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13th August 2025

Case Reference: SU26.322985

Clonmines, Wellingtonbridge, Co. Wexford – camping/camp site enterprise.

Dear An Coimisian Pleanala,

I am writing to you in relation to this unauthorized, privately run camping/campsite business which is
located within/adjacent to the Bannow Bay Special Protection Area (SPA) IE0004033 and Special
Area of Conservation (SAC) IE0000697.

The applicant has been operating this business without any regard to proper planning and has failed to
comply with an enforcement order from Wexford county council (ref: PE016C>/2020)). The business is
located in a coastal and scenic position in a quiet, rural area.

The owner of this unauthorised campsite business has ignored the enforcement order taken by
Wexford County Council and has, in fact, significantly expanded the scale of the business since the
enforcement order was served.

For evidence of this, please note the following exhibits in the appendix to this letter:
Exhibit 1: Google maps image outlining expansion of the works on site that should require
planning permission despite an enforcement order being in place.

Exhibit 2: Deep cutting in the shale to create another campervan parking area directly onto
the foreshore (despite the enforcement order).

Exhibit 3: Google maps image outlining expansion of the campsite footprint into both
northern and southern agricultural fields.

Exhibit 4: Google maps image showing new hard paving areas developed during 2025
(despite the enforcement order).

Exhibit 5: Image of the expanded area to the North of the site into another adjacent piece of
agricultural land
Exhibit 6: Image of the expanded area to the south of the site into another adjacent piece of
agricultural land.
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As part of this correspondence, I would like to highlight the great work of a genuine local
community/tourism initiative. This relates to Bannow Historical Society and can be evidenced via
planning application 20201083 to Wexford County Council to improve an existing parking
area/viewing area of the “Little Sea” (which is directly opposite this campsite). This work was
subsequently completed at a not insubstantiaI cost.
As a result of the unauthorised campsite business’ continued operation, please note the actual “view
from the Little Sea viewing point. See exhibits 7, 8 and 9 for reference.

The campsite business is a blight on the landscape and significantly injures visual amenity all across
the Bannow Bay special area of conservation.
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The foregoing is mostly for background purposes. I would note the following specifrc reasons as to
why substitute consent should not be granted for this private business.

1 Severe noise pollution:
The applicant has been operating a campsite business without the appropriate planning
permission in recent years. During the season (April/May to late September), there appears to
be open-air live music/bands playing on a number of evenings per week (at least 3 nights per
week/sometimes 4 nights per week). The late-night music (which often takes place up to
11 pm or even later) is so loud that it is audible from at least 2 kilometres away. Many local
residents (particularly elderly and those with young children) have been negatively impacted
by this noise pollution. With speakers in open locations and loud “bass”, the music can be is
clearly audible (and very loud) inside local residential homes.
From a personal perspective, there have been times when one of my young children comes
out of their room after bedtime saying “Daddy, I can’t sleep, why is that party music so
loud?”. This should never happen in such a quiet, rural area.
I have enclosed a link (via email) to a recording of observed noise volumes from both inside
and outside my home late at night from the campsite’s open air music events.

This noise is severely injurious to the residential amenity of many local residents and the
development should therefore not be permitted to continue its operation.
See exhibit 10 outlining that there is a large population within 2km of this campsite. I have
also heard from others that the music is very loud as far away as Grantstown (3km+?).
Exhibit 10 is therefore conservative in terms of the number of residents who are regularly
experiencing uncomfortable noise from this development.

It is worth noting Exhibit 11, which details a Feb 6th, 2021 article in the Wexford people
which references the applicant site and notes in the first line of the article that “Last Summer,
music blared across Roches Campen?an and Campsite in Clonmines...” .
Music blaring is a good way of describing the negative experience of local residents in recent
years

A google review, Exhibit 12, highlights the levels of noise pollution generated by the site. I
quote from the review: “My biggest problem was the late night revellers in the hard standing
area. Kept us awake until 3am despite signage requesting no loud noise after 1 1 pm, this was
not enforced” .

I would also like to note a recent decision by Wexford County Council granting permission to
Blackstairs Glamping Limited (Planning Ref: 20241081) for glamping pods with hot tubs.
One of the conditions associated with that that granting of planning permission was that
noise emanating from the development shaLI not cause to be measured outside of any

dwelling area, during the hours of7am to 91>m a noise level of 55 dB( A), and during the
hours of9pm to 7am, on Sundays and bank holidays a noise level of 42bB(A). The noise is
also not to be impulsive in nature or have any tonal element which is 5dB(A) above the
adjacent frequencies” .

The reason for this condition was noted as being:
“To protect the residential amenities of the adjoining dwellings and in the interests of public
health

Unfortunately, residents who live close to the applicant campsite business (Roches) currently
have no such protections. Local residences within a 2km plus radius of Roches campsite are
subject to noise pollution that far exceeds these (or any reasonable) levels – however there
has been no sanction whatsoever and the residential amenity of many local residents
(including elderly and those with young children) is materially negatively impacted.
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Loud music and outdoor concerts 3-4 times per week are wholly inappropriate in a quiet, rural
settrng.

2. Visual Amenity. Having regard to the open, elevated, coastal aspect of this site, which enters
directly into Bannow Bay, the proposed development, particularly when fully occupied
during busy summer periods represents a wholly incongruous development and feature in this
landscape. Its continued operation would seriously injure the visual amenities of this highly
scenic and visually sensitive area.
It is contrary to Objective L01 of the Wexford County Development Plan (volume 12:
Strategic Environmental Assessment Environmental Report) which requires proposals to have
regard to the landscape character units and their assigned landscape sensitivity and relevant
guidelines. It is also contrary to objective L05 : To ensure that developments are not unduly
visually obtrusive in the landscape, in particular, in or adjacent to the Upland, River Valley,
Coastal or Distinctive Landscape Character Units

A recent local example of a planning application for a small, single-story residential dwelling
(Wexford County Council planning reference: 20250125) which is located close by (and also
overlooking Bannow Bay) may be relevant. The wording of Wexford county councils
planning report is thus: “The proposed dwelling has not been designed taking into account
the highly sensitive nature of the landscape and would be prominent) located on an
unscreened site in close proximity to a distinctive coastal landscape. The proposed
development would tikeL] result in an obtrusive feature on the landscape and thereby distract
from the views, prospects and special amenity value of the coastal landscape and would set
an inappropriate and undesirable precedent for further development of this nature” . The
above wording relates to a simple single story residential dwelling. When such stringent
criteria are applied to a single dwelling, one would imagine that a campsite/campervan park
occupying hundreds of metres of coastal land at a similar location in an unscreened
development would at least need to be considered as having a similar, if not more severe,
impact, on visual amenity.

3. Negative impact on wildlife within Bannow Bay Special Protection Area (SPA)
IE0004033 and Special Area of Conservation (SAC) IE0000697:
The above-mentioned noise pollution should be considered as one aspect of many that could
have a negative impact on wildlife within the Bannow Bay.

Bannow Bay is a Special Protection Area for thirteen named species of geese, ducks, waders
together with wetland and waterbirds in general (i.e. Light-bellied Brent Goose (as noted
below), Shelduck, Oystercatcher, Golden Plover, Grey Plover, Lapwing, Know, Dublin,
Blacktailed Godwit, Bar-tailed Godwit, Curlew and Redshank.

The applicants “NATURA” report which was submitted to Wexford County Council in late
2022 (planning reference 20211928) highlighted the following concerns which are worth
repeating here:
Section 9.1.13 notes that “increased numbers of people on the subject site will likely lead to
increased numbers of people descending onto the foreshore .... It is therefore probable that
feeding and/or roosting wild birds will be disturbed via movements, noise etc, from traffIC and
people using the proposed campsite”
Table It'. “ the potential for disturbance is likely to be high on occasion“ .
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As Bannow Bay is a legally designated area for the protection of wild birds
(htps://www.irishstatutebook.ie/eli/201 1/si/592/made/en/print), the proposed development
should not be permitted based on the above observations alone.

There was previously (and perhaps still is) a healthy Eurasian Otter population in the Bay
close to this unauthorised development.

4. Potential negative impact on water quality of Bannow Bay.
Bannow Bay is already an area that is described as being “at risk” of not achieving good
water quality (as per Irish Water, the EPA).
Anecdotal local evidence would also suggest that the water quality of Bannow Bay has
deteriorated in recent years – this has, perhaps coincidentally, occurred at the same time as
this camper park has been operating without planning permission.

I would highlight the following comments from the applicant’s “Natura report” submitted to
Wexford County Council as part of application 20221465 in late 2022, “Permission for the
proposed development of lands to be used for a camper, caravan & campsite and for the

change of use of 2 no. agricultural buildings; shed A to be changed to a communal use
building which includes toilet facilities, and shed B to be changed to a covered area for
seating and refreshments and a new treatment plant & percolation area”.:
Table 12: “the proposed development has the potential to cause a deterioration in the water
quality that sustains the wetland site at Bannow Bay”.
Section 9.1.24: “Consequences of the above assessment (Table 12), it is concluded that
advancement of the proposed development has an indirect potential to impact negatively on
the adjoining mudflats and that that impact has the potential fo &e signifIcant . . ...”

The crowds on site during the summer months at this camping business are sizeable (note
exhibits 13 & 14). It begs the question as to how human waste is being disposed of. Many
local residents are rightly being asked to have their residential waste treatment systems
inspected by Wexford County Council to ensure they are operating efficiently and not
creating any environmental issues. I wonder how environmental concerns regarding human
waste are being applied to this campsite business, which regularly has hundreds of people on
site?

As long as this campsite continues to operate, the risk of environmental pollution to Bannow
Bay Special Area of Conservation increases every year.

A 2023 EPA report on water quality specifically noted concerns regarding high phosphate
levels in many areas, including estuaries. This is often caused by factors such as poorly
treated wastewater from sewage plants and agricultural run off. The former would clearly be
considered a concern with this campsite.

It is also worth noting that Wexford county council has been highlighted by the EPA (in late
2024) as being one of 6 counties which failed to achieve a “strong or excellent” score in 10 or
more of the 20 priority areas. Dr Tom Ryan, Director of the EPA’s Office of Environmental
Enforcement said that leadership was needed at local authority level. “The effective
enforcement of environmental law is essential to identify polluters and non-compliant
operators, and to hold them to account. Local authority leadership is critical in delivering
better environmental outcomes through the prioritisation of environmental enforcement and
the appropriate allocation of resources.

PI

This is not surprising when certain local politicians appear to advocate for and on behalf of
non-compliant businesses such as Roches campsite.
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5. The applicants Natura report accompanying the substitute consent application contains
some concerning findings:
It is worth highlighting that the “Remedial Screening Report and a Remedial Natura Impact
Statement” compiled by SWC Promotions has been sourced and paid for by the applicant in
question. As a result, one should not be surprised by the conclusions of that report.
I would note that the report was compiled largely via desk-based analysis, accompanied by a
site visit on 7th January 2025. Hence, the author of the report was unable to assess the real
level of activity on site during the busy summer months (e.g. number of people and vehicles
on site, where those people and vehicles are located, the level of waste produced, noise
pollution, activity on the foreshore).

A closer inspection of the report reveals some concerning (but unsurprising) findings. :

• The slipway constructed directly into Bannow Bay SAC/SPA was constructed with

'neither planning permission, aforeshore license or consent form the Minister regarding
Activities Requiring Consent ( ARC’s) in the protected areas were sought for either the
slipway, the land reclaimed from the foreshore, or their associated coastal protection
works ”. This follows a theme of the applicant’s disregard of proper planning regulations
for the site at large.
Given this history, how could An Coimisi6n Plean£la have any confidence in the
proposed “mitigation measures” noted in the report commissioned on behalf of the
applicant?
Page 36: Section 3.8.6. The author of the report notes that “ the timber piling (shown in
the picture ) suggests that a jetty is under construction ”. This is yet another example of a
complete disregard of proper planning by the applicant. A new jetty here would have the
potential for even greater disturbance to wildlife (e.g noise pollution from engine-
powered craft) and water pollution (fuel/oil leaks) from engines.

The author notes on page 38 that “ it (the site) was used for a campsite but has reverted fo
pasture as part of a working dair) farm. When the campsite was in operation, the fIeld as
essentially an undisturbed grassland for at least fIve months of the year.. ” The author of
this report appears unaware that the campsite has been operational effectively year around
(albeit with seasonal peaks from mid-March to late September) for the past number of
years

P. V-. “The answers given above (Figure 30) indicate that the application site may have
the potential to impact on a protected Natura 2000 site”

“Will the advancement of the appliciation result in the loss, reduction, alteration
or fragmentation of habitat from any Natura 2000 site, make any habitat more
vulnerable to change or less resilient to external change. Answer: Yes.

0

P. 55: Identified impact on habitats, species and water quality.
P. 57: “It is considered that a certaintN exists that loss of habitat will occur from the
Bannow Ba) Natura 2000 site, and that a likelihood (read as possibility) exists of both
disturbance occurring of wild birds that are qualifying interests of the site, and pollution
from runoff of deleterious matter from the application site entering surface drains and/or
groundwater with subsequent onward flow to the adjoining bay resulting in a
deterioration in the quality of the waters that sustain the Bannow Bay Natura 2000 site
and the biodiversity it supports.

Pages 74-75: Impact on mudflats and sandflats:
Damaging impacts may arise from the proposed development promoting

recreational activities adjoining shore and in the adjoining waters.
Negative because it is a conservation objective to maintain and/or increase the
area of the mudflat habitat

0

0
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o Possible significant (damage)

o Possibly permanent in nature.

Pages 76-78: outlines the significance of the “Kiltra subsite” area (which directly
surrounds the applicant site) in terms of roosting bird populations. It is abundantly clear
that noise pollution, environmental pollution and activity from visitors to this campsite
business could have a severe, permanent negative impact on bird populations.

•

6. Recommendation of Wexford County Council’s own Environment section dated
February 2-d, 2022.
Please note the formal opinion of Wexford County Council’s Environment section regarding
planning application reference 2021 1928 by this applicant at this same site (“agricultural
sheds”). The letter is included in the appendix in full (exhibit 15) and I would highlight the
following comments from the Environment section:

“ it is considered that the development poses a very serious risk of pollution to the adjacent
sheltpsh waters in Bannow BaI, which Bord lascaigh Mhara have informed us is worth in
excess of 3 million euro to the local economy, and which is already under pressure due to a
number of water qualiFy incidents”

The comments above regarding the value of this shellfish industry to the local economy are
significant. This potential negative impact would significantly outweigh any short-
term/seasonal tourism-related benefits for the local economy were this campsite business
allowed to continue operating.

Any potential for serious water pollution (e.g. from treatment plant, chemical waste) arising
from this unauthorised campsite business should be considered as significant concerns for the
local shellfish industry and hence for the local economy. The potential impacts (should
pollution occur) are too large to be ignored.

7. The site is currently subject to a Planning Enforcement Order (PEt)160/2020).
The applicant provided undertakings to Wexford county council (reference exhibit 16, letter
Roche dated 9th February 2022, as part of planning application 20211928) that:
“ the toilets were used for the camper site which has now closed down due to the enforcement
notice. These toilets have now been decommissioned and sealed up from use as per attached
photographic evidence.... It is intended to store implements, trailers, bates etc, in these sheds
ancillary to the existing farm” .

Despite the above, the camper site operated as normal since that undertaking was provided
and the enforcement order has been ignored.

I would also note that the Enforcement order relates to more planning issues than just those
two agricultural sheds.

Specifically, the planning enforcement order also required:
• “ Removal of fIve unauthorised buildings from the site (namely two steel framed sheds,

the metal clad reception structure and two metal clad shower and toilet blocks).

Removal of the unauthorised concrete jetV9 and access road, the surfaced parking area,
the waLking trails and fencing, under the guidance of the National Parks and Wildlife
Service to establish appropriate methods for the removal works in the interests of
protecting the habitats and environment of the Bannow Bay Special Area of Conservation

(Site Code 00697) and Bannow BaY Special Protection Area (Site Code 004033).”
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8. The proposed development is contrary to the criteria regarding campsites and
campervan parks in Wexford County Development Plans.
a) The proposed development in an unserviced rural coastal area is contrary to Section 7.4.8

of the County Development Plan 2013-2019 and specifically Objective TM29 and TM33
which seeks to restrict camping/glamping and caravan parks to built-up areas, and
Objective RS 18 which seeks to prohibit the development of static caravan and camping
sites in open and exposed coastal areas.
These criteria are not satisfied in this situation given the rural, exposed, coastal location
of the proposed development site.

b) One stated purpose of the Wexford County Development Plan (2022 – 2028) is to
reconcile development needs with environmental protection. The proposed development
in an unserviced coastal location is contrary to Chapter 7 “Tourism Development” of the
County Development Plan 2022-2028 whereby the development of “Camping,
Motorhome Parks, Glamping and Caravan Parks” should “be located withIn or nearby
existing settlements with pedestrian and cycle linkages provided” .
The above criteria are not satisfied in this instance given the rural location of the
proposed development, which is distant from any population centre. It would take over
one hour to walk to/from the closest population centre of Wellingtonbridge. The
development is accessed via a local road network with limited width.
As a result of access being solely via car/campervan, the proposed development would
lead to excess traffic movements, increased carbon emissions and unnecessary air
pollution in this sensitive location (Bannow Bay SAC and Bannow Bay SPA).

c) The Wexford County Development Plan 2022-2028 states that “Consideration will be
given to camping/glamping and more home parks in the rural area where it can be
demonstrated that the development would not signifIcantly impact on the rural character
of the area and have no signifIcant impact on the surrounding environment” .
This is demonstrably not the case with this particular unauthorised campsite business in
Bannow Bay Special Area of Conservation.

9. Undesirable precedent:
The land in subject is agricultural land in an area of high sensitivity. Allowing this
development would directly undermine the coastal landscape and it would represent a highly
undesirable precedent in such a coastal setting. It would therefore threaten the proper
planning and sustainable development of the area.
Should this unauthorised campsite business be allowed to continue operating, what would

stop other landowners in the vicinity with scenic land holdings identifying how financially
lucrative a campsite business is and subsequently opening similar campsite businesses of their
own? This would lead to a “wild west”-type situation and further injure the visual amenity of
the local area

Wexford county council is currently dealing with a high level of alleged planning breaches.
Allowing this campsite business to continue to operate would exacerbate this problem. Note
exhibit 17 for background.

10. Many alternative campervan parks/campsites operate locally.
It appears that a local politician has made the point that illegal parking of campervans may be
an issue in Wexford. The implication appears to be that An Coimisian Pleanala should
therefore consider this point when assessing the substitute consent application by the
operators of Roches campsite business. However, I would note that there seems to be surplus
capacity of campsites/campervan parks etc in the south Wexford area (including many which
have opened recently). I would note the following options which are located very close to the
unauthorised private business development that is the subject of this letter:
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a. Bannow Bay Seaside Farm Motorhome Parking, Y35 Y291Gust a few km away)
b. The Hollow Campervan parking/campsite, Y34 FH66 Gust a few km away)
c. Coral Gables Campervan site, Fethard on Sea
d. Ocean Island Caravan & Camping Park, Fethard on Sea.
e. The Norman View Campervan Park, Fethard on Sea.
f. Kilmore Quay Camping & Holiday Park, Kilmore Quay.
g. St Margarets Beach Caravan & Camping Park, Lady’s Island.
h. FerTybank Caravan & Camping Park, Wexford Town
i. International Outdoor Adventure Centre (IOAC), Tagoat
j. The Trading Post Camping & Caravan Park, Ballyvought.

There are likely many others that I have neglected to note. It is clear that multiple options for
campervans exist locally. Should there be an issue with illegal campervan parking, it would
appear to be an issue of enforcement. Adding yet another (unauthorised) campsite/campervan
business is highly unlikely to have any material impact on illegal campervan parking (if it is
indeed a serious issue).

11. The applicant’s “biodiversity report” lacks credibility.
This is because the document, prepared by O’Leary Consulting, outlines a plan for a
campervan/campsite footprint that is far smaller than the actual, expanded footprint of the
campsite business. The relevant section of the biodiversity reported has been reproduced as
exhibit 18.

As shown earlier in exhibits 3,4,5 and 6, the site has expanded significantly into both the
northern and southern agricultural fields adjacent to the prior, core area of the campsite. The
biodiversity report (and all of the documents including as part of the submission) does not
accurately reflect the actual scale of the campsite during peak periods. Hence documents
outlining “woodland area”, “hedge planting” and “bird nesting boxes” are fictitious at best.
Compare exhibits 17 with exhibits 3,4,5 and 6 to clearly visualise this issue.

In light of the above, I would urge An Coimisi6n Plean£la to reject this application for substitute
consent as the continued operation of this campsite business would be contrary to the proper planning
and sustainable development of the area.

Yours sincerely,



.(

Appendix

Exhibit 1: Google maps showing hard paving areas created a couple of years ago (after the
enforcement order)

@!xhibit 2lnto tbil gImME right on the boundary to Bannow Bay Special
Area of Conservation.

Hi
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Exhibit 3: Google maps outlining recent expansion of the footprint of this campsite business. The
areas in red are the fields into which the campsite has expanded in 2024, i.e. since the enforcement
order was issued.

Exhibit 4. Hard stone paving roadway/parking area in another agricultural field (to the north) (work
done during 2025 despite the enforcement order). This would appear to be in the same area of the
development where the “Biodiversity report” proposes so-called “woodland areas” and “bird nesting
boxes”
This shows a continued disregard for Drol r planning
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Exhibit 5: Expanded area to the North of the site. This is an example of many

!ents/caravans/campervans in the area highlighted red to the right in Exhibit 3.

in r iS
ii

E+ JIB 8-auP

3
TH

r&

bS

P Kdeeit qdE
WB

Exhibit 6: expanded area to the south of the site. This is another example of many
tents/caravans/camoervans in the area hjghljghted red to the rjght in exhibit 3
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Exhibit 7: The Norman Way viewing point of the Little Spa.
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Exhibit 8: Local newspaper article from September 2024 regarding same.

H$ritage Week project in Carrig-on-Bannow
highlights history oiWexford’sc-utturat heartland
BYSHHMnKE _ -It rplate' to mmnB in BMTjHU,un fI„m th,

IS'+Os under the rule of Henry \111 right up until
Wyn to pIle of the moM hktOFiC WM of Wexford 19fX) v'’bcn the last attempt al p1,.an mptdiSR
btU haul the opWFtunttY tD toal:D more aIx>ut that cxxurnd' said CUr C(xI(L +he engine htltue ue \or
history thanks to a new arunty mrncil Inttizbve here is a Cornrshda,Ign trod th;iiKosp ;1,1 work;
runchal to coincide with Heritage Week on the engine house aIId the or\xutng unoo,verlag of
1\m Infurm&tion panels have been erectIXl at the the rich hbtorv tIf thus area have Men undcrta

Little Sea viewing paint in BuTystown on nu: Nor- by the Ban)+own Historical S(xirty

::=It;UkiqI):iT;=:R:#= IiI:Ella::TIP:el;=biRt: wJJk+=Tibtrc:JIll:lilIE: (j:::IF)rsi:LT=:dye t= It:Ill:::
12th ceatury. Use wood urfonnatioa wel Rnu6a on the non!

SpMn£ at the unveuin8 of ale pane4s. CatIrac> and fawn of Baanow. swtn which are now in all
irleLh ii-lhc Rmlu blunicipd -Duuict (RMDI trIO short rulpty nHk)nwide.
Crnfrlclll11} Ulm rudd wad theIr wiun't a Wh in nIe Web ckpkt thc tnknxa beat W. .of

tetall\ t)it. \ IISt' lrw .f in It\inK in tIn aux MutY cd Banno+

HGiclpaIDlstriit}, Eamonn Hare ISenior
and DIstrIct manager HaHn CummIns pIctured wIthst;f;lro;#M&M ServIces and members of the Bannow

HistorIcal Society at the launch of vIewIng panel Natural Wexford in Bannow. PIc: JIm
Campbell

Exhibit 9: The actual view from this Little Sea viewing point. The hill and much of the field
immediately opposite the Little Sea viewing area is populated by tents/caravans/campervans. This
view is also adjacent to the ancient Clonmines castles and church

to the Wexford county develODment plan in many as1This is contt ItS
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Exhibit 10: 2km zone from the development.
Many residential dwellin are imDacted by noiseA ollution

Exhibit 11. Newspaper article touting music “blaring”, 2021.
a independent.ie

M’ I \\’c\l\Brd

Jot•m Roche:
Last summer music blared across Roche's Campervarr
& Campsite irl Clorrmir-res as families were reurrited,
cousirrs played and barbecue food amd beer was
errj oyed .

C)wmer .Johm Roche hopes this carl happem this
summer. ’It's absolutejy mad at the momerrt but it all
cleperlds OII this Covid. We’ve a lot of bookirlgs comirlg
irl. Wherr we did operl last year it was .Jurre 29_
Normally we'd operr orr Paddy's Day. We keep a lot of
tents here, more amd mc)re last year. We turrred away
hurrdrcds for the last two years; people from all over
the courrtry. We also do campervams arId caravarrs. We
dom’t take that marry because they are a lot of work. We
have a biR frelcl amd we put them all irrto the bin freld.
We’ve electricity for up to 30 carrrpervarrs.’

Exhibit 12: Interesting third-party review of the campsite from Google Reviews, highlighting
problematic noise levels.

e– Roches Campervan and Campsite
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ie numbers on site. Concerns for visual amenity and safe waste disposalExhibit 13

Exhibit 14: Large numbers of site from the ol !raton Facebook page)
facebook

•Bll•
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Saturday evening LINE DenchIna Beset>ns staeBrVg at 6lock
DRINAGH MUMMIERS on at 7 o c bock tak>wed by
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Exhibit 15: Recommendation of Wexford County Council Environment section. This memo is of
vital importance and speaks to one of the many material environmental concerns associated with this
campsite business.

MEMO: PLANNING SECTION

PLANNING APPLICATION: 20211928

APPLICANT: John Roche

RECOMMENDATION: REFUSAL

With regard to the above applicatIon and the further information request by the
planning section the following points are noted.

1

2

This site is subject to a number of InvestIgations under the Water POllutIon
Act 1977 as amended
Shed A cannot be consIdered for retention as an Agricultural Shed as it is
not desIgned as an agrICUltural storage shed. It is designed as a public
space and is on inspection in January 2022 still not being used as an
agrIcultural storage shed
Shed A currently still contaIns toilet and washing facIlities in the area
marked “Storage Area" on drawings submitted
Shed A StIll currently contaIns a seating area with sink and refrigeration
facilitIes in the area marked -Agricultural Storage Area- on drawings
subrnitted
It IS considered that the development poses a very serious rISk of pollutIon
to the adjacent shellfish waters in Bannow Bay. which Bord lascaigh
Mhara have inforrned us IS worth in excess of €3 million to the local
economy. and whtch is already under pressure due to a number of water
quality incIdents

3

4

5.

In view of the above Wexford County Council Environment Section reiterates its
VIew that thIS plannIng permISSIon is Not Granted

SIgned Date

Authorised Date bI k b,1_

WEXFORD COUNTY (ntINCIL
RFd'r

2 3 FEB 2022

i ;J+lV.-1:lew StC Trl,nr
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Exhibit 16: The below letter is misleading at best. The campsite was operational within a few weeks
of this undertaking being provided in writing to Wexford County Council.

2 OZ it q 7 fl

CH ITE( TU RAI,
SRKvrc’rn

MOIR : aBba,'13•4no
IE/Uk(’I

SnRvrcES

Planning Dept
Wexft)rd Co.Cotrnci1
County Hall
C-arrickla wn
Wexford

09 Feb 2022

WEXFORD cou8frr COUNCIL

A'FT- OF: Gracmc Hunt a 9 FEB 2022

R e n
I\ t :

Additional information request for John Roche
Clonmincs. Tintern
Planning Reg. No_ 202 ll 928

Answers to Requests:

1. It is intended to store implements, trailen;, bales etc. in these sheds ancillary to the
existing farm. TIre toilets were used for the camper site which was closed down
due to the enforcxment notice. TTrcsc toilets have now been decommissioned and
scaled UP from use as per attached photographic evidence
Shed A has now been shcetcd down with timber cladding to simplify the external
apWIunce as per attached photographic evidence. When the weather improves
these will be painted accordingly to further reduce the sheds impact at thissensitive location

2.

John Roche
ArchItectural Servlc08
St. Leonards, Ballycullane,
New Ross
Co. Wexford

Phone
087 6331420
E-maII address
Info@Jrochearch5ervlces . com
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Exhibit 17: Undesirable precedent – breaches of planning are becoming a more serious issue in
county Wexford.
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Exhibit 18: The applicants “Biodiversity plan” is not credible:
As can be clearly seen from exhibits 1 to exhibit 6, the campsite operates on a far larger footprint than
is outlined in the below graphic contained in the document entitled “Biodiversity Plan”, which
accompanies this application.
The biodiversity plan therefore lacks any credibility.
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Catherine Flynn

From:
Sent:
T o :

Subject:

Brendan Lynch <brendan.lynch4545@gmail.com>
Friday 15 August 2025 11 :41
Appeals2

Case Number SU.26 322985 - Roches Campsite, Clonmines, Wellingtonbridge, Co.
Wexford

ACP Letter, 12th August 2025.pdf; IMG_3387.mp4; IMG_3388.mp4Attachments:

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

Dear Ronan Megannety/Appeals Department,

Please find attached a letter outlining my observations in relation to this unauthorised development
which is currently attempting to regularise planning.

I strongly believe that substitute consent should not be granted for this campsite business.

I have also attached two compressed video files to highlight the severe nose pollution that local
residents must endure from this campsite (both were taken at approx 10pm on a recent weekend).
Both were taken on an iPhone and while they do not clearly convey the bass and how that amplifies
the impact of the music, they may provide an idea as regards the level at which music is played.
Depending upon the software used, please listen to both with the volume set to a medium/above
medium level. I believe that you will likely find the level of noise as highly intrusive.
My home is located between 1 and 2km from this campsite.
The first video is taken from inside my home while the second is taken from the garden.
Should you have any difficulty in accessing these recordings, perhaps you could be kind enough to let
me know. I believe that they are crucial in understanding an important aspect of this case - i.e. the
negative impact of noise pollution both on the residential amenity of local residents and on the Local
bird/wildlife population at this sensitive coastal location.

Could you please acknowledge receipt of this communication?

A copy of this letter will also follow via post.

Kind regards,
Brendan
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An Coimisi tIn Pleanala

64 Marlborough Street
Dublin 1, D01 V902

Brendan Lynch
Barrystown
Wellingtonbridge
County Wexford.

13 th August 2025

Case Reference: SU26.322985

Clonmines, Wellingtonbridge, Co. Wexford – camping/camp site enterprise.

Dear An Coimisian Pleanala,

I am writing to you in relation to this unauthorized, privately run camping/campsite business which is
located within/adjacent to the Bannow Bay Special Protection Area (SPA) IE0004033 and Special
Area of Conservation (SAC) IE0000697.

The applicant has been operating this business without any regard to proper planning and has failed to
comply with an enforcement order from Wexford county council (ref: PEO 160/2020)). The business is
located in a coastal and scenic position in a quiet, rural area.

The owner of this unauthorised campsite business has ignored the enforcement order taken by
Wexford County Council and has, in fact, significantly expanded the scale of the business since the
enforcement order was served.

For evidence of this, please note the following exhibits in the appendix to this letter:
• Exhibit 1 : Google maps image outlining expansion of the works on site that should require

planning permission despite an enforcement order being in place.

Exhibit 2: Deep cutting in the shale to create another campervan parking area directly onto
the foreshore (despite the enforcement order).

Exhibit 3: Google maps image outlining expansion of the campsite footprint into both
northern and southern agricultural fields.

Exhibit 4: Google maps image showing new hard paving areas developed during 2025
(despite the enforcement order).

Exhibit 5: Image of the expanded area to the North of the site into another adjacent piece of
agricultural land
Exhibit 6: Image of the expanded area to the south of the site into another adjacent piece of
agricultural land.

•

•

•

e

•

As part of this correspondence, I would like to highlight the great work of a genuine local
community/tourism initiative. This relates to Bannow Historical Society and can be evidenced via
planning application 20201083 to Wexford County Council to improve an existing parking
area/viewing area of the “Little Sea“ (which is directly opposite this campsite). This work was
subsequently completed at a not insubstantial cost.
As a result of the unauthorised campsite business’ continued operation, please note the actual “view
from the Little Sea viewing point. See exhibits 7, 8 and 9 for reference.

The campsite business is a blight on the landscape and significantly injures visual amenity all across
the Bannow Bay special area of conservation.
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The foregoing is mostly for background purposes. I would note the following specific reasons as to
why substitute consent should not be granted for this private business.

I Severe noise pollution:
The applicant has been operating a campsite business without the appropriate planning

permission in recent years. During the season (April/May to late September), there appears to
be open-air live music/bands playing on a number of evenings per week (at least 3 nights per
week/sometimes 4 nights per week). The late-night music (which often takes place up to
llpm or even later) is so loud that it is audible from at least 2 kilometres away. Many local
residents (particularly elderly and those with young children) have been negatively impacted
by this noise pollution. With speakers in open locations and loud ''bass“, the music can be is
clearly audible (and very loud) inside local residential homes.
From a personal perspective, there have been times when one of my young children comes
out of their room after bedtime saying “Daddy, I can’t sleep, why is that party music so
loud?”. This should never happen in such a quiet, rural area.
I have enclosed a link (via email) to a recording of observed noise volumes from both inside
and outside my home late at night from the campsite’s open air music events.

This noise is severely injurious to the residential amenity of many local residents and the
development should therefore not be permitted to continue its operation.
See exhibit 10 outlining that there is a large population within 2km of this campsite. I have
also heard from others that the music is very loud as far away as Grantstown (3km+?).
Exhibit 10 is therefore conservative in terms of the number of residents who are regularly
experiencing uncomfortable noise from this development.

It is worth noting Exhibit 11, which details a Feb 6th, 202 1 article in the Wexford people
which references the applicant site and notes in the first line of the article that “ Last SIImmer,
music blared across Roches Camper3'an and Campsite in Clonmines
Music bIaring is a good way of describing the negative experience of local residents in recent
years

A google review, Exhibit 12, highlights the levels of noise pollution generated by the site. I
quote from the review : “ My biggest problem was the late night revellers in the hard standing
area. Kept us awake until 3am despite signage requesting no loud noise after 1 Ipm, this \vas
not enforced“ .

I would also like to note a recent decision by Wexford County Council granting permission to
Blackstairs Glamping Limited (Planning Ref: 20241081 ) for glamping pods with hot tubs.
One of the conditions associated with that that granting of planning permission was that
'noise emanating from the development shall not cause to be measured outside of any

d\vetting area, during the hours o.f7am to 9pm a noise level of 55 dB(A) , and during the
hours oj'9pm to 7am, on Sundays and bank holidays a noise level of 42bB(A). The noise is
also not to be impulsive in nature or have any tonal element which is 5dB(A) above the
adjacent frequencies “ .
The reason for this condition was noted as being:
“To protect the residential amenities of the adjoining dwellings and in the interests of public
health

Unfortunately, residents who live close to the applicant campsite business (Roches) currently
have no such protections. Local residences within a 2km plus radius ofRoches campsite are
subject to noise pollution that far exceeds these (or any reasonable) lev61s – however there
has been no sanction whatsoever and the residential amenity of many local residents
(including elderly and those with young children) is materially negatively impacted.
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Loud music and outdoor concerts 3-4 times per week are wholly inappropriate in a quiet, rural
settlrrg.

2. Visual Amenity. Having regard to the open, elevated, coastal aspect of this site, which enters
directly into Bannow Bay, the proposed development, particularly when fully occupied
during busy summer periods represents a wholly incongruous development and feature in this
landscape. Its continued operation would seriously injure the visual amenities of this highly
scenic and visually sensitive area.
It is contrary to Objective LO 1 of the Wexford County Development Plan (volume 12:
Strategic Environmental Assessment Environmental Report) which requires proposals to have

regard to the landscape character units and their assigned landscape sensitivity and relevant
guidelines. It is also contrary to objective L,05: To ensure that developments are not unduly
visudlly obtrusive in the landscape, in particular, in or adjacent to the Upldnd. River Valley,
Coastal or Distinctive Landscape Character Units

A recent local example of a planning application for a small, single-story residential dwelling
(Wexford County Council planning reference: 20250125) which is located close by (and also
overlooking Bannow Bay) may be relevant. The wording of Wexford county councils
planning report is thus: “The proposed dwelling has not been designed taking into account
the highl\' sensitive nature of the landscape and would be prominently located on an
unscreened site in close proximity to a distinctive coastal landscape. The proposed

development would likely result in an obtrusive feature on the landscape and thereby distract
from the vie\vs, prospects and special amenity value of the coastal landscape and would set
an inappropriate and undesirable precedent .for further development of this nature “ . The
above wording relates to a simple single story residential dwelling. When such stringent
criteria are applied to a single dwelling, one would imagine that a campsite/campervan park
occupying hundreds of metres of coastal land at a similar location in an unscreened
development would at least need to be considered as having a similar, if not more severe,
impact, on visual amenity.

3. Negative impact on wildlife within Bannow Bay Special Protection Area (SPA)
IE0004033 and Special Area of Conservation (SAC) IE0000697:
The above-mentioned noise pollution should be considered as one aspect of many that could
have a negative impact on wildlife within the Bannow Bay.

Bannow Bay is a Special Protection Area for thirteen named species of geese, ducks, waders

together with wetland and waterbirds in general (i.e. Light-bellied Brent Goose (as noted
below), Shelduck, Oystercatcher, Golden Plover, Grey Plover, Lapwing, Know, Dublin,
Blacktailed Godwit, Bar-tailed Godwit, Curlew and Redshank.

The applicants “NATURA“ report which was submitted to Wexford County Council in late
2022 (planning reference 202 11928) highlighted the following concerns which are worth
repeating here:
Section 9.1 .13 notes that “ increased numbers of people on the subject site will likely lead to
increased numbers of people descending onto the foreshore .... It is therefore probable that
feeding and/or roosting wild birds \viII be disturbed via movements, noise etc, from trafPc and
people using the proposed campsite“
Table 11 : “the potential for disturbance is likely to be high on occasion

3
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As Bannow Bay is a legally designated area for the protection of wild birds
(htps://www.irishstatutebook.ie/eli/201 1/si/592/made/en/print), the proposed development
should not be permitted based on the above observations alone.

There was previously (and perhaps still is) a healthy Eurasian Otter population in the Bay
close to this unauthorised development.

4. Potential negative impact on water quality of Bannow Bay.
Bannow Bay is already an area that is described as being “at risk“ of not achieving good
water quality (as per Irish Water, the EPA).

Anecdotal local evidence would also suggest that the water quality ofBarmow Bay has
deteriorated in recent years – this has, perhaps coincidentally, occurred at the same time as
this camper park has been operating without planning permission.

I would highlight the following comments from the applicant’s “Natura report“ submitted to
Wexford County Council as part of application 20221465 in late 2022, “Permission for the
proposed development of lands to be used for a camper, caravan & campsite and for the

change of use of 2 no. agricultural buildings; shed A to be changed to a communal use
building which includes toilet facilities, and shed B to be changed to a covered area for
seating and refreshments and a new treatment plant & percolation area“. :
Table 12: “the proposed development has the potential to cause a deterioration in the water
quality that sustains the wetland site at Bannow Bay“.
Section 9.1.24: “Consequences of the above assessment (Table 12), it is concluded that
advancement of the proposed development has an indirect potential to impact negatively on
the adjoining mudflats and that that impact has the potential fo be signifIcant . . ...H

The crowds on site during the summer months at this camping business are sizeable (note
exhibits 13 & 14). It begs the question as to how human waste is being disposed of. Many
local residents are rightly being asked to have their residential waste treatment systems
inspected by Wexford County Council to ensure they are operating efficiently and not
creating any environmental issues. I wonder how environmental concerns regarding human
waste are being applied to this campsite business, which regularly has hundreds of people on
site?

As long as this campsite continues to operate, the risk of environmental pollution to Bannow
Bay Special Area of Conservation increases every year.

A 2023 EPA report on water quality specifically noted concerns regarding high phosphate
levels in many areas, including estuaries. This is often caused by factors such as poorly
treated wastewater from sewage plants and agricultural run off. The former would clearly be
considered a concern with this campsite.

It is also worth noting that Wexford county council has been highlighted by the EPA (in late
2024) as being one of 6 counties which failed to achieve a “strong or excellent” score in 10 or
more of the 20 priority areas. Dr Tom Ryan, Director of the EPA’s Office of Environmental
Enforcement said that leadership was needed at local authority level. ' ' The effecTive
enforcement o_fenvironntental law is essential to identify polluters and non-compliant
operators, and to hold them to account. Local authority leadership is critical in delivering
better environmental outcomes through the prioritisation of environmental enforcement and
the appropriate allocation of resources.
This is not surprising when certain local politicians appear to advocate for and on behalf of
non-compliant businesses such as Roches campsite.

4
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5. The applicants Natura report accompanying the substitute consent application contains
some concerning findings:
It is worth highlighting that the “Remedial Screening Report and a Remedial Natura Impact
Statement“ compiled by SWC Promotions has been sourced and paid for by the applicant in
question. As a result, one should not be surprised by the conclusions of that report.
I would note that the report was compiled largely via desk-based analysis, accompanied by a
site visit on 7th January 2025. Hence, the author of the report was unable to assess the real
level of activity on site during the busy summer months (e.g. number of people and vehicles
on site, where those people and vehicles are located, the level of waste produced, noise
pollution, activity on the foreshore).

A closer inspection of the report reveals some concerning (but unsurprising) findings. :

• The slipway constructed directly into Bannow Bay SAC/SPA was constructed with
"neither planning permission, a foreshore license or consent form the Minister regarding
Activities Requiring Consent (ARC ’s) in the protected areas were sought for either the
slipway, the land reclaimed from the foreshore, or their associated coastal protection
works “. This follows a theme of the applicant’s disregard of proper planning regulations
for the site at large.
Given this history, how could An CoimisKm Pleanala have any confidence in the
proposed “mitigation measures” noted in the report commissioned on behalf of the
applicant?
Page 36: Section 3.8.6. The author of the report notes that “ the timber piling (shown in

the picture) suggests that a jetty is under construction “. This is yet another example of a
complete disregard of proper planning by the applicant. A new jetty here would have the
potential for even greater disturbance to wildlife (e.g noise pollution from engine-
powered craft) and water pollution (fuel/oil leaks) from engines.

The author notes on page 38 that “ it (the site) it’as ZI.yea for a campsite but has reverted to
pasture as part of a working dairy farm. When the campsite was in operation, the $eId as
essentially an undisturbed grassland for at least Pye months of the )'ear. . ’' The author at

this report appears unaware that the campsite has been operational effectively year around
(albeit with seasonal peaks from mid-March to late September) for the past number of
years

P . 52: “The answers given above (Figure 30) indicate that the application site ma\' have
the potential to impact on a protected Natura 2000 site“

o “Will the advancement of the appticiation result in the loss, reduction, alteration
or fragmentation of habitat from any Natura 2000 site, make any habitat more
vulnerable to change or less resilient to external change. Ans\ver: Yes.

P. 55: Identified impact on habitats, species and water quality.
P . SI ': “It is considered that a certainty exists that loss of habitat will occur from the
Banno\v Bay Natura 2000 site, and that a likelihood (read as possibility) exists of both
disturbance occurring of wild birds that are quan.bing interests of the site, and pollution
from mmol of deleterious matter from the application site entering surface drains and/or

groundwater with subsequent onward /lou’ to the adjoining bay resulting in a
deterioration in the quality of the waters that sustain the Bannou' Bav Natura 2000 site
and the biodi\’ersitv it supports .“

Pages 74-75: Impact on mudflats and sandflats:
o Damaging impacts may arise from the proposed development promoting

recreational activities adjoining shore and in the adjoining waters.
o Negative because it is a conservation objective to maintain and/or increase the

area of the mudflat habitat

•

•

•

•

•

•
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o Possible significant (damage)

o Possibly permanent in nature.
Pages 76-78: outlines the significance of the ''Kiltra subsite” area (which directly
surrounds the applicant site) in terms of roosting bird populations. It is abundantly clear
that noise pollution, environmental pollution and activity from visitors to this campsite
business could have a severe, permanent negative impact on bird populations.

•

6 Recommendation of Wexford County Council’s own Environment section dated
February 2-d, 2022.
Please note the formal opinion of Wexford County Council’s Environment section regarding
planning application reference 20211928 by this applicant at this same site (“agricultural
sheds“). The letter is included in the appendix in full (exhibit 15) and I would highlight the

following comments from the Environment section:
“It is considered that the development poses a very serious risk of pollution to the adjacent
shellfISh waters in Bannow Bay, which Bord Iascaigh Mhara have informed us is worth in
excess of 3 million euro to the local economy, and which is already under pressure due to a
number of water quality incidents '’

The comments above regarding the value of this shellfish industry to the local economy are
significant. This potential negative impact would significantly outweigh any short-
term/seasonal tourism-related benefits for the local economy were this campsite business
allowed to continue operating.

Any potential for s.erious water pollution (e.g. from treatment plant, chemical waste) arising
from this unauthorised campsite business should be considered as significant concerns for the
local shellfish industry and hence for the local economy. The potential impacts (should
pollution occur) are too large to be ignored.

7. The site is currently subject to a Planning Enforcement Order (PE0160/2020).
The applicant provided undertakings to Wexford county council (reference exhibit 16, letter
Roche dated 9th February 2022, as part of planning application 202 11928) that:
“the toilets \vere used for the camper site which has now closed down due to the enforcement
notice. These toilets have now been decommissioned and sealed up from use as per attached

photographic evidence .... It is intended to store implements , trailers, bales etc, in these sheds
ancillar\' to the existing farm

Despite the above, the camper site operated as normal since that undertaking was provided
and the enforcement order has been ignored.

I would also note that the Enforcement order relates to more planning issues than just those
two agricultural sheds.
Specifically, the planning enforcement order also required:
• “ Removal of fIve unauthorised buildings ,from the site (namely MO steel f'ramed sheds,

the metal clad reception structure and tu’o metal clad shower and toilet blocks)
Removal of the unauthorised concrete jetty and access road, the surfaced parking area,
the walking trails and fencing, under the guidance of the National Parks and Wildlife
Service to establish appropriate methods for the removal works in the interests of
protecting the habitats and environment of the Banno\v Bay Special Area of Conservation
(Site Code 00697) and Banno\v Ba\/ Special Protection Area (Site Code 004033).“

6
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8. The proposed development is contrary to the criteria regarding campsites and
campervan parks in Wexford County Development Plans.
a) The proposed development in an unserviced rural coastal area is contrary to Section 7.4.8

of the County Development Plan 2013-2019 and specifically Objective TM29 and TM33
which seeks to restrict camping/glamping and caravan parks to built-up areas, and
Objective RS 18 which seeks to prohibit the development of static caravan and camping
sites in open and exposed coastal areas.
These criteria are not satisfied in this situation given the rural, exposed, coastal location
of the proposed development site.

b) One stated purpose of the Wexford County Development Plan (2022 – 2028) is to
reconcile development needs with environmental protection. The proposed development
in an unserviced coastal location is contrary to Chapter 7 “Tourism Development“ of the
County Development Plan 2022-2028 whereby the development of “Camping,
Motorhome Parks, Glamping and Caravan Parks“ should “ be located within or nearby
existing settlements with pedestrian and c\'cIe linkages provided'’ .
The above criteria are not satisfied in this instance given the rural location of the
proposed development, which is distant from any population centre. It would take over
one hour to walk to/from the closest population centre of Wellingtonbridge. The
development is accessed via a local road network with limited width.
As a result of access being solely via car/campervan, the proposed development would
lead to excess traffic movements, increased carbon emissions and unnecessary air
pollution in this sensitive location (Bannow Bay SAC and Bannow Bay SPA).

c) The Wexford County Development Plan 2022-2028 states that “ Consideration \yjII be
given to camping/glamping and more home parks in the rural area where it can be
demonstrated that the development would not significantly intpact on the rural character
of the area and have no signifIcant impact on the surrounding environment’' .
This is demonstrably not the case with this particular unauthorised campsite business in
Bannow Bay Special Area of Conservation.

9. Undesirable precedent:
The land in subject is agricultural land in an area of high sensitivity. Allowing this

development would directly undermine the coastal landscape and it would represent a highly
undesirable precedent in such a coastal setting. It would therefore threaten the proper
planning and sustainable development of the area.
Should this unauthorised campsite business be allowed to continue operating, what would
stop other landowners in the vicinity with scenic land holdings identifying how financially
lucrative a campsite business is and subsequently opening similar campsite businesses of their
own? This would lead to a “wild west”-type situation and further injure the visual amenity of
the local area.

Wexford county council is currently dealing with a high level of alleged planning breaches.
Allowing this campsite business to continue to operate would exacerbate this problem. Note
exhibit 17 for background.

10. Many alternative campervan parks/campsites operate locally.
It appears that a local politician has made the point that illegal parking ofcampervans may be
an issue in Wexford. The implication appears to be that An Coimisi(in Pleanala should
therefore consider this point when assessing the substitute consent application by the
operators ofRoches campsite business. However, I would note that there seems to be surplus
capacity of campsites/campervan parks etc in the south Wexford area (including many which
have opened recently). I would note the following options which are located very close to the
unauthorised private business development that is the subject of this letter:

7
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a. Bannow Bay Seaside Farm Motorhome Parking, Y35 Y291Gust a few km away)
b. The Hollow Campervan parking/campsite, Y34 FH66 Gust a few km away)
c. Coral Gables Campervan site, Fethard on Sea
d. Ocean Island Caravan & Camping Park, Fethard on Sea.
e. The Norman View Campervan Park, Fethard on Sea.
f. Kilmore Quay Camping & Holiday Park, Kilmore Quay.
g. St Margarets Beach Caravan & Camping Park, Lady’s Island.
h. Fenybank Caravan & Camping Park, Wexford Town
i. International Outdoor Adventure Centre (IOAC), Tagoat
j. The Trading Post Camping & Caravan Park, Ballyvought.

There are likely many others that I have neglected to note. It is clear that multiple options for
campervans exist locally. Should there be an issue with illegal campervan parking, it would
appear to be an issue of enforcement. Adding yet another (unauthorised) campsite/campervan
business is highly unlikely to have any material impact on illegal campervan parking (if it is
indeed a serious issue).

11. The applicant’s “biodiversity report” lacks credibility.
This is because the document, prepared by O’Leary Consulting, outlines a plan for a
campervan/campsite footprint that is far smaller than the actual, expanded footprint of the
campsite business. The relevant section of the biodiversity reported has been reproduced as
exhibit 18.

As shown earlier in exhibits 3,4,5 and 6, the site has expanded significantly into both the
northern and southern agricultural fields adjacent to the prior, core area of the campsite. The
biodiversity report (and all of the documents including as part of the submission) does not
accurately reflect the actual scale of the campsite during peak periods. Hence documents

outlining “woodland area”, “hedge planting” and “bird nesting boxes” are fictitious at best.
Compare exhibits 17 with exhibits 3,4,5 and 6 to clearly visualise this issue.

In light of the above, I would urge An Coimisi fIn Pleanala to reject this application for substitute
consent as the continued operation of this campsite business would be contrary to the proper planning
and sustainable development of the area.

Yours sincerely,

Brendan Lynch
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Appendix

Exhibit 1: Google maps showing hard paving areas created a couple of years ago (after the
enforcement order)

lhmaTniWt(dM$BFUqeXqttjtt,WmtC) thcIMBape right on the boundary to Bannow Bay Special
Area of Conservation

la
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Exhibit 3: Google maps outlining recent expansion of the footprint of this campsite business. The
areas in red are the fields into which the campsite has expanded in 2024, i.e. since the enforcement
order was issued

Exhibit 4. Hard stone paving roadway/parking area in another agricultural field (to the north) (work
done during 2025 despite the enforcement order). This would appear to be in the same area of the
development where the “Biodiversity report” proposes so-called “woodland areas“ and “bird nesting
boxes

This shows a continued disregard for proper planning
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Exhibit 5: Expanded area to the North of the site. This is an example of many
tents/caravans/camDervans in the area hjghljghted red to the rjght in Exhibit 3 .

Fl

Exhibit 6: expanded area to the south of the site. This is another example of many
tents/caravans/camDervans in the area hjghljghted red to the rjght in exhibit 3
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Exhibit 7: The Norman Way viewing point of the Little Sea.

PHIL He

Exhibit 8: Local newspaper article from September 2024 regarding same.

HeFitage Week project in Carrig-on-Bann8w
highlights history of Wexford’sc-uttural heartland
Bf#wBaRSE – 'It NIJIF, t„ mlnlnc tn BArn stI\V,I fr,,,u th,

neots bond the wm baBar Wb dW„b,d }KUW1£, I:Hi:f= un:a :==
p}II tlavenMBollpftunitY tn kun mae •!xxR that cxxvn+a' ud aJr Crda +IIe ea,Inc h„use :=1+

;iE:I: FTq::1r1t:;}B::I: TEa/;a::i1!!l::i: ?ll I==tI;THE=p {+={:hE: 1:a b ::tm===:ip

l
C8mpbelt

Exhibit 9: The actual view from this Little Sea viewing point. The hill and much of the field
immediately opposite the Little Sea viewing area is populated by tents/caravans/campervans. This
view is also adjacent to the ancient Clonmines castles and church

to the Wexford county develooment Dlan in manThis is con1 its
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Exhibit 10: 2km zone from the development.
are impacted by noise pollution:Many residential dwellin,

Exhibit 11. Newspaper article touting music “blaring”, 2021.
a independent.ie

@’ 1 \\ ’c\ Iq )I-cI Subscribe

Jq>hra Rtq)clac:
Last su rlrrrrer Intl sic bIll reel acl-oss Roche's Canr per-van
& Carrrpsi te ill Clon mines as I':rrrrilies were retrrritecl.
cousirrs plavcd arl cI IIar-I)cctrc food irrrcl Irecr' \vas
c rrj ( )vcd .

Owrrer' .JoIIrr Rt)clre IIopes this call Ir:rppen tlris
str rrrrrrcr'. ’It’s trl)soltrtcly IIIad at tIle rrrc)r11cr1 t 1)IIt it all
clclrcrrcls c)11 t 11 is Cc)vicl. We've it I ot o I Irool<irr£{s c0111 irIR
ill. When we clicl olrcrr last yetrr' it was elunc 29.
Norrrrzrlly wc'cl operl on P:rddy’s Day, We keep iI Iot o I
tell ts llcr'c, r11c)r'L- a IId r110rL' last yea I-_ We ttrr'rlcd away
Irtrrrclr'ccls fI > r tIle I IISt lwt) )'c ill-s: jlc(>lrlc fl-( IIrr IIII I >vcr-
t llc cc)till t rV_ \Vc IrISO do ctrrrljrc-r'vzrrrs trrlcl ctrrttvttns_ \Vc
dc)n’t t:rIce that nltrrry because they are a if )t c)f wc)I-k, We
Irtrvc' al IIi&T tlclcl trrlcl \vc lrtrt tllcrlr all i 11 tc) tlrc Iri br llclcl.
We’ve electricity foI- III) tt) 30 ctrrrrl)crnt'aIrs.’

Exhibit 12: Interesting third-party review of the campsite from Google Reviews, highlighting
problematic noise levels.

<– Roche s Campervan and Campsite
L ac ant be>rr

An aJ Property ( 35 ) CP Nat b9rw Caa) CJ Locn tic>

Nk>=q hareS> fen w ABI rupvbd•#we w

Sun abn Colgior
SRt' - , nO 4 + q . 1 \ ai f w a +a • gaje

Spent 2 n8gt3 tIn horn, w or y ruB Iec 1 t++ t(aq let u
weran-t gender nnparntod and not enouOt3 of
tha,rm cold water onjy in the xc>lln8 t)lock and 2
hand dryer B 1 nag war he#nq I barely work a 18 a IF till
battrre>r>rn pod B in the kIt chan aron bizarre 9 No
douegrbnte cJ area for grey vv axel The ntro'HP +re on

2/5

SIRe could
a y be nouns p roblern wan

elt +tt r. In rd =tarBderlq nr on
un awake untII 3anB cIo up tT w u8SBn arqganKop loud riot no IT Barnft er Page wanruqLren RI rIgontorc od

and very help f&# I The r cbt ten doc k , • nRa c> ut and
WB no bar well pre nent eId Al no c XX ra a ctI\P ltl+• -_avaIlable V\fo had hoard rIrrxw d revIew in of Hoc tresb
but doc rd ed to rrq ako tap our own roe nd ThIS
dr&xp.erHonc e \#vain den aK>r>a aFBtersq and we vvo ald n t
OO b hI

T• ip Rype Vd Q A• t . tJ I C: it4b]l• '
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Exhibit 13: Large numbers on siR., Concerns for visual amenity and safe waste disposal:

J
qe SHE

Exhibit 14: Large numbers of site (from the ol :rators Facebook page)
facebook

Roctlae carnE>sIte and
73 5r-9pql Ireland

in pnrkrn9 Wexford

facebook anOn aPP um

M • Faoeho• e Carnpxito
ap t +

UwFHBO #
Roctxe gb carrrpsgte aInd camporvan parkln9
Wext ord y3SrSbpO Ireland • B
Karaoke Tue•day / o\nanen9 wIth Johnny
Karaclkw dP VVud18aPscJay avalnBI xg WRen ELVIS ni aki#lg

Mus4c bJ tr 8 with Joe and Sean

nIght IIfe

onion
Saqurd ay +vqgrler+9 LINE Darlcir+V leseorls bt4at8rxo al S

lack
IDRINAGH MUMMERS on at 7 o clock followed by
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Exhibit 15: Recommendation of Wexford County Council Environment section. This memo is of
vital importance and speaks to one of the many material environmental concerns associated with this
campsite business.

MEMO: PLANNING SECTION

PLANNING APPLICATION: 20211928

APPLICANT: John Roche

RECOMMENDATION: REFUSAL

With regard to the above applicatIon and the further informatIon request by the
planning sectIon the following points are noted

1

2

This site is subject to a number of InvestIgatIons under the Water POllutIon
Act 1977 as amended
Shed A cannot be considered for retention as an AgrIcultural Shed as it is
not designed as an agricultural storage shed it is desIgned as a pUbIIC
space and is on inspection in January 2022 still not being used as an
agricultural storage shed
Shed A currently StIll contaIns toIlet and washing faciIIties in the area
marked “Storage Area" on drawings subrnltted
Shed A StIll currently contaIns a seating area with SInk and refrIgeration
facIIItIes in the area marked “Agricultural Storage Area- on drawings
submItted
It is consIdered that the development poses a very serious rISk of poltutlon
to the adjacent shellfish waters in Bannow Bay. which Bord lascaigh
Mhara have informed us is worth in excess of C3 mIlIIon to the local
economy, and which is already under pressure due to a number of water
quaIIty incidents

3

4

5

In view of the above Wexford County Council Environment Section reiterates its
view that thIS plannIng perrnlssion is Not Granted

SIgned Date

Authorised Date hI L, Al_

WEXFORD COt IlIIV ( flt IF.r 11
II F +-' r

2 3 FEB 2027

AeS b' I. edu St : 1 L, N
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Exhibit 16: The below letter is misleading at best. The campsite was operational within a few weeks
of this undertaking being provided in writing to Wexford County Council.

2 OZ Irq ?!

CII iTE(-ru RAI .
t,crYoN S#ntvu•nn

M qin : q&an'nB:s &{no

Sr.: nvr c :bS

Planning Dept
Wexford Co.Co\rtrcil
County I lull
(larri ck 1 a WII
Wexford

Og Feb 2022

WEXFORD couNTr COUNCIL

a 9 FEB 2027

PLANNING SECTION

ATTa OF: Grucrnc Hunt

IRb (% :
A t :

Additional information request for John Roche
C'lonmincs. Tintern
Planning Reg. No. 202 11 928

Answers to Requests:

In It is intended to store implements, trailers, t>alcs etc. in thaqe sheds ancil]ary to the
existing fann. Tllc toilets \vere used for the camper site which was closed down
due to the enforcement notice. Thcsc toilets have now been dccc>mmissit+ned arlcI
scaled UP from usc as per attached photc)graphic evidence.
She:cI A hiIS now bccn shcetcd down with timber cladding to simplify the external
apWarnnce as per attached photographic evidence. Whcn thc wcuther improves
these will be painted accordingly to ftrrther reduce the shcds impact at this
scnsitive loc&rticin

20

John Roche
ArchItectural ServIces
St. Leonards, Ballycullane,
New Ross
Co Wexford

Phone .
087 6331420
E-maII address
Info@Jroctlearchservlces. com
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Exhibit 17: Undesirable precedent – breaches of planning are becoming a more serious issue in
county_Wel{%.d.III in

415 alleged
regulationsbreaches of pla’nW

IEI:I::1;;illiniGIfTi::lit E::iTInF:ibCHiTlsLiT ==
aId tInn wien la pJ&narn8an. gour euan wvn gUW88full\

Innw in thR•rrfl'rd nnnnrult IJ in lb , . ,u, A U
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lawHvBd in lnvvbtIB aIInK al CUr Johrl DwyerpliUlrJrl£. Hr -In lanu of reae3hrtrc)n oil
=TrI::i:taIEnT:=:f :=::in:ItP:ajH==t=, aURal
tpd bY HemI+n 14 the pubIIc can rr+lqrrttanP lle aab-nIl -If onndpr to rpnyonr,r the uni}I
and. where appIIcable, la&uea the onuncll han RaaF thr,ouxh

=\;!r:t:A:#::i trIll::lIFBT:T:r'ii::::It::: ply wIG Phndnl[ condnloM
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Pro\ldl nx TI h
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but \Far
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hI

agn•q'~ tIP 41.1,it ItIl 1+lnlllllll tlplnlrsakan after arr rllftlrce in antI ,IrrH nnt
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anGE++t*=]
Exhibit 18: The applicants “Biodiversity plan“ is not credible:
As can be clearly seen from exhibits 1 to exhibit 6, the campsite operates on a far larger footprint than
is outlined in the below graphic contained in the document entitled “Biodiversity Plan“, which
accompanies this application.
The biodiversity plan therefore lacks any credibility.

iwmd
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