning authority or any other prospective party to the 

agreement to An Coimisuin Pleanála for determination.  

Reason: To comply with the requirements of Part V of the Planning and 

Development Act 2000, as amended, and of the housing strategy in the 

development plan of the area. 

26.  Prior to commencement of development, the developer shall lodge with the 

planning authority a cash deposit, a bond of an insurance company, or other 
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security to secure the provision and satisfactory completion and 

maintenance until taken in charge by the local authority and/ or management 

company of roads, footpaths, watermains, drains, public open space and 

other services required in connection with the development, coupled with an 

agreement empowering the local authority to apply such security or part 

thereof to the satisfactory completion or maintenance of any part of the 

development. The form and amount of the security shall be as agreed 

between the planning authority and the developer or, in default of agreement, 

shall be referred to An Coimisuin Pleanála for determination. 

Reason: To ensure the satisfactory completion and maintenance of the 

development until taken in charge. 

27.  The developer shall pay to the planning authority a financial contribution in 

respect of public infrastructure and facilities benefiting development in the 

area of the planning authority that is provided or intended to be provided by 

or on behalf of the authority in accordance with the terms of the Development 

Contribution Scheme made under section 48 of the Planning and 

Development Act 2000, as amended. The contribution shall be paid prior to 

commencement of development or in such phased payments as the planning 

authority may facilitate and shall be subject to any applicable indexation 

provisions of the Scheme at the time of payment. Details of the application 

of the terms of the Scheme shall be agreed between the planning authority 

and the developer or, in default of such agreement, the matter shall be 

referred to An Coimisuin Pleanála to determine the proper application of the 

terms of the Scheme.  

Reason: It is a requirement of the Planning and Development Act 2000, as 

amended, that a condition requiring a contribution in accordance with the 

Development Contribution Scheme made under Section 48 of the Act be 

applied to the permission. 

 

I confirm that this report represents my professional planning assessment, judgement 

and opinion on the matter assigned to me and that no person has influenced or sought 
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to influence me, directly or indirectly, following my professional assessment and 

recommendation set out in my report in an improper or inappropriate way. 

 

 

 

__________________________ 

Mary Crowley 

Senior Planning Inspector 

26th August 2026 
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Appendix 1 – Appropriate Assessment Screening Determination 

Screening for Appropriate Assessment 

Test for likely significant effects 

Step 1: Description of the project and local site characteristics  

Case file: ACP-324286-26 

Brief description of 

project 

Planning permission for a Large-Scale Residential Development (LRD) comprising the construction of 523 no. 

residential units of a variety of unit types, together with a crèche and associated site ancillary and landscaping 

works. A full description of the proposed development is included in Section 2.0 of this report above. 

Associated works include connection to the existing Uisce Eireann water network and foul sewer network. 

An Environmental Impact Assessment Report and a Natura Impact Statement have been prepared in respect 

of the proposed development. 

Brief description of 

development site 

characteristics and 

potential impact 

mechanisms 

The proposed project site is located in Newcastle, Co. Limerick.  It is abounded by Monaleen Road to the 

East, Castletroy Golf Course to the South, and the Dublin Road (R445) to the North and a housing estate to 

the West. 

 

A detailed description of the proposed development is provided in Section 2.0 of the Inspectors report and 

detailed specifications of the proposal are provided in the NIS and other planning documents provided by the 

applicant. 
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The average elevation for the project site is 48m. The southern half of the site generally slopes gradually in a 

West to East direction towards Monaleen Road, while the Northern half of the site slopes from a South to 

North direction towards the Dublin Road. 

 

The subject site is zoned ‘New Residential’ on ‘Map 3: Limerick City and Suburbs (in Limerick), including 

Mungret and Annacotty - Zoning Map’. This zoning has an objective ‘to provide for new residential 

development in tandem with the provision of social and physical infrastructure’.  As identified in the Land Use 

Zoning Matrix of the Development Plan residential uses, and childcare facilities are generally permitted on 

lands zoned new residential therefore the principle of the proposed development is acceptable. 

 

The proposed development is not directly connected with, or necessary to the conservation management of 

any Natura 2000 sites. 

 

The site is primarily composed of agricultural grassland with low ecological value.  However, there were some 

features with greater ecological value present, namely the treelines, scrub areas, and adjacent small 

woodland areas, which may provide important habitats for bird and bat species.  No EU Habitats Directive 

Annex I habitats were found to be present within the site. The list of habitats observed are presented in Table 

3-1 of the AA Screening Report and described individually in the following subsections. The habitats present 

are mapped in Figure 3-1 of the report. 

 

Protected Species - Table 3-2 of the AA Screening Report lists the Annex II and IV (Habitats Directive) and 

Annex I (Bird's Directive) species have been recorded within 5km of the development site.  None of the Bird's 
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Directive Annex I species that were recorded in the vicinity of the study site were QIs of the River Shannon 

and River Fergus Estuaries SPA. Only Otter, was a QI of the Lower River Shannon SAC, which is the 

predominant SAC within the ZoI. However, considering the location of the proposed study site, the distance 

from any watercourse and the Lower River Shannon SAC, and the lack of water courses on the site, it is 

unlikely that Otter is using the proposed project site as an area of ex-situ breeding or foraging habitat. 

 

Surface Water - No surface water bodies were recorded. The nearest Surface waterbodies is the Mulkear 

(Limerick)_050 (WFD IE_SH_25M040590) (1.1 km south-east of the site) and the Groody River/Shannon 

(Lower)_060 (WFD IE_SH_25S012600) (920 metres west of the site). There was no drainage ditches 

observed on the site that may connect the site to these waterbodies. The site is located in the 

Shannon[Lower]_SC_090 sub-catchment (WFD ID 25D_9), which lies in the Lower Shannon Catchment 

(WFD ID 25D). 

 

Natura 2000 Sites - There are a total of two Natura 2000 sites Lower River Shannon SAC and River Shannon 

and River Fergus Estuaries SPA that have been identified as being present within the Zone of Influence (ZoI).  

Adverse impacts that have the potential to cause a significant effect on the QIs / SCIs of the Lower River 

Shannon SAC and the River Fergus and River Shannon Estuaries SPA, during the construction and 

operational phases of the project, may occur via the surface water pathways, groundwater pathways, land 

and air pathways. 

Screening report Yes – Concluded that that the possibility of likely significant impacts on the Lower River Shannon SAC, 

whether arising from the project itself or in combination with other plans and projects, cannot be excluded 

beyond a reasonable scientific doubt on the basis of the best scientific knowledge available. Mitigation 
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measures are therefore required. This conclusion has been reached due to the potential for groundwater 

contamination.  Therefore, an Appropriate Assessment is required. 

Natura Impact Statement Yes – The proposed project is identified in having potential impacts on the Lower River Shannon SAC.  

Adverse effects may occur during the construction phase through groundwater pathways. Where potentially 

significant adverse impacts were identified, a suite of mitigation and avoidance measures have been stipulated 

to offset them. With the recommended mitigation proposals in place and, provided the mitigation measures 

are effectively managed, a residual impact of 'not significant' and no in combination effects with other projects 

and plans is anticipated.  Concluded that provided that the mitigation measures outlined are strictly adhered 

to, adverse effects as a result of the proposed development are not likely to occur on the Lower River Shannon 

SAC. 

Relevant submissions LC&CC Heritage Officer – noted that while mitigation measures are mentioned in the context of AA it should 

be made clear that these measures are standard in nature and not specific to this particular development. 
 

Step 2. Identification of relevant European sites using the Source-pathway-receptor model 

The proposed development does not overlap with any European site. Two European site is identified as being located within a potential zone 

of influence of the proposed development as detailed in the table below, namely the Lower River Shannon SAC and the River Fergus and 

River Shannon Estuaries SPA.  No other designated sites are considered relevant here due to a lack of hydrological link.  Therefore, I have 

only included these two sites below, with any possible ecological connection or pathway in this screening determination. 

European Site 
(code) 

Qualifying interests (summary) Link to conservation 
objectives (NPWS, date) 

Distance from 
proposed 
development 

Ecological 
connections 

Consider 
further in 
screening 
Y/N 

Lower River 
Shannon SAC 

Sandbanks which are slightly covered by sea water all the 
time [1110] 

c900m north 

 

 Yes 
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Site Code - 00216 Estuaries [1130] 

Mudflats and sandflats not covered by seawater at low tide 
[1140] 

Coastal lagoons [1150] 

Large shallow inlets and bays [1160] 

Reefs [1170] 

Perennial vegetation of stony banks [1220] 

Vegetated sea cliffs of the Atlantic and Baltic coasts [1230] 

Salicornia and other annuals colonising mud and sand 
[1310] 

Atlantic salt meadows (Glauco-Puccinellietalia maritimae) 
[1330] 

Mediterranean salt meadows (Juncetalia maritimi) [1410] 

Water courses of plain to montane levels with the 
Ranunculion fluitantis and Callitricho-Batrachion 
vegetation [3260] 

Molinia meadows on calcareous, peaty or clayey-silt-laden 
soils (Molinion caeruleae) [6410] 

Alluvial forests with Alnus glutinosa and Fraxinus excelsior 
(Alno-Padion, Alnion incanae, Salicion albae) [91E0] 

Margaritifera margaritifera (Freshwater Pearl Mussel) 
[1029] 

Petromyzon marinus (Sea Lamprey) [1095] 

Lampetra planeri (Brook Lamprey) [1096] 

Lampetra fluviatilis (River Lamprey) [1099] 

Salmo salar (Salmon) [1106] 

Tursiops truncatus (Common Bottlenose Dolphin) [1349] 

Lutra lutra (Otter) [1355] 

 

https://wwwnpws.ie/protected-sites/sac/002165 

https://wwwnpws.ie/protected-sites/sac/002165
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River Shannon 
and River Fergus 
Estuaries SPA 

Site Code - 
004077 

 

 

 

Cormorant (Phalacrocorax carbo) [A017] 

Whooper Swan (Cygnus cygnus) [A038] 

Light-bellied Brent Goose (Branta bernicla hrota) [A046] 

Shelduck (Tadorna tadorna) [A048] 

Teal (Anas crecca) [A052] 

Pintail (Anas acuta) [A054] 

Scaup (Aythya marila) [A062] 

Ringed Plover (Charadrius hiaticula) [A137] 

Golden Plover (Pluvialis apricaria) [A140] 

Grey Plover (Pluvialis squatarola) [A141] 

Lapwing (Vanellus vanellus) [A142] 

Knot (Calidris canutus) [A143] 

Dunlin (Calidris alpina) [A149] 

Black-tailed Godwit (Limosa limosa) [A156] 

Bar-tailed Godwit (Limosa lapponica) [A157] 

Curlew (Numenius arquata) [A160] 

Redshank (Tringa totanus) [A162] 

Greenshank (Tringa nebularia) [A164] 

Black-headed Gull (Chroicocephalus ridibundus) [A179] 

Wigeon (Mareca penelope) [A855] 

Shoveler (Spatula clypeata) [A857] 

Wetland and Waterbirds [A999] 

 

https://www.npws.ie/protected-sites/spa/004077 

 

c4.7km west Hydrological 
Groundwater 
Connection 

 

Supporting QI Ex 
Situ Habitat 

 

 

Yes 

 

Step 3. Describe the likely effects of the project (if any, alone or in combination) on European Sites 

https://www.npws.ie/protected-sites/spa/004077
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There will be no direct impacts.  However, there may be indirect impacts from hydrological connection to the SAC and by reason of loss of ex 

situ foraging habitat associated with the QI of the SPA during the construction and operation phase of the development.  Sources of impact 

and likely significant effects are summarised in the Table below. 

Site Name Possibility of significant effects (alone) in view of the conservation objectives of the site 

 Impacts Effects 

Lower River Shannon 
SAC 

Site Code – 00216 

Direct – None 

 

Indirect 

▪ Negative impacts 
(temporary) on surface water 
and water quality due to 
construction related 
emissions including 
increased sedimentation and 
construction related pollution.   

▪ Impacts on water quality from 
Wastewater discharge. 

 

The subject lands are not located within or directly adjacent to any Natura 
2000 area. The proposed works and operations associated with the 
proposed project will not physically disturb, degrade or remove the QI / SCI 
supporting habitats within the Lower River Shannon SAC due to the 
distance from the proposed development site.  Only indirect impacts are 
therefore possible. 

 

Wastewater will be treated on site before disposal to the foul water network 
and directed towards the Castletroy Wastewater plant (WWTP). 

 

Construction - During construction excavation works will expose the bed 
rock creating potential openings into the aquifer and allowing potentially 
contaminated water to enter the aquifer and therefore the Lower River 
Shannon SAC.  The GWB could be at risk of being contaminated by 
accidental hydrocarbon spills or from other contamination sources. 
Considering the extreme vulnerability of the site and the porous and 
permeable underlying bedrock, entry of pollutants to the groundwater body 
has the opportunity to flow downslope in a northerly direction towards the 
River Shannon and the Lower River Shannon SAC. This pollution, if of a 
significant scale and volume, can impact the aquatic QIs of the Lower River 
Shannon SAC,  Therefore, groundwater impacts on the Lower River 
Shannon SAC cannot be excluded, therefore mitigation measures are 
required. 
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Operation - While groundwater contamination and transport of pollutants to 
the Natura 2000 sites is not anticipated during the operational phase, this 
alteration of flow may impact downstream groundwater dependent habitats 
or species reliant on those habitats. However, none of the QIs of the Natura 
2000 sites are groundwater dependent habitats and considering the largely 
urbanised environment of the surroundings, this alteration should not have 
significant impacts on the Lower River Shannon SAC. 

 

 Likelihood of significant effects from proposed development (alone): Yes 

 If no, is there likelihood of significant effects occurring in combination with other plans or projects? n/a 

 Impacts Effects 

River Shannon and 
River Fergus Estuaries 
SPA 

Site Code - 004077 

Direct – None 

 

Indirect 

▪ Loss of greenfield site may 
result in the loss of 
supporting ex-situ habitats, 
and result in the loss of 
foraging, resting or roosting 
places for QI species. 

▪ Negative impacts 
(temporary) on surface water 
and water quality due to 
construction related 
emissions including 
increased sedimentation and 
construction related pollution.   

▪ Impacts on water quality from 
Wastewater discharge. 

 

Wastewater will be treated on site before disposal to the foul water network 
and directed towards the Castletroy Wastewater plant (WWTP). 

The site does not support ex-situ habitats that are suitable for waders and 
waterbirds that are QIs of the River Shannon and River Fergus Estuaries 
SPA. Furthermore, bird surveys carried out on site (see associated Ecology 
section of the EIAR) did not reveal the presence of QI birds on site. Any 
effects on QI birds would be indirect through effects on water; however, due 
to the size of the estuary and the volumes of water, and the size and scale 
of the development and potential runoff, birds are unlikely to be significantly 
affected by the development. QI birds are therefore not considered any 
further in this assessment. 
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 Likelihood of significant effects from proposed development (alone): No 

 If no, is there likelihood of significant effects occurring in combination with other plans or projects? 

There are no projects that can act in combination with this proposal, and which may result in significant 
effects to Natura 2000 areas. 

 

Summary of significant effects on Lower River Shannon SAC (Site Code 00216) 

▪ No direct loss in habitat area to Lower River Shannon SAC. 

▪ No fragmentation of habitat and/or species of the Lower River Shannon SAC. 

▪ No disruption and/ or disturbance to QI / SCI species of the Lower River Shannon SAC. 

▪ Groundwater quality may be reduced through construction leading to impacts on the Lower River Shannon SAC 

 

This large-scale project is large is located in an urbanised area, with the nearest surface waterbodies being approximately 1 km away, 

meaning the urban area likely acts a significant barrier to the generation of impacts on the Natura 2000 sites. However, significant effects 

through groundwater pathways cannot be excluded and therefore mitigation measures to protect groundwater are required. 

Step 4 Conclude if the proposed development could result in likely significant effects on a European site 

Based on the information provided, site visit, review of the conservation objectives and supporting documents, I consider that in the absence 

of mitigation measures beyond best practice construction methods, the proposed development has the potential to result significant effects 

on the Lower River Shannon SAC (Site Code 00216). 
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I concur with the applicants’ findings that on the basis of the screening exercise carried out above, it can be concluded that the possibility of 

likely significant impacts on the Lower River Shannon SAC, whether arising from the project itself or in combination with other plans and 

projects, cannot be excluded and that this conclusion has been reached due to the potential for groundwater contamination. 

Screening Determination - Finding of likely significant effects  

In accordance with Section 177U of the Planning and Development Act 2000 (as amended) and on the basis of objective information provided 

by the applicant, I conclude that the proposed development could result in significant effects on the Lower River Shannon SAC (Site Code 

00216) in view of the conservation objectives of a number of qualifying interest features of the site. 

It is therefore determined that Appropriate Assessment (Stage 2) under Section 177V of the Planning and Development Act 2000 of the 

proposed development is required. 
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Appendix 2 – Appropriate Assessment 

Appropriate Assessment 

The requirements of Article 6(3) as related to appropriate assessment of a project under part XAB, sections 177V [or S 177AE] of the 

Planning and Development Act 2000 (as amended) are considered fully in this section.  

Taking account of the preceding screening determination, the following is an Appropriate Assessment of the implications of the planning 

permission for a Large-Scale Residential Development (LRD) comprising the construction of 523 no. residential units of a variety of unit 

types, together with a crèche and associated site ancillary and landscaping works in view of the relevant conservation objectives of Lower 

River Shannon SAC (Site Code 00216) based on scientific information provided by the applicant. 

The information relied upon includes the following as submitted with the application: 

- Appropriate Assessment (AA) Screening & Natura Impact Statement (NIS) 

- Construction & Environmental Waste Management Plan 

- Construction Resource & Waste Management Plan 

- Civil Engineering Report 

- Storm Sewers & Systems Maintenance Plan 

- Surface Water Audit Stage 1 

- Storm Mains CCTV Report 

- Water Framework Directive Assessment Repo 

- Operational Waste Management Plan 

- Water Framework Directive Assessment Report 

- EIAR 
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- Uisce Eireann Confirmation of Feasibility 

- Uisce Eireann submission to LCC confirming that a Confirmation of Feasibility has been issued to the applicant advising that water 

and wastewater connections are feasible subject to upgrade. 

- Publicly accessible information on the NPWS website 

- Publicly accessible information on the EPA Website and the EPA Appropriate Assessment Tool. 

I am satisfied that the information provided is adequate to allow for Appropriate Assessment. I am satisfied that all aspects of the project 

which could result in significant effects are considered and assessed in the NIS and mitigation measures designed to avoid or reduce any 

adverse effects on site integrity are included and assessed for effectiveness. 

Submissions / Observations 

LC&CC Heritage Officer – noted that while mitigation measures are mentioned in the context of AA it should be made clear that these 

measures are standard in nature and not specific to this particular development. 

European Sites 

Lower River Shannon SAC 002165 

The project site shares the Limerick City East groundwater body with the Lower River Shannon SAC.  Coupled with the topography of the 

land, and the groundwater characteristics, a groundwater pathway to this SAC cannot be excluded. This groundwater pathway merges 

into an indirect surface water pathway when the groundwater pathway joins the River Shannon North of the project site. 

 

This large-scale project is large is located in an urbanised area, with the nearest surface waterbodies being approximately 1 km away, 

meaning the urban area likely acts a significant barrier to the generation of impacts on the Natura 2000 sites.  However, significant effects 

through groundwater pathways cannot be excluded and therefore mitigation measures to protect groundwater are required. 
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For each of the designated habitats occurring in the SAC, the Conservation Objectives are to maintain their favourable conservation 

condition. This is generally defined maintaining stable or increasing permanent habitat area and preserving associated species 

compositions. 

 

For each of the designated species occurring in the SAC, the Conservation Objectives are to restore their favourable conservation 

condition. This is generally defined maintaining stable or increasing populations and distribution. 

Full details are presented in the Conservation Objectives and supporting documentation as set out by the NPWS as follows: 

https://wwwnpws.ie/protected-sites/sac/002165 

 

The screened in QIs are: 

▪ Water courses of plain to montane levels with the Ranunculion fluitantis and CallitrichoBatrachion vegetation [3260] 

▪ Sea Lamprey Petromyzon marinus [1095] 

▪ Brook Lamprey Lampetra planeri [1096] 

▪ River Lamprey Lampetra fluviatilis [1099] 

▪ Salmon Salmo salar [1106] 

▪ Otter Lutra lutra [1355] 

 

Qualifying Interest features likely to be affected Potential adverse effects 

Petromyzon marinus (Sea Lamprey) [1095] 

Lampetra planeri (Brook Lamprey) [1096] 

Lampetra fluviatilis (River Lamprey) [1099] 

Reduced water quality may have a detrimental impact on species distribution 

Reduced water quality may have a detrimental impact on food source and animal health.  
Reduction in available habitat through water pollution 

https://wwwnpws.ie/protected-sites/sac/002165
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Salmo salar (Salmon) [1106] 

Lutra lutra (Otter) [1355] Reduced water quality may have a detrimental impact on food source and animal health.  
Reduction in available habitat through water pollution 

Water courses of plain to montane levels with the 
Ranunculion fluitantis and Callitricho-Batrachion 
vegetation [3260] 

Alteration of nutrient levels 

 

Mitigation Measures 

 

The above table is based on the documentation and information provided on the file and I am satisfied that the submitted NIS has identified 

the relevant attributes and targets of the Qualifying Interests. 

 

The focus of mitigation measures proposed are at preventing ingress of pollutants and silt into surface water and groundwater.  This is to be 

achieved via design (avoidance), supervision by a Project Ecologist, Environmental Clerk of Works (ECoW), application of specific mitigation 

measures and monitoring effectiveness of measures.  A Construction Environmental Management Plan (CEMP) has been prepared for the 

proposed development, and this contains construction mitigation measures, which are also set out in the NIS.  Measures are set out in 

Section 7 of the NIS and include as follows: 

▪ A Construction and Environmental Management Plan (CEMP) will be prepared for the proposed development. The CEMP covers 

mitigation measures that will reduce the impact of noise, vibration, dust, emissions, drainage and water quality, and waste management. 

The CEMP will also outline the measures to be taken in the event of an environmental emergency, such as chemical/oil spills. The CEMP 

will be drawn up with reference to Guidelines for the Creation, Implementation and Maintenance of an Environmental Operating Plan.   

▪ Implement Concrete Management Procedures 
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▪ Implement Water protection measures 

▪ Implement Pollution control measures 

▪ Implement groundwater protection measures 

▪ Prevent water infiltration to avoid groundwater contamination 

▪ Prevent water runoff from the site 

▪ SuDS to prevent infiltration of water and carry excess runoff to foul water network 

▪ De-watering of excavation to be carried out to prevent any infiltration 

▪ Use of silt busters with clean water to be discharged to foul water network 

▪ Ensure machinery is in good conditions 

 

The overall characteristics of the groundwater mean that the site is low sensitivity, however mitigation measures to protect groundwater are 

necessary. These measures are standard good practices measures including but not limited to: 

- Bunded storage areas for hydrocarbons as described in section 7.2.4 of the NIS 

- Hydrocarbons to be stored on spill pallets if ground cannot be made impervious as described in section 7.2.4 of the NIS 

-  Refuelling in designated areas as described in 7.2.4 of the NIS 

- A geotextile sheet will be laid within the boundaries of the foundations to prevent pollutant entries into the groundwater, with 

permeability of less than 1x10-8 m/s as described in the concrete management procedures. 

- De-watering of excavation will be carried out, with waters being circulated though a silt buster before being discharged to the foul 

water network. If possible closed loop de-watering should be considered to provide water for dust suppression and road cleaning. 

 

Once the development is complete, water runoff will be managed via SuDS, and water retaining measures that are designed to withstand 

storm and flood events.  This water retention will allow for potential contaminants to be filtered and for sediments to be retained before the 
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waters discharge into the drainage network. In doing so, risk of contamination to the surface water network will be minimised. Furthermore, 

by retaining the water and allowing for a slow release, the risk of in-combination impacts will also be minimised. The SuDS will not allow for 

infiltration into the groundwater.  The drainage system will be equipped with oil interceptors of sufficient size for the area, and for extreme 

weather events. Attenuation tanks have been designed for a 1 in a 100year storm event + 20% climate change allowance. The discharge 

rate will be controlled with an inline HydroBrake fitted in the outlet manhole from the new attenuation tank and will control flow to discharge 

at 3.2 l/s to the existing adjacent open drainage culvert. 

 

I would note also that the EIAR sets out a range of mitigation measures that either directly or indirectly related to measures to ensure surface 

water and ground water is not contaminated (and these are summarised in Chapter 15 of the EIAR). 

 

At the operational stage the embedded mitigation measures, including oil interceptors and SuDS will retain water, and filter sediments and 

particulate matter from entering foul water network and/or running off the site. The interceptors will be equipped with an alarm and will be 

maintained following manufacturer guidance. Any amount that does flow off site will be minimal and is not expected to be in sufficient quantity 

to impact the QI species or habitats. Therefore, no operational impacts are anticipated. 

 

If the recommendations in the CEMP, this NIS and the relevant sections of the EIAR are followed, then there should be no impact on water 

quality or any other qualifying interest of the Lower River Shannon SAC. Therefore, no residual impacts are anticipated on the Lower River 

Shannon SAC. 

 

It is my view that these are best practice standard construction management and surface water management measures which have not 

been designed or intended to avoid or reduce any harmful effects of the project on a European Site. The measures are otherwise 
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incorporated into the applicant’s Construction Environmental Management Plan (CEMP), the EIAR, and other elements of the documentation 

and drawings submitted, and I do not consider that they include any specific measures that would be uncommon for a project of this nature. 

 

The overall effect on the integrity of the Lower River Shannon SAC (Site Code 002165) can be summarised as follows: 

▪ Following mitigation, no significant adverse residual impacts have been identified that will hamper or delay achievement of the 

conservation objectives of the Lower River Shannon SAC 

▪ Potential adverse impacts on the habitats or protected species of the Lower River Shannon SAC are not expected given the mitigation 

measures that have been detailed. 

▪ Potential impacts to key species of the Lower River Shannon SAC are not expected, as impacts can be avoided by implementing the 

mitigation measures detailed in this NIS and the CEMP. 

▪ Potential impacts to key species for which the Lower River Shannon SAC are designated are not expected, as impacts can be avoided 

by implementing the mitigation measures detailed in this NIS and the CEMP. Population sizes and ecosystem function will be maintained. 

▪ Protected species will not be significantly displaced, and the distribution areas of species in the Lower River Shannon SAC will be 

maintained. 

▪ Potential impacts resulting in fragmentation of species or habitats of the Lower River Shannon SAC are not expected as impacts can be 

avoided by implementing the mitigation measures detailed. 

▪ Potential adverse impacts on key features of the Lower River Shannon SAC are not expected, as impacts can be avoided by 

implementing the mitigation measures detailed in the NIS and CEMP. Prey and food resources will not be affected; water quality will not 

be affected. 
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▪ Potential adverse impacts via surface water; land and air; and groundwater pathways identified during the screening process can be 

mitigated against.  The conservation objectives of the Lower River Shannon SAC that allow favourable condition of the site have been 

assessed individually, and no adverse effects on the measures of favourable condition will occur. 

▪ Potential impacts to the population size, density or balance of key species are not expected, as impacts can be avoided by implementing 

the mitigation measures detailed in the NIS and CEMP. 

 

Taking the above into consideration, no significant adverse effects are considered likely in relation to surface water runoff impacts on Lower 

River Shannon SAC (Site Code 002165) qualifying interest through water quality degradation and / or alteration of habitat quality by reason 

of construction and / or operational impacts associated with the proposed development.  Mitigation measures are captured in planning 

condition no 2 of the recommended conditions of this report above. 

 

In-Combination Effects 

An assessment of plans and projects with the potential for in-combination effects in association with the proposed development was 

undertaken and included the following: 

▪ Limerick Development Plan 2022-2028 

▪ Limerick Biodiversity Action Plan 2025-2030 

▪ River Basin Management Plan 2022-2027 

▪ Other projects granted planning permission in the vicinity of the site 

Two residential developments including an LRD were identified within the locality works that may have cumulative and/or combination effects 

on the proposed works. These are listed and discussed further in Table 8-1 of the NIS.  The NIS submitted with the identified LRD concluded 
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that, subject to the implementation of the mitigation measures outlined, the proposed works would not result in any adverse effects either 

individually or in combination with other plans or projects on the relevant European sites in relation to the sites conservation objectives 

The NIS concluded that following mitigation, no adverse impacts from changes in water quality during construction or operation were 

identified in the plans or projects described therein. In summary, no measurable in-combination impacts are likely to Lower River Shannon 

SAC (Site Code 002165). 

It is acknowledged that other developments have a potential cumulative impact on the surface water drainage network.  However, as the 

project will not result in significant negative impacts it will not have the potential to combine with other projects in the surrounding area to 

result in cumulative significant effects to the local environment or Natura 2000 sites occurring in the wider surrounding area. 

I am satisfied that in-combination effects has been assessed adequately in the NIS. The applicant has demonstrated satisfactorily that no 

significant residual effects will remain post the application of mitigation measures and there is therefore no potential for in-combination 

effects. 

Findings and Conclusions 

The applicant determined that provided that the mitigation measures outlined are strictly adhered to, adverse effects as a result of the 

proposed development are not likely to occur on the Lower River Shannon SAC (Site Code 002165). 

 

The proposed project is identified in having potential impacts on the Lower River Shannon SAC.  Adverse effects may occur during the 

construction phase through groundwater pathways. Where potentially significant adverse impacts were identified, a suite of mitigation and 

avoidance measures have been stipulated to offset them. With the recommended mitigation proposals in place and, provided the mitigation 

measures are effectively managed, a residual impact of 'not significant' and no in combination effects with other projects and plans is 

anticipated. 
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Reasonable Scientific Doubt 

I am satisfied that no reasonable scientific doubt remains as to the absence of adverse effects. 

 

Site Integrity 

The proposed development will not affect the attainment of the conservation objectives of the Lower River Shannon SAC (Site Code 002165).  

Adverse effects on site integrity can be excluded and no reasonable scientific doubt remains as to the absence of such effects. 

Appropriate Assessment Conclusion: Integrity Test  

In screening the need for Appropriate Assessment, it was determined that the proposed development could result in significant effects on 

Lower River Shannon SAC (Site Code 002165) in view of the conservation objectives of those sites and that Appropriate Assessment under 

the provisions of S177U/ 177AE was required. 

Following an examination, analysis and evaluation of the NIS, all associated material submitted, I consider that adverse effects on site 

integrity of the Lower River Shannon SAC (Site Code 002165) can be excluded in view of the conservation objectives of these sites and that 

no reasonable scientific doubt remains as to the absence of such effects.  

My conclusion is based on the following: 

▪ Detailed assessment of construction and operational impacts. 

▪ To maintain the special conservation status of existing bird species and extent of habitat. 

▪ Effectiveness of mitigation measures proposed. 
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▪ Application of planning conditions to ensure application of these measures. 

▪ The proposed development will not affect the attainment of conservation objectives for the Lower River Shannon SAC (Site Code 002165) 
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Appendix 3 - Water Framework Directive Impact Assessment - Screening 

Stage 1 Screening 

Step 1: Nature of the Project, the Site and Locality 

ABP Ref. ACP-324286-26 Townland, address Greenfield, Ballincollig, Cork 

Description of project The development will consist of the provision of a large residential development comprising 523 

no. residential units of a variety of unit types, together with a crèche and associated site ancillary 

and landscaping works. A full description of the proposed development is included in Section 2.0 

of this report above. 

The proposed development includes limited excavations for building foundations, drainage 

infrastructure, and basement. A section detailing building foundations and existing and proposed 

ground profiles is shown in drawing F0755-DE-GAR-CE-014. The proposed finished ground 

profiles are similar and in some cases higher than existing ground profile, with some areas where 

it is slightly lower. 

An Environmental Impact Assessment Report (EIAR), a Natura Impact Statement and Water 

Framework Directive Assessment Report have been prepared in respect of the proposed 

development.  Chapter 7 Material Assets: Built Services, Chapter 8 - Material Assets: Waste, 

Chapter 9 - Land and Soils and Chapter 10 - Water and Hydrology of the EIAR are relevant in 

this screening assessment 

A Construction Environmental Management Plan (CEMP) has been prepared for the proposed 

development and includes design measures which will be put in place by the appointed contractor 
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during the construction stage which will manage, minimise, and mitigate any potential 

environmental impacts that may arise during construction.  These measures were assessed in 

the submitted Water Framework Directive Assessment Report (WFDAR) as an integral part of 

the design of the proposed development.  Detailed mitigation measures presented in the EIAR 

and the CEMP are set out in Section 3.1.3 of the WFDAR. 

Brief site description, relevant to WFD 

Screening 

The Groody River is located approx. 750m west and the River Mulkear is located approx. 1.044km 

east of the proposed development. Both are tributaries of the River Shannon, which is located 

970m to the north. There are no surface watercourses on the site itself. 

 

This is a greenfield site situated approx. 3km east of Limerick City, in the area of Newcastle. 

Newcastle is a largely residential area, close to the University of Limerick.  The site is at a local 

topographic high point, being approx. 35-60m above sea level, with topography gradually falling 

off in all directions but particularly to the north and west. On the site itself, the southern half is 

relatively flat, while levels in the northern half fall off to the north.   

There are no water courses, drainage ditches, bodies of open water or habitats which could be 

described as wetlands on site. 

 

Hydrogeology - The proposed site is located within the Limerick City East (IE_SH_G_138) 

groundwater body. The waterbody was classified as Good status for the most recent Water 

Framework Directive reporting period (2019-2024) and is at Risk of not achieving its WFD 

objectives. 
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Groundwater Vulnerability - Groundwater vulnerability at the site is classed as rock at the surface 

or karst in the northern section and at a small on the south-west.  The remainder of the site is 

classed as extreme.  The groundwater vulnerability classification at the site indicates that 

groundwater in the area is highly vulnerable to human activities. 

 

Aquifer - According to the GSI map viewer, the bedrock aquifer underlying the site is of local 

importance, being moderately productive only in local zones. Approximately 2.6km east of the 

site is an aquifer that is classified as a regionally important aquifer – Karstified (diffuse). 

 

Groundwater Extractions - There are no registered groundwater abstractions on site. The closest 

abstraction site is located c. 1km to the west.  There are no groundwater monitoring sites in the 

vicinity for Group Water Schemes, Public Water Supplies, Regional Water Supply Schemes, or 

Source Protection Zones, nor are there any Group Water Scheme abstraction sites. 

 

Importance Rating - Based on the NRA methodology outlined in Table 9-1 of the EIAR, the criteria 

for rating site importance of geological and hydrogeological features, the features at this proposed 

development site are rated as Low Importance. This is based on the assessment of their attributes 

outlined in the sections above. 

 

The site does not contain any surface water bodies, nor are there any in the immediate vicinity. 

No surface water bodies were recorded during the site visit. The nearest surface waterbodies are 
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the Mulkear (Limerick)_050 and the Groody River/Shannon (Lower)_060. There were no 

drainage ditches observed on the site that may connect the site to these waterbodies. 

 

The site is situated within the Lower Shannon WFD catchment, Shannon [Lower] sub-

catchment_090 and the Shannon [Lower] sub-basin_060. 

 

The Lower Shannon catchment is 1,041km sq. in area (EPA, 2021), with the main sub-

catchments being the Shannon [Lower] sub-catchment_090 and the Mulkear_SC_020. The River 

Groody is contained entirely within the Shannon [Lower]_SC_090 sub-catchment. The River 

Shannon flows into the catchment from Lough Derg before branching into the Old River Shannon 

channel and the Ardnacrusha headrace at Parteen Weir. The Mulkear River and its main 

tributaries; the Dead, Bilboa and Kileengarrif Rivers drain the majority of the Lower Shannon 

catchment. 

 

The sub-catchments are further divided into river sub-basins. River sub-basins act as the 

management and reporting units for the Water Framework Directive. The proposed development 

is located within SHANNON (LOWER)_090 sub-basin. Pressures acting on the SHANNON 

(LOWER)_090 sub-basin include urban runoff, agriculture, and Domestic Waste Water (EPA, 

2021). 

 

A Water Framework Directive (WFD) Assessment Report has been prepared for the proposed 

development. The report considers the potential for effects on designated WFD waterbodies as 
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a result of the proposed development, and concludes that the development will neither lead to a 

deterioration in status of any WFD waterbody, nor jeopardise the attainment of good water status 

for any WFD waterbody. The WFD Assessment considers the mitigation measures outlined in 

this chapter, as well as in Chapter 9 Land, Soils, Geology and Hydrogeology, and Chapter 6 

Biodiversity of the EIAR, and in the Construction Environmental Management Plan prepared by 

Garland Consulting. 

 

The site is situated within the Lower Shannon WFD catchment (25D). The catchment is 1,041km² 

in area according to the 3rd Cycle Draft Lower Shannon Catchment Report (EPA, 2024). 

 

The proposed development site is entirely located within the Shannon [Lower]_SC_090 sub-

catchment.  The sub-catchment contains four river waterbodies, including the Groody River, 

which is approx. 750m west of the site and flowing from south to north, and the River Mulkear 

approx. 1044m east and also flowing from south to north. Both are tributaries of the River 

Shannon, which is located 970m to the north, flowing generally west. There are no surface 

watercourses on the site. 

 

The site is located within the Shannon (Lower)_060 WFD river waterbody area. There are no 

surface watercourses within the site boundary.  The nearest mapped watercourses are the River 

Shannon (approx. 950m to the north), a tributary of the Shannon (the Groody River, approx. 750m 

to the west), and the River Mulkear, also a tributary of the River Shannon approx. 1km to the 

east. 



ACP-324286-26 Inspector’s Report Page 169 of 175 

 

The River Shannon downstream of the site flows into the Limerick Dock transitional waterbody. 

The site is also underlain by the Limerick City East WFD groundwater body, which forms the 

relevant subsurface hydrological receptor for the proposed development. 

 

The site is in Flood Zone C, with no historic or predicted flood events, and is not at risk under 

CFRAM flood scenarios. The site is also at a local high point of 40-60m, with the surrounding 

land in all directions being lower, and flood zones in the area being confined to land around 10-

20m. With this in mind and considering the site’s location in relation to the nearest waterbodies, 

the site is at low risk of flooding and no Flood Risk Assessment (FRA) was submitted for the 

proposed development 

 

Proposed surface water details The proposed surface water management system has been designed in accordance with the 

principles of Sustainable Drainage Systems (SuDS). Surface water will attenuate to 11 no. 

attenuation tanks, which provide greater capacity than the equivalent 100-year return period 

storm event. The attenuation outflows will be fitted with flow control devices which will limit 

discharge to the pre-development greenfield runoff rate.  The SuDS strategy includes a 

combination of measures such as gullies, private and public permeable paving, and bioretention 

areas. In addition to the natural filtering which will be provided by these measures, each surface 

water catchment on site will be fitted with a hydrocarbon interceptor to remove contaminants and 

silt from the surface water before discharging from the site.  The proposed drainage layout and 

location of SuDS features is shown in the drawings F0755-DR-GAR-CE-020 and F0755-DR-

GAR-CE-021. 
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The storm water drainage network for the proposed development includes Sustainable Urban 

Drainage Systems (SUDS) including bioretention areas, permeable paving, attenuation tanks, 

and a hydro brake limiting outfalls to the calculated greenfield runoff rates.  This design will ensure 

that stormwater falling on site is sufficiently attenuated and filtered prior to discharging from the 

site. The inclusion of a hydro brake flow control device also means that the current greenfield 

runoff rate will not be exceeded once the development is operational. 

Proposed water supply source & 

available capacity 

Uisce Eireann mains water connection. 

A review of the Uisce Eireann Capacity Register (Published April 2026) at the time of writing this 

report indicated “capacity available” in Limerick and Suburbs to meet 2034 population targets.  I 

am satisfied that no issues arise in relation to water supply subject to compliance with the 

requirements of Uisce Eireann.  

No capacity issues identified. 

Proposed wastewater treatment 

system & available capacity 

Uisce Eireann Wastewater connection subject to upgrades. 

The site is part of the Castletroy WWTP agglomeration area, and wastewater entering the public 

sewer network in the site area flows to Castletroy WWTP, where it is treated and discharged to 

the River Shannon.  According to the EPA, the plant design population equivalent (PE) for 

Castletroy WWTP is 45,000, and the current PE for the agglomeration is 39,844. In addition to 

this, planning permission has been granted for upgrade works to the WWTP, which will increase 

the capacity by approx. 70%.  Castletroy WWTP and its upgrade works are subject to a 

compliance and permitting process overseen by the EPA with regard to the relevant European 

Directives. The Annual Environmental Report (AER) for the plant, outlines the monitoring and 
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compliance regime for the WWTP; the most recent AER showed that the plant is fully compliant 

with its licence requirements. 

A review of the Uisce Eireann Capacity Register (Published April 2026) at the time of writing this 

report indicated “spare capacity available” in the wastewater treatment capacity at Castletroy 

WWTP (Reg D0019).  I am satisfied that no issues arise in relation to wastewater drainage 

capacity subject to compliance with the requirements of Uisce Eireann. 

No capacity issues identified. 

Other  n/a 

Step 2: Identification of relevant water bodies and Step 3: S-P-R connection 

Identified 
Waterbody 

Distance to (m) Waterbody 
name(s) (code) 

WFD 
Status 
2019 - 2024 

 

Risk of not 
achieving WFD 
Objective 2016 - 
2021 

Identified 
pressures on 
the 
waterbody 

Pathway linkage to 
water feature  

Groundwater 
Waterbody  

 

Underlying site Limerick City 
East 
(IE_SH_G_138) 

Good At risk  Ag, DWTS Drainage to 
groundwater 

River Waterbody 

 

c1km to the 
west 

Shannon 
(Lower)_060 
(IE_SH_25S012
600) 

Moderate Review None 
identified 

Surface water runoff 

Transitional 
Waterbody 

c6km to the 
west 

Limerick Dock 
(IE_SH_060_090
0) 

Moderate 

 

At risk 

  

HYMO Surface water runoff 
and wastewater 
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Step 4: Detailed description of any component of the development or activity that may cause a risk of not achieving the WFD 
Objectives having regard to the S-P-R linkage. 

CONSTRUCTION PHASE 

No. Component Waterbody 
receptor  

Pathway  

(existing and 
new) 

Potential for 
impact / what is 
the possible 
impact 

Screening 
Stage 
Mitigation 
Measure  

Residual 
Risk (yes/ 
no)  

Detail 

Determination to 
proceed to Stage 2.  
Is there a risk to the 
water environment?  

1.  Site clearance 
& construction 

Groundwater 
Waterbody 

 

Limerick City 
East 

 

Drainage through 
soil / bedrock 

Reduction in 
groundwater 
quality from 
pollution of 
surface water 
run-off 

 

Use of 
Standard 
Construction 
Practice 
together with 
design 
measures as 
set out in the 
EIAR and 
CEMP. 

No Screened out  

2.  Site clearance 
& construction  

River 
Waterbody 

 

Shannon 
(Lower)_060 

None 

 

Water Pollution - 
Deterioration of 
surface water 
quality from 
pollution of 
surface water 
run-off during site 
construction 
entering either 
the Groody or 
Shannon. 

Use of 
Standard 
Construction 
Practice 
together with 
design 
measures as 
set out in the 
EIAR and 
CEMP 

No  Screened out  

3.  Site clearance 
& construction 

Transitional 
Waterbody 

 

None 

 

Water Pollution - 
Deterioration of 
surface water 

Use of 
Standard 
Construction 

No  Screened out  
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Limerick Dock 

 

quality from 
pollution of 
surface water 
run-off during site 
construction 

Practice 
together with 
design 
measures as 
set out in the 
EIAR and 
CEMP 

OPERATIONAL PHASE 

1.  Surface water 
runoff and 
groundwater 
discharges 

Groundwater 
Waterbody 

 

Limerick City 
East 

 

Drainage through 
soil / bedrock 

Reduction in 
groundwater 
quality 

SUDS and 
greenfield 
discharge 
rates.  The 
operational 
drainage 
design of the 
proposed 
development 
includes SUDS 
measures, 
hydrocarbon 
interceptors, 
silt traps, 
attenuation 
and storage 
areas which 
will ensure that 
surface water 
discharging 
from the site is 
of good quality. 

No  Screened out  

2.  Surface water 
run-off 

River 
Waterbody 

None None SUDS and 
greenfield 

No Screened out  
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Shannon 
(Lower)_060 

discharge 
rates.  The 
operational 
drainage 
design of the 
proposed 
development 
includes 
SUDS 
measures, 
hydrocarbon 
interceptors, 
silt traps, 
attenuation 
and storage 
areas which 
will ensure that 
surface water 
discharging 
from the site is 
of good quality 

3. Surface water 
run-off 

Transitional 
Waterbody 

 

Limerick Dock 

 

None None SUDS and 
greenfield 
discharge 
rates.  The 
operational 
drainage 
design of the 
proposed 
development 
includes 
SUDS 
measures, 
hydrocarbon 

No  Screened out  
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interceptors, 
silt traps, 
attenuation 
and storage 
areas which 
will ensure that 
surface water 
discharging 
from the site is 
of good quality 

DECOMMISSIONING PHASE 

1. Decommissioning is not anticipated as this is a permanent residential development. 

 


