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1.0 INTRODUCTION  

 

This Development Description and Statement of Consistency Report (the Report) has been 

prepared to fulfill the requirements of Section 297 of the Planning and Development 

Regulations 2001 – 2018 and to comply with the requirements of Item 12(a),(b) & (d) of 

the Application Form in relation to the requirement for a Statements of Consistency with 

relevant objectives of the development plan / local area plan and relevant Section 28 

Ministerial Guidelines.   

 

This report accompanies a planning application to An Bord Pleanála (the Board) under 

Section 4 of the Planning and Development (Housing) Residential Tenancies Act 2016 in 

relation to a Strategic Housing Development (SHD) application.  

 

This application is a re-submission of application ABP307014-20 which was refused 

planning permission for one reason only relating to inadequacies within the Appropriate 

Assessment Screening Report which prevented the Board from concluding that the 

proposed development would not adversely affect the integrity of Natura 2000 sites.  To 

address this concern, a Natura Impact Statement has been prepared and accompanies the 

planning application. 

 

This report includes details in respect of the proposed development in relation to the site 

location and context, the development description and design approach. Further, it will 

demonstrate how the proposed development is consistent with both recent and established 

national, regional and local policies for this area. Specifically, it will demonstrate that the 

proposal is consistent with the ambitious aims of the National Planning Framework, 

Rebuilding Ireland and will make a significant contribution towards Pillar 3 of the 

Government’s Action Plan to deliver more housing. In addition, it will outline how the 

proposed development has full regard to the evolving planning history and policy aims for 

this area. 

 

1.1 Prospective Applicant and Interest in Site 

The Prospective Applicant is Regal Park Developments Limited registered under Company 

Register No. 606397 at Mill House, Henry Street, Limerick, V94 K6HH.  Regal Park 

Developments Limited is the legal owner of 2.51 hectares of the application site, 

comprising the main residential development site.   

 

The planning application boundary includes lands outside the main development site 

(approximately 0.08 hectares) under the control of Limerick City & County Council.  This 

area of the site incorporates road infrastructure and public transport infrastructure 

associated with the proposed development. An email consenting to the inclusion of such 

land within the planning application boundary from the Roads Section of Limerick City & 

County Council accompanies this application and is included in Appendix 1.0 of this report. 
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1.2 Characteristics of Proposed Strategic Housing Development 

The site is located immediately south of the R445 Dublin Road, adjoining the Annacotty 

Roundabout.  Located some 6km east of Limerick City Centre, the 2.59 hectares site is 

situated 2km east of the University of Limerick and across the road (south) from the 

entrance to the National Technological Park. Some 500m to the east is Annacotty village, 

whilst Castletroy College, Castletroy Neighbourhood Park and the Newtown Neighbourhood 

Centre are located 0.5km due south of the site.  

 

The site is surrounded by roads on three sides.  To the north is the R445 Dublin Road, to 

the west is the Castletroy College Road and to the south is Walkers Lane which will provide 

access to the site.   

 

The proposed development provides for 137 no. residential units providing for diverse 

housing typologies including 20 no. different unit types and sizes.  Included in this mix are 

apartments, ground floor apartment units with duplex units overhead, semi-detached units 

and terraced housing. Apartment Blocks A & B accommodate resident services and 

amenities including shared co-living spaces and communal rooftop gardens at ground and 

first floor levels. The total floor area of the development is 16,458.1sqm (excluding 

basement level of 1,969sqm.). Provision is made for a basement car park under Apartment 

Block B providing for 61 no. car parking in addition to 122 no. car parking at ground level.  

A total of 120 no. bicycle spaces are provided with the apartment building and in 3 no. 

covered bicycle shelters. 

 

The proposed development includes private, communal and public open space including 

an informal playground facility. The public open space comprises 15 per cent of the overall 

site area. Access to the development is provided via a priority-controlled T-junction off 

Walker’s Lane, with a footpath and cycle lane extending along the full extent of the 

southern site boundary adjoining Walkers Lane. A setback has also been provided within 

the proposed development along the western site boundary adjoining Castletroy College 

Road to facilitate future road widening and the provision of a bus-stop lay-by. 

 

 

2.0 REVIEW OF PREVIOUS DETERMINATION 

 

The previous planning application to An Bord Pleanála (ABP307014-20) was refused 

planning permission for one reason only relating to inadequacies within the Appropriate 

Assessment Screening Report which prevented the Board from concluding that the 

proposed development would not adversely affect the integrity of Natura 2000 sites.  To 

address this concern, a Natura Impact Statement has been prepared and accompanies the 

planning application. 

 

A review of the planning inspectors report was also undertaken in respect of the previous 

development proposal.  The design team considered that there were two elements which 

needed to be addressed / responded to in the making of a new application to the Board. 

These related to: 
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▪ Elevational treatment of the duplex units onto Walkers Lane; and 

▪ Access into the site 

 

Slight elevational changes are proposed to the duplex units onto Walkers Lane to provide 

for dual frontage. These changes are intended to address the concerns of the Inspector 

and to ensure that a more active street frontage near the entrance to the estate is 

facilitated.  

 

In respect of the site access, the development is accessed by a new T-junction onto 

Walkers Lane, east of the Walkers Lane roundabout.  Contrary to the opinion of the 

Inspector in the previous planning report, there are adequate sight lines of 49m serving 

the development in an easterly direction.  It is noted that the Inspector makes reference 

to stopping distance requirements in the Design Manual for Roads and Bridges (DMRB) of 

70m, when in fact the applicable document is the Design Manual for Urban Roads & Streets 

(DMURS) which requires stopping sight distance (SSD) of 45m.  The proposed access 

arrangement facilitates in excess of the minimum requirement providing for 50m SSD in 

accordance with the requirements of DMURS. 

 
 

3.0 PRIOR CONSULTATIONS 

 

3.1 Consultation with Planning Authority 

In accordance with Section 5(2) of the Planning and Development (Housing) and 

Residential Tenancies Act 2016, formal pre-planning consultation took place with Limerick 

City & County Council (LCCC) on 7TH October 2020.  The meeting was attended by the 

design team and representatives from the Council including Stephane Duclot Acting Senior 

Planner, Donagh O’Donoghue Acting Senior Executive Planner and Rosie O’Donnell 

Executive Planner.   

 

The pre-planning meeting primarily focused on the reason for refusal and the consideration 

of a Natura Impact Statement which was forwarded in advance of the meeting.  The 

planning authority confirmed that they agreed with the findings of the NIS.  They noted 

that of the sites listed only two may be affected by the development including the Lower 

River Shannon SAC site and the River Shannon and Fergus Estuary SPA.   The planning 

authority noted that the mitigation measures detailed in the NIS would deal with the 

possible effects of pollution, particularly during the construction stage.  The comments 

regarding ground water levels was also noted, particularly that the finished floor level of 

the development is 10m above the flood levels of the River Mulkear. 

 

3.2 Consultation with An Bord Pleanála 

In accordance with Section 5(1) of the Planning and Development (Housing) and 

Residential Tenancies Act 2016, formal pre planning consultation took place with An Bord 

Pleanála (ABP) and Limerick City & County Council on the 21st January 2021 under ABP 

308513-20. 
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Following pre-application consultation with An Bord Pleanála, the Bord issued a Notice of 

Pre-Application Consultation Opinion on the 16th April 2019. The manner in which the 

matters raised in the Opinion have been incorporated into the drawings and documents 

submitted with this application are specifically addressed in detail in separate 

correspondence accompanying this application. 

 

 

4.0  SITE CONTEXT & PLANNING HISTORY 

 

4.1 Site Location & Context 

The site is located immediately south of the R445 Dublin Road, adjoining the Annacotty 

Roundabout.  The roundabout functions as a gateway into the National Technological Park 

to the north, Castletroy College to the south and Limerick City to the west.  Located some 

6km east of Limerick City Centre, the 2.59 hectare site is situated 2km east of the 

University of Limerick and across the road (south) from the entrance to the National 

Technological Park. Some 500m to the east is Annacotty village, whilst Castletroy College, 

Castletroy Neighbourhood Park and the Newtown Neighbourhood Centre are located 0.5km 

due south of the site.  

 

The site is surrounded by roads on three sides.  To the north is the R445 Dublin Road, to 

the west is the Castletroy College Road and to the south is an unnamed road which will 

provide access to the site.  The eastern site boundary is bound by established and mature, 

low density housing, positioned back to back and fronting onto two established roads 

leading into Annacotty village.  Further established, low density housing neighbours the 

site to the immediate south, before the housing density increases in a southerly direction 

towards the Newtown Neighbourhood Centre. 

 

The site is relatively well connected to Limerick City Centre by public transport.   Whilst 

the proposed development is located within 200m of a bus stop on the Dublin Road, it 

offers an infrequent Bus Eireann service including Route 323 to Castleconnell.  However, 

the bus stop at Newtown Neighbourhood Centre located some 400m from the subject site 

provides a better city service connection with the 304A providing a service to the city every 

30 minutes whilst the 308 Eurobus connects with the city every hour. 

 

The R445 to the north of the site benefits from cycle paths in both directions and these 

cycle paths have been extended along the Castletroy College Road to the west of the site 

These cycle paths along with a strong network of footpaths, form part of a sustainable 

transport connection from the site to the surrounding urban areas. 

 

The subject site is currently a green field under fairly dense rough pasture and scrub 

vegetation.  The site slopes from south to north with a fall of approximately 5 metres 

across the site from the south east corner to the north west corner. A strong line of mature 

trees defines the northern and western site boundaries, and an archaeological enclosure 

dominates the north western corner of the site.  The northern site boundary is defined 

by a steep bank adjacent to the Dublin Road.  The bank is approximately 2m in height on 
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the eastern end and grades down to approximately 0.5 m above the adjacent path level 

on the western end of the bank. 

 

4.2 Area Profile 

The site is located within the Electoral Division (ED) of Ballyvarra which is a large ED 

including Annacotty village and a large rural area south of the M7 motorway.  Within this 

ED the population grew by only 0.4% in the last inter census period.  It had a population 

of 4,288 persons in 2016. 

 

In contrast, the wider population of Castletroy as defined by the Castletroy Local Area Plan 

boundary and which includes the subject site, experienced a 6.4% increase in the last 

intercensus period. This 6.4% increase is substantially above the national average of 3.8% 

and demonstrates the attractiveness of Castletroy as a place to reside.  
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Figure 1.0   Site Location & Context         Source:  Healy & Partners Architects 



HRA PLANNING Chartered Town Planning Consultants 

 

11 

   

 
Figure 2.0  Proximity to Existing Services & Facilities          Source:  Healy & Partners Architects 
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The ED of Ballyvara has a relatively young population with 36% per cent of the overall 

population in the 0 – 25 year old age group.  This dominant age group is likely to be 

reflective of the presence of the University of Limerick. Further, a total of 60% of the 

population in the area are under the age of 40 years.  This is significant in terms of service 

provision and has implications for housing provision, the size of the workforce and demand 

for education, recreation amenities and health services. 

 

The ED recorded 1,415 households in 2016 with the majority of households (41%) 

comprising of two persons only.  

 

In terms of travel to work, travel by car is the predominant mode of transport with 75% 

of journeys made by car. Similarly, most trips in terms of journey to work times recorded 

indicate that 76% of people travel between ¼ of an hour and under ½ an hour to work on 

a daily basis. 

 

4.3 Planning History 

There are three significant planning decisions relating to development on the site, 

extending back to 2006, 2008 and 2020. 

 

Planning Ref. 06/1724  

A planning application was refused by Limerick City & County Council and An Bord Pleanála 

for the provision of a two storey/part three storey (including mezzanine level) building 

with a gross floor space of 11,290sqm.  The development was intended to accommodate 

convenience and bulky goods retailing with provision for 641 no. car parking spaces.  The 

site was to be accessed via a fifth arm off the existing roundabout. 

 

Planning Ref. 08/534  

Planning permission was granted by Limerick City & County Council but refused permission 

on appeal to An Bord Pleanála for the development of 5 no. separate buildings including; 

a design/tourist retail centre of 2,958sqm; 6 no. design centre outlets with ancillary retail 

provision; 1 no. office/financial institution; 3,749sqm of office space; a café/bar; a medical 

centre; 1 no. creche; 14 no. apartments; 4 no. houses; and basement car parking with a 

new single prioriry junction onto Walkers Road. 

 

Planning Ref. ABP307014-20 

Planning permission was refused by An Bord Pleanála for 137 no. residential units providing 

for diverse housing typologies including 20 no. different unit types and sizes on grounds 

that they could not be certain the development would not adversely impact Natura 2000 

sites. 
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5.0  PROPOSED DEVELOPMENT  

 

5.1 Development Proposal 

The proposed development seeks to provide for 137 no. residential units comprising 61 

no. apartments, 51 no. duplex units and 25 no. houses.  In total the proposed development 

provides for diverse housing typologies including 20 no. different unit types and sizes.  The 

overall residential mix is detailed in Table 1.0 and provides for a density of 54.5 units on 

a 2.59 hectares site. 

 

Unit Size Number of Units Percentage 

1 bed 9 5% 

2 bed 77 56% 

3 bed 44 32% 

4 bed 7 6.5% 

Total 137 

Table 1.0   Percentage Breakdown of Units 

 

In addition to the residential units Apartment Blocks A & B accommodate resident services 

and amenities including shared co-living spaces, additional storage space, bicycle storage, 

communal waste management area and communal rooftop gardens at ground and first 

floor levels. 

 

The development ranges in height from 2 stories to 5 stories as detailed in Table 2.0. 

 

Building Height 

Block A  16.735m 

Block B  12.3 m 

House H-A & H-B  Ridge:8.815 

House H-C  Ridge 10.005m 

Duplex D-1;D-1.1;D-1.2;D-

1.3   

Ridge:10.485 m 

Duplex D-2  Ridge 12.190 

Duplex D-3    7.285m 

Table 2.0 Building Height 
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Key Site Statistics 

Total Site Area 2.59 hectares 

Residential Development Area 2.51 hectares 

No. of Units 137 

Total Gross Floor Area Proposed 16,458.1sqm (excl basement level) 

Footprint of Buildings 6,424.3sqm 

Net Density 54.5 units per hectare 

Plot Ratio 1:0.65 

Site Coverage 25.5% 

Public Open Space 3,906sqm  - 15% of site area 

Building Height 2 – 5 stories  (8.8m – 16.73m) 

Car Parking 183 spaces 

Bicycle Parking 120 spaces 

Table 3.0 Key Site Statistics 

 

5.1.1  Apartments 

The 61 no. apartments are divided across two blocks of development of four (Block B) and 

five storeys (Block A) respectively accommodating 2 no. 3 bed units, 52 no. 2 bed units, 

and 7 no. 1 bed units. 

 

Block A accommodates 37 no. units with 36 no. 2 bed units and 1 no.  bed unit.   

 

At ground floor level on the southern end of Block A provision has been made for a bicycle 

storage room accommodating 39 no. bicycles; internal communal waste management 

area; switch room; water tank; and an additional communal storage room of 29sqm.  At 

the northern end, at ground floor level provision has been made for 200sqm of co-

living/dining/games area with ancillary toilets and amenities.  This co-living space is 

supplemented with 131sqm of external communal open space.  At first floor level, 

additional provision has been made for 78sqm of co-living/dining/games areas with 

114.5sqm of communal open space in the form of a roof-top garden. 

 

Block B accommodates 24 no. units including 6 no. 1 bed units 16 no. 2 bed units and 2 

no. 3 bed units.  

 

At ground floor level on the southern end of Block B provision has been made for a bicycle 

storage room accommodating 57 no. bicycles; internal communal waste management 

area; switch room; water tank; and an additional communal storage room of 40sqm. At 

first floor level, provision has been made for 78sqm of co-living/dining/games areas with 

196sqm of communal open space in the form of a roof-top garden. A basement car park 

is also provided under Block B providing for 61 no. car parking spaces. 

 

The apartments have been designed in accordance with the requirements of the 

Sustainable Urban Housing: Design Standards for New Apartments 2018.  All the 

apartments substantially exceed the minimum size requirements for apartment units set 

out in the Guidelines as detailed in Table 3.0.  such that the minimum 10% additional 

floorspace requirement is redistributed throughout all the apartments in Block A & B. Some 
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49 per cent (30 no. units) of the apartments are dual aspect in compliance with SPPR4 of 

the Guidelines. 

 

In addition, to the provision of private amenity space satisfied through the provision of 

private balconies serving each apartment unit, some 797.50sqm has been provided in 

communal amenity space within the apartment blocks comprising:  

 

▪ 310.5sqm of external open terraces (roof-top gardens);  

▪ 131sqm of external communal open space at ground floor level; and  

▪ 356sqm of internal communal space.   

 

 Floor Area Balcony / Open Space 

No. of 

Units 

No. of Beds Required Provided  

Ranges in Size 

Required Provided  

Ranges in Size 

7 1 bed 45sqm 50sqm – 54sqm 5sqm 6sqm – 10sqm 

48 2 bed (4 person) 73sqm 79.5sqm 7sqm 
7.5sqm - 

10sqm 

4 2 bed (3 person) 63sqm 69sqm 6sqm 
13.5sqm – 

24sqm 

2 3 bed 90sqm 138sqm 9sqm 40sqm  

TOTAL           61 no.  4,586sqm 4,748.5sqm  837.5sqm 

  Table 4.0  Proposed Unit Breakdown 

 

5.1.2 Duplex Units & Houses 

A total of 51 no. duplex units are proposed, comprising two and three storey units 

providing for 24 no. 3 bed units, 25 no. 2 bed units and 2 no. 1 bed units.   

 

The duplex apartment unit is generally provided at ground floor level with an area of 

defensible external open space functioning as a private amenity area and serving the 

apartment unit.  The overhead duplex unit generally comprises two stories and is served 

by a private balcony. 

 

The 25 no. housing units comprise two and three storey units providing for 7 no. 4 bed 

units and 18 no. 3 bed units each with their own private amenity open space to the rear 

of the unit. 

 

5.1.3 Energy Strategy 

Moloney Fox Consulting Engineers have prepared an Energy Strategy or the site. Satisfying 

the provisions of NZEB has been a key consideration within the overall design of the 

scheme and in this regard, Heat Pumps and Photo Voltaic Panels are proposed. 

 

5.1.4 Car & Bicycle Provision 
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Provision has been made for 183 no. car parking spaces and 120 no. bicycle spaces on 

site, having regard to the proximity of the site to the Newtown Neighbourhood Centre 

south of the site, the existing bus stop on the Dublin Road, the proposed bus stop on the 

Castletroy College Road adjoining the site and the significant employment node across the 

Dublin Road from the site namely Plassey Technological Park. 

 

The breakdown of proposed car parking spaces within the development is detailed in Table 

5.0.  A total of 179 spaces are provided plus an additional 4 no. spaces including 2 no. 

spaces dedicated to co-travel and 2 no. spaces with electric charging points.  

 

Unit Type No. of 

Units 

Proposed Ratio Spaces Provided 

Housing 25 1.5 per unit 38 spaces 

Duplex Units 51 1 per unit + 1 visitor space per 4 units 64 spaces 

Apartment Blocks 61 1 per unit + 1 visitor space per 4 units 77 spaces 

Total 179 spaces  + 4 spaces 

Table 5.0 Breakdown of Car Parking Provision 

 

The car parking has been distributed between basement and surface car parking.  The 

basement parking extending under Apartment Block B provides for 61 no. car parking 

spaces and is intended to serve all apartments in Block A & B.   

 

Surface car parking, accommodating 122 no. car parking spaces, provides for 86 no. 

spaces to serve the immediate needs of residential units; 28 no. visitor spaces; 2 no. 

dedicated electric charging point spaces; and 2 no. spaces for co-travel.   

 

The visitor car parking spaces are primarily located in front of the Apartment Blocks. The 

car parking spaces identified in yellow are intended to serve the residential units and are 

distributed around the scheme accordingly.  Each unit within the development will be sold 

with 1 no. dedicated car parking space with the remaining spaces unallocated.  The car 

parking has been integrated into the public realm with the planting of trees and surface 

treatment. 

 

A total of 120 no. bicycle spaces are provided within 2 no. bicycle storage rooms in the 

Apartment Blocks and 3 no. dedicated bicycle shelters throughout the site.  The apartment 

bicycle storage rooms accommodate 96 no. bicycle spaces whilst the external shelters 

accommodate the remainder. 

 

5.1.5 Open Space Provision 

The public realm has been comprehensively designed in the context of the overall need of 

residents living within the development and the availability of a public neighbourhood 

parks within 490m of the site. The public and communal open space will be suitably 

landscaped and planted in accordance with the provisions of the Landscaping Plan detailed 

on Drawing No. 050418_LP_01 by Austen Associates. 
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The development proposal comprises private open space delivered through the provision 

of balcony space serving the apartment units and duplex units and dedicated gardens 

serving the semi detached and terraced units.   

 

Communal open space is also provided serving the apartment units within the apartment 

blocks, delivered through the provision of 2 no. external rooftop gardens and external 

communal amenity space at ground floor level, demarcated with defensible landscaping 

around the boundary.  Some 441.5sqm of dedicated external communal open space is 

provided within the development proposal and the location of this space is clearly 

demarcated within the Architectural Design Statement prepared by the project architects. 

 

Public open space is provided at four different locations throughout the development, 

including a passive linear park along the northern site boundary incorporating established 

trees and a walkway; a passive seating area to the front of Block A incorporating benches 

and planters; a gently sloping area between Block A & B providing connections to the 

Castletroy Park Road and a pocket park to the front of Block B with a dedicated play area.  

The area of public open space within the development comprises 3,954sqm or 15% of the 

overall site in accordance with the open space requirements in the Castletroy Local Area 

Plan. The location of this space is clearly demarcated within the Architectural Design 

Statement prepared by the project architects.  

 

All of the public and communal open space benefits from natural surveillance with 

overlooking windows. 

 

5.1.6 Landscaping 

The landscape design is structured to create inter-linked open spaces, so as to provide a 

cohesive design with an urban edge. The open spaces are arranged within the development 

to create good connectivity within the site, soften the architectural structures and provide 

ample recreation opportunities for all residents.  Whilst the open spaces are available to 

all site users, there is a perceivable distinction between the uses of each space, a 

discernible hierarchy of spaces is created within the site with expected higher use, more 

open parts, linking to nearby smaller, more private, intimate areas.    

 

A Landscape Design Statement has been prepared by Austen Associates along with a 

Landscape Masterplan for the site providing details of tree planting and the quantity, type 

and location of all proposed hard and soft landscaping. 

 

A low- brick wall with metal railings comprising a total height of 1.8m will define the 

southern, western and northern boundaries of the site. The existing hedgerow along the 

eastern site boundary shall be retained in so far as possible with a 2m high block wall 

constructed inside the site boundary thereby affording privacy to existing properties. 

5.1.7 Water Infrastructure 

A Planning Application Services Report has been prepared by BDB Consulting.  The report 

confirms that a pre-connection enquiry was submitted to Irish Water on the 3rd of 

September 2019, reference number CDS19006516. Confirmation of Feasibility was issued 
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on 5th of October 2019. A connection enquiry was submitted to Irish Water on the 10th 

of October 2019, reference number CDS19006516. Statement of Design Acceptance was 

issued on 5th of November 2019. Copies of relevant documentation is detailed in the 

Appendices of the Planning Application Services Report. 

 

Regarding site-specific drainage, separate foul and surface water systems are provided to 

drain the development. The disposal of storm water will be attenuated to greenfield runoff 

and discharged to an existing manhole to the north of the site. A Storm Water Management 

Plan, using SuDS techniques to treat and minimise surface water runoff from the 

development at source is included in the Planning Application Services Report. 

 

All water mains shall be a minimum 150mm diameter HDPE as discussed with and agreed 

with Irish Water. A water service control unit (round type) shall be provided to facilitate 

connection and the WSC unit shall be located in the footpath and shall include a stopcock. 

 

5.1.8 Access & Roads Infrastructure 

Access to the site has been relocated further to the east, away from the existing Castetroy 

College Road and Walkers Lane junction.  The access has been designed in accordance 

with DMURS accommodating 2.4m x 49m visibility splays. CST Group Traffic Engineers 

has completed a Traffic & Transport Assessment (TTA) and Road Safety Audit (RSA) for 

the proposed development.   

 

An existing public footpath extends from the Castletroy College Road to approximately 

halfway across the southern site boundary on Walkers Lane.  It is proposed to set back 

the southern site boundary in accordance with Drawing No. 118271-3002 from CST Group 

and to provide for a dedicated cycle path along the full extent of the site boundary.  

Similarly, it is proposed to provide for a footpath adjoining the cycle path and within the 

confines of the subject site. There is no footpath or cycle-path to the east of the site on 

Walker’s Lane.  Although it would be desirable to connect into a pedestrian footpaths and 

cycle lane on Walkers Lane with a linkage through to Annacotty roundabout, the land 

necessary to effect such delivery is outside the control of the applicant.  Such provision 

can be made in the future, if / when such infrastructure is delivered by the Council.  There 

is an existing footpath and cycle-path to the west of the site and the proposed development 

will connect into these.  Both the footpath and the cycle-path will be complimented with 

public lighting. It should be noted that the Road Safety Audit recommends that the cycle 

facility should not be installed until it can be safely brought further along Walker’s Lane. 

However, in agreement with Limerick City & County Council, the cycle path is provided 

with signage and a merge area where it terminates.  

 

The widening of the road between Annacotty Roundabout and Walkers Lane is no longer 

required by Limerick City & County Council and is not shown on any plans or drawings. 

Providing a 2-lane approach to Annacotty roundabout on the Castletroy College Road was 

modelled. The modelling determined that the Castletroy College arm of the roundabout is 

currently operating below 85% and with the development in place will be 89% in 

2039.  Whilst providing two approach lanes would reduce this to 75%, it has the negative 
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impact of reducing capacity on the Limerick approach, going from 98% to 100% 

RFC. Accordingly, it was agreed not to provide for the widening of the road at this time.    

  

To allow for any future road widening that may be required all buildings have been set 

back in excess of 11m from the centre line of the R445 Dublin Road.  The set back is 

clearly illustrated on Healy Drawing 17-118-201.  

 

The provision of a bus-stop was discussed at pre-planning stage.  The Operations and 

Management Section of the Council did request that a proposed bus-stop/layby be 

delivered by the applicant on the Castletroy College Road.  Such provision was made by 

the applicant and detailed on the Site Layout Drawings.  However, following a discussion 

with the Operations and Management Section (Traffic & Transportation) on the 20th March 

2020, the design team was advised that a bus-stop is no longer required on the Castletroy 

College Road.  The NTA in association with Limerick City & County Council published a 

Draft Limerick – Shannon Metropolitan Area Transport Strategy and proposes a Quality 

Bus Corridor (QBC) on the Dublin Road to facilitate an increased public transport service, 

in the future.  Therefore, accoridng to the Operations and Mnagement Section there is no 

requirement for a bus stop on the Castletroy Road.  The Dublin Road already has a 

dedicated bus stop to the east of the site, which can be easily accessed from the site via 

pedestrian connections directly onto the Dublin Road / Annacotty Roundabout. 

 

5.2 Design and Layout Approach 

The design and layout have been carefully considered in the context of a number of 

environmental, cultural heritage and residential & visual amenity reports.  These reports 

have influenced the overall approach to design on the site and have informed, amongst 

other things the design rationale. 

 

The site context and its constraints have informed the design proposal.  Bound on three 

sides by public roadway and to the east by 2 no. houses, there is a fall of circa 5m across 

the site from the south east corner to the north west corner.  Accordingly, the scheme has 

been designed with an increase in building height across the site from east to west.   

 

Two storey semi-detached units back onto the eastern boundary of the site thereby 

respecting the residential amenities of the neighbouring two storey properties. The two-

storey element increases to three storey within the central area of the site and at the 

northern and southern site boundaries fronting onto the Dublin Road and Walkers Lane.  

The scheme culminates with 2 no. 4 – 5 storey apartment blocks on the western site 

boundary, which address the Annacotty Roundabout. 

 

The three storey duplex units on the northern site boundary have been set back to facilitate 

retention of the mature trees dominating this area of the site.  This tree group is considered 

to be a defining feature on the approach road to the city.  The trees are located at the top 

of a steep bank which is approximately 2m in height on the eastern end and grades down 

to approximately 0.5 m above the adjacent path level on the western end of the bank. 
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As a collective group they not only afford identity to the site, but they are also identified 

in the Tree Survey as containing a number of notable specimens including Ash Fraxinus 

excelsior and Sycamore Acer pseudoplatanus species.  These trees are considered either 

category C or B trees in general although tree no. 0756 is a veteran Ash and is considered 

to be in category A2,3. The ash tree is also considered to be of moderate suitability for 

roosting bats and supports a single roosting common pipistrelle bat, as confirmed in the 

Bat Survey.   Having regard to the foregoing, it is considered that the trees and the 

embankment are important site features that need to be retained. 

The three storey duplex units defining the southern site boundary provide a strong urban 

edge whilst also affording adequate set back to facilitate pedestrian and cycle routes along 

the southern site boundary.  The urban edge definition provided on the northern and 

southern site boundaries culminate with 2 no. 4 – 5 storey apartment blocks on the 

western boundary orientated to address both the Casletroy College Road and the 

Annacotty Roundabout. The apartment blocks have been set back within the site to 

facilitate connectivity with the scheme and the provision of a bus stop within the site on 

the western boundary. 

 

5.2.1 Architectural Design Statement 

A comprehensive Architectural / Urban Design Statement has been prepared by the 

architectural team Healy Partners Architects and accompanies the planning application. 

The Statement indicates how the 12 criteria set out in the Urban Design Manual has been 

complied with.  It further rationalises the architectural approach in terms of building style, 

materials and finishes. 

 

5.2.2 Archaeological Impact Assessment 

The presence of an Enclosure was suggested by an aerial photograph of the site but there 

are no surface traces of the Enclosure above ground.  An Archaeological Assessment of 

the site was undertaken by Redarc and this report was supplemented by on-site test 

trenching. The test excavation undertaken in December 2017 by (RedArc Consulting Ltd) 

confirmed that archaeological material does not extend beyond the external limits of the 

Enclosure ditch. The antiquity of the Enclosure is not known as no dateable evidence was 

recovered.  

 

On foot of comments received from the Department of Culture Heritage and the 

Gaeltacht in relation to the previous planning application on the site (ABP 307014-

20), which required archaeological resolution and a programme of excavation, an 

Archaeological Method Statement has been prepared by Aegis Archaeology. The Method 

Statement details the methods proposed for the full archaeological excavation of 

archaeological features found on site during archaeological testing undertaken 

by RedArc Consulting Ltd. This Method Statement should be read in conjunction with the 

initial Archaeological Assessment prepared by RedArc Consulting.  

 

5.2.3 Tree, Hedgerow & Vegetation Survey 
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Austen Associates undertook a tree, hedgerow & vegetation survey and have provided an 

assessment, management & protection measures report for the site.  The findings of the 

survey have influenced the overall approach to development on the site.  The report 

advocates the retention of tree group 01 along the northern site boundary, identified as it 

contains a number of notable specimens including Ash Fraxinus excelsior and Sycamore 

Acer pseudoplatanus species and also noted for its visual presence on the Dublin Road and 

its potential to screen the subject site. 

 

The attenuation tank is located close to the northern boundary of the site as it must be 

located in proximity to the outfall.  The location of the attenuation tank has resulted in the 

necessity to remove two trees on the northern site boundary within tree group 01, namely 

tree no’s.0765 and 0766.  These are Category C trees and are deemed to be of low quality.  

It is proposed to retain the remaining 6 no. trees along the northern site boundary.  Whilst 

tree no. 0756 is the only Category A tree within this group, retention of the remaining 5 

no. other trees is important to act as a buffer to the Category A tree and afford it greater 

protection.  Further it is the grouping / cluster of these trees that add to their significance. 

 

Drawing No. 050418_TS_02 indicates the trees required for removal. The tree groups 02 

& 03 are not significant with no notable specimens. They contribute little to the visual 

amenity of the site, afford minimal screening potential and are of minimal bio-diversity 

significance. As such they are proposed for removal for purposes of development.  Tree 

group 04 is made up of poor specimens, however it does contribute to the visual screening 

of the site. It is located alongside a narrow roadway with no footpath. Its removal will 

allow for the construction of a footpath a cyclepath alongside this roadway, improving the 

health and safety of pedestrians. As such this group of trees is proposed for removal.  

Substantial replacement planting is proposed in the landscape drawing 050418_LP_01. 

 

5.2.4 Ecology & Biodiversity 

A Stage 1 Appropriate Assessment Screening Report and Natura Impact Statement (NIS) 

Stage 2 has been prepared by NM Ecology Ltd given the location of the site within 1 km 

of the Mulkear River, which is part of the ‘Lower River Shannon’ Special Area of 

Conservation. In a worst-case scenario there is a risk of adverse impacts on the qualifying 

interests of the Lower River Shannon SAC (notably salmon, lamprey and otters) due to 

pollutants arising during construction works. In response, a series of best-practice 

pollution-prevention measures have been proposed for the construction phase of the 

proposed development. These measures are regularly used on construction sites, and are 

known to be effective.  

 

These measures will remove any residual risk of impacts on water quality in the River 

Mulkear or Lower River Shannon SAC. Given the full and proper implementation of the 

mitigation prescribed in this NIS, the proposed development, either individually or in 

combination with other plans or projects, will not adversely affect the integrity of any 

Natura 2000 sites. 
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An invasive non-native plants species - Japanese knotweed - was recorded in the north-

western corner of the site. It has been treated in the past and has almost been eradicated, 

but an additional 1 – 2 years of treatment will be required. It will be set aside during 

construction work, and when the Japanese knotweed is confirmed to be eradicated, the 

affected area will be incorporated into the landscaping scheme.  An Invasive Species 

Management Plan has been prepared for the site and accompanies the planning 

application. 

qA Bat Survey was undertaken on the site in August 2018. It was determined that a mature 

ash tree on the northern boundary of the site is used as a day roost / satellite roost by a 

single common pipistrelle bat. The tree will be retained and incorporated into the new 

development, but there is a risk that a damaged limb (the location of the roost) may need 

to be removed for safety reasons. An ecologist will liaise with a tree surgeon prior to any 

works on this tree and will determine whether it will be possible to retain the roosting 

location. If not, an alternative roosting space will be provided, and measures will be taken 

to ensure the protection of the bat during works.  

 

5.2.5 Noise Assessment 

A Noise Assessment was undertaken by AWN Consulting.  This assessment includes a 

description of the receiving ambient noise climate in the vicinity of the subject site and an 

assessment of the potential noise and vibration impacts associated with the proposed 

development during both the short-term construction phase and the long-term operational 

phase on its surrounding environment.  

 

An inward noise impact assessment has also been completed in accordance with the 

guidance contained in The Professional Guidance on Planning & Noise (ProPG) to determine 

the potential noise impact from environmental noise on the residential amenity of the 

development. 

 

Locally the Limerick Noise Action Plan specifies that the guidance contained within ProPG 

should be used in assessing the noise impact on new residential developments within the 

Limerick City and County areas.  

▪ All dwellings as part of the development have been designed to achieve the good 

level of internal noise specified within ProPG with closed windows and open vents;  

▪ The vast majority of external amenity areas have been shown to have an external 

noise level that complies with the recommended criterion set out in ProPG;  

▪ Communal external amenity space is provided within the proposed development 

and in addition a public park is located within walking distance to the development. 

This is considered to offset the impact of higher than desirable noise levels in some 

private amenity spaces, and;  

▪ An assessment of the potential for adverse noise impacts during the overheating 

condition has also been included and it has concluded that those dwellings with the 

highest external noise levels have a medium to high risk of an adverse impact 

which is considered acceptable if the overheating condition occurs for a limited 

period.  

 



HRA PLANNING Chartered Town Planning Consultants 

 

23 

Based on the preceding the report concludes that the proposed development is in 

compliance with the requirements of ProPG. 

 

 

6.0  PART V SOCIAL HOUSING 

  

An agreement in principle to comply with the Part V obligation has been reached with the 

transfer of 14 no. units on-site to Limerick City and County Council.  A letter of 

confirmation from Limerick City & County Council is attached to the Part V report, relating 

to the transfer of  

• 10 no. 1 & 2 bed units; 

• 3 no. 3 bed units; and  

• 1 no. 4 bed unit. 

 

The location of these units on site are detailed withing the Part V report.  The delivery of 

the Part V units will be phased as follows: 

• Phase 1 – 4 units 

• Phase 2 – 9 units  

• Phase 3 - 1 unit  

 

A detailed report specifying Part V costs has been prepared by Linesight in compliance 

with the requirements of Question 19 of the application form. 

 

 

7.0  CHILDCARE FACILITY 

 

The proposal for a creche was examined having regard to the capacity of existing creche 

facilities in proximity to the site and their ability to accommodate additional children.  

Further, regard was had to a number of large-scale creche proposals within walking 

distance of the site.   It was concluded that having regard to the likely demand arising 

from the proposed development and the level and capacity of childcare provision already 

in the area, that a dedicated creche facility was not required on site at this time. 

 

The ‘Childcare Facilities Guidelines for Planning Authorities 2001, (DEHLG) recommends 

that planning authorities should require the provision of at least one childcare facility for 

new housing areas unless there are significant reasons to the contrary for example, 

development consisting of single bed apartments or where there are adequate childcare 

facilities in adjoining developments. The Guidelines recommend that for new housing 

areas, an average of one childcare facility for each seventy-five dwellings would be 

appropriate although it does state that the threshold for provision should be established 

having regard to the existing geographical distribution of childcare facilities and the 

emerging demographic profile of areas. 

 

Having regard to the Guidelines, a creche facility accommodating 20 no. spaces is required 

for each 75 no. dwellings. Apportioning this requirement to the proposed development of 
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137 no. units, results in a theoretical requirement of 36 childcare spaces.  However, having 

regard to the fact that the 1 bed units within the development are unlikely to generate a 

childcare requirement, omitting the 1 bed units generates an overall potential demand of 

34 childcare spaces. 

There are 8 no. creches, as identified in Figure 3.0, which are located within a 3km radius 

of the site – a reasonable distance of the application site having regard to employment 

and educational locations in the surrounding area.  These 8 no. creches were contacted by 

phone in September 2020 (beginning of school year) to establish their capacity.  In some 

instances, the information was not secured from the operators, due to perceived 

commercial sensitivity and therefore TUSLA reports, which represent a snapshot in time 

were relied upon in such instances. Table 6.0 below provides an overview of capacities 

within existing creche facilities.   

 

Creche Capacity Occupancy Availability Method of Securing 

Information 

Karibu Montessori 138 138 0 Confirmed by Phone 

Naoinra Chaladh An 

Treoigh 

22 22 0 Confirmed by Phone 

Unikids Childcare 65 65 0 TUSLA Report – Sept 2018 

Kiddies Club 27 27 0 Confirmed by Phone 

Magic Minds 11 11 0 TUSLA Report – April 2018  

Silver Apples Creche 50 46 4 Confirmed by Phone 

Tall Trees Childcare 120 82 38 TUSLA Report – May 2018 

Wilmots Childcare 144 104 40 TUSLA Report – Nov. 2018 

Total 577 495 82  

Table 6.0  Capacity of Creche Facilities 

 

Table 6.0 confirms creche facilities capable of accommodating 577 no. children within 3km 

of the subject site, with capacity for an additional 82 no. children.  The proposed 

development is only likely to require capacity for 34 no. children.  Accordingly, it is 

submitted that there is adequate childcare capacity within 3km of the site and accordingly 

an additional childcare facility is not required to service the proposed development.  

Although it is acknowledged that the TUSLA information is over a year old, it must be 

recognised that the capacity in 2018 was over twice that required for the proposed 

development, and this indicates a level of tolerance in the industry.  

 

Further it should be noted that planning permission has been secured for an additional 2 

no. creche’s within 1km of the subject site, identified in yellow in Figure 3.0.  Cumulatively 

these new creche facilities will provide capacity for an additional 288 no. children (P19/547 

– 181 child creche & P19/492 – 107 child creche).  Whilst these creche’s are intended to 

accommodate existing and future residential development in the area, they nonetheless 

provide additional capacity in a fluid childcare market. 

 

Having regard to the above analysis, it is not proposed to provide for a childcare facility 

as part of the proposed development.  However, if the Board is minded to disagree and to 
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require such a facility irrespective of the foregoing assessment, it is confirmed that the 

single storey communal facility attached to Apartment Block A to the north, could easily 

be amended to accommodate a childcare facility capable of accommodating 34 no. 

children. 

 

The Limerick County Development Plan 2010 – 2016 as extended, requires that a 

Sustainability & Social Infrastructure Audit be undertaken in support of residential 

developments over five units.  

 

Castletroy performs an important trade/market and service function for the resident 

population and for the surrounding hinterland. This is evident by the diverse range of 

services and businesses operating in the area. These include doctor and dentist practices, 

shopping centres, restaurants, pharmacies, hotels and childcare facilities. The area is also 

highly attractive as a place to live given its proximity to the city centre, the large number 

of employment centres and the University Campus. There is also a wide range of sporting 

and amenity facilities in the area serving the local population and further afield. 

 

The location of social services and community infrastructure within proximity to the subject 

site is illustrated on a number of maps at the end of this report. 
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Figure 3.0  Location of Childcare Facilities 
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8.0  SOCIAL INFRASTRUCTURE ASSESSMENT 

 

8.1  Recreational & Sporting Facilities 

The Castletroy Local Area Plan confirms that some 42.68 hectares of land is zoned as Open 

Space and Recreation within the LAP area and 61.92 hectares of land is zoned as Sports 

Grounds. 

 

In proximity to the subject site there are an array of sports facilities and open space. The 

University Campus includes a swimming pool, athletics track and gym along with all 

weather and grass playing pitches. There are further facilities north of the site and outside 

of the University Campus including outdoor playing pitches at Monaleen (2 GAA pitches), 

and Annocotty (2 soccer pitches) and rugby pitch UL Bohs (rugby pitch).  

 

Other sports facilities include an 18-hole golf course in Castletroy and a pitch and putt 

course in Monaleen. Whilst most of the listed amenities form part of numerous clubs 

around the area, these grounds, nonetheless provide important sports facilities for the 

community.  Just 400m south of the site is Castletroy Neighbourhood Park with a 

playground, skate park and walking/cycle routes.  As well as providing active recreational 

facilities for the wider community it provides for passive facilities and a place for the 

community to gather and socialise. These facilities are identified in Appendix 2.0 

 

In terms of night time recreation, a cinema is located within walking distance at Castletroy 

Shopping Centre, north west of the subject site.  

 

8.2  Health Facilities 

There are five health care / medical centres within the Castletroy area (excluding dentists, 

pharmacies and physiotherapists).  These include medical centres at Newtown, Kilmurry, 

Oakwood, Castletroy Park Hotel and the Personal Medical Clinic. The Milford Care Centre 

on Plassey Park Road offers specialist hospice facilities and a nursing home.  A further 

nursing home and retirement village is located off the Castletroy Roundabout on the 

Plassey Park Road.  

 

There are other family doctor practices at intermittent locations throughout the Castletroy 

area. These facilities are complimented by the services on offer from Limerick University 

Hospital.  Appendix 2.0 identifies the location of these facilities in proximity to the site. 

 

8.3  Educational Provision 

There are three primary schools, one secondary school and a Special School serving the 

site within a 15-minute walk time. Enrolment figures for 2019/20 indicate that 1,805 no. 

children attended the three mainstream primary schools of Milford Grange N.S., Scoil Moin 

A Lin and Gaelscoil Chaladh an Treoigh, all of which are mixed schools. This represents an 

increase of 24 no. students on the 1,781 enrolment figure the previous year. See Table 

6.3 with breakdown of enrolment figures for 2019/20:  
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Name Location 
Enrolled 

2019/20 

Enrolled 

2020 / 21 

Milford Grange National 

School 
Milford Grange Castletroy 492 489 

Scoil Moin A Lin Castletroy 889 869 

Gaelscoil Chaladh An 

Treoigh 

Newtown, Dublin Rd, 

Castletroy 
424 437 

Table 7.0 Primary Schools and provisional enrolment figures (Source: Department of Education & 

Skills website, 2021). 

 

The numbers enrolled in the primary schools appears to have decreased in the last two 

academic years, except for the Gaelscoil where enrolment figures increased slightly. 

 

Within the secondary school of Castletroy College, in proximity to the subject site, 

enrolment figures for 2020/2021 indicate that 1,218 students attended the school, 

marginally up (+18 places) on the enrolment figure for 2019/20.  However, enrolment 

numbers in secondary schools is more based on choice than locational circumstances with 

secondary school student travelling further to avail of a particular school. The location of 

all primary and secondary schools in proximity to the site are detailed on a map in 

Appendix 3.0. 

 

Enrolment for both primary and secondary schools within the area appear to be growing, 

although it is noted that the Department of Education has not made provision for any new 

schools to be established in the Castletroy area prior to 2022.  However, the Castletroy 

Local Area Plan 2019-2025 has made provision for a new primary school to be located in 

Ballysimon, across the road from the Northern Trust offices.  A 600 no, student Educate 

Together post primary school is due to be constructed on this site.  Presently the school is 

temporarily operating from the Old Salesians Primary School in Fernbank on the North 

Cricular Road.  This new school, once delivered will provide additional primary school 

capacity in the area. 

 

8.4  Community Service Provision 

The nearest community centre is located north of the subject site at Kilmurry Church while 

there is a Post Office in the nearby Castletroy Shopping Centre.  

 

The closest public library is the city library located in Limerick city centre. However, this 

facility can be easily accessed by bus from the subject site. The county library 

headquarters is located in Lissanalta House in Dooradoyle, while the University library 

which is within walking distance is fee based with limited access to the general public.  

 

There are three churches within a walking distance of the site, at Kilmurry Church (off 

Plassey Road), Mary Magdelene Catholic Church (on the Monaleen Road) and Our Lady 

Help of Christians Church (off Plassey Park Road).  Both Roxboro Garda Station and Henry 

Street Garda Station are located outside of the immediate catchment but yet serve the 

Castletroy area. 
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8.5  Retail & Commercial Provision 

The site is well serviced with local and large convenience and comparison stores. 

 

The site is located within 5-minutes walking distance of Newtown Neighbourhood Centre.  

Located south of the site, the centre consists of a large convenience store (Mace), a public 

house, restaurants, pharmacy and medical centre.  Castletroy Shopping Centre is also 

located within walking distance to the north west which consists of a SuperValu store, 

cinema, clothing shops and restaurants. A further discount foodstore is located on the 

Dublin Road across the road from the District Centre. 

 

In addition to retail services there are a range of employment services located adjacent to 

the shopping centre such as insurance brokers, banking and financial service providers. 

These commercial services are in addition to the significant employment opportunities 

presented by large industrial operators at Plassey Technological Park, Annacotty Business 

Park and the University of Limerick. 

 

8.6 Transport Services 

Whilst the proposed development is located within 200m of a bus stop, the bus stop on 

the Dublin Road offers an infrequent Bus Eireann service including Route 323 to 

Castleconnell.  However, the bus stop at Newtown Neighbourhood Centre located some 

400m from the subject site provides a better city service connection with the 304A 

providing a service to the city every 30 minutes whilst the 308 Eurobus connects with the 

city every hour.  The NTA has prpeared and published a Draft Limerick – Shannon 

Metropolitan Area Transport Strategy and proposes a Quality Bus Corridor (QBC) on the 

Dublin Road to facilitate an increased public transport service, in the future.  A map of 

Transport Services are identified in Apprndix 4.0. 

 

 

9.0 ENVIRONMENTAL APPRAISAL 

 

The development strategy and design approach has been influenced by a number of 

environmental variables and considerations on the site.  Environmental Impact 

Assessment Screening has been undertaken to assist in determining whether any aspect 

of the development is likely to have significant effects on the environment.  This 

information was previously submitted to the Board at pre-planning stage and has not since 

changed. Section 5.2.4 already addresses the issue of potential significant effects on a 

European site and confirms a Stage 1 AA Screening & Stage 2 NIS Report is submitted 

with the application. 

 

The most likely significant negative effects on the environment, without appropriate 

mitigation measures in place, are:  

▪ Increased demand on community’s (including schools), recreation and amenity 

services; 
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▪ Construction and operational traffic resulting in traffic congestion to local or 

strategic road networks;  

▪ Population growth resulting in increased foul and storm water discharges to the 

public sewers and municipal sewage treatment plant waste infrastructure, 

incapable of meeting demand;  

▪ Increased water usage from the development impacting on water supply resources;  

▪ Potential impacts on the amenities of adjoining properties.  

 

A range of measures have been or are being developed to avoid, reduce or mitigate likely 

significant negative effects on the environment, including:  

▪ Design of landscape to incorporate recreation and amenity services;  

▪ Development of a Construction Environmental and Waste Management Plan to 

mitigate construction related impacts.  

▪ Development of appropriate screening to protect the amenities of adjoining 

properties.  

 

The most significant positive effects on the environment will be the delivery of much 

needed housing in the area. 

 

9.1 Environmental Impact Assessment Screening  

The EIA Screening exercise initially assesses the development for Mandatory EIA using 

classifications defined in Schedule 5 of the Planning & Development Regulations 2001 – 

2018.  Where no mandatory requirement is concluded, screening advances to sub-

threshold development assessment, where the competent authority evaluates whether the 

project is likely to have a significant effect on the environment, with reference to its scale, 

nature, location and context.  The information presented below is intended to facilitate An 

Bord Pleanála in this process. 

 

8.1.1 Mandatory EIA Screening 

Mandatory EIA Threshold Regulatory Reference 

 

Response 

 

Does the proposed development 

involve: 

 

 

Construction of more than 500 

dwelling units; and / or  

 

Urban development which would 

involve an are greater than 2 

hectares in the case of a business 

district, 10 hectares in the case of 

other parts of a built-up area and 20 

hectares elsewhere 

Part 2 in Schedule 5 of 

the Planning & 

Development Regulations 

2001 - 2018 

 

Class (b)(i) Paragraph 10  

 

 

Class (b)(iv) Paragraph 

10  

 

 

The proposed development 

comprises 137 no. units well 

below the threshold of 500 

units.  

 

The site area at 2.59 hectares 

is well below the 10 hectare 

threshold for urban 

development in the case of 

other parts of a built-up area. 

 

Mandatory threshold trigger not 

reached 
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9.1.2 Sub Threshold EIA Screening Assessment 

Screening Criteria Response 

Characteristics of Development 

Size of the proposed 

development 

The size of the development is small scale and local in nature, 

comprising 137 no. units and a creche facility on a site of 2.59 hectares 

in area. 

Cumulation with other 

proposed 

developments 

 

The site is in a built-up location.  The size and footprint of the proposed 

development is considered small, and no permitted or proposed projects 

were identified with which the proposal would give rise to significant 

cumulative impacts. There are other permitted residential 

developments in the area under construction some 350m west of the 

site further along Walkers Road. Other development has been permitted 

or is in the process of securing planning permission in Monaleen in 

excess of 600m from the site. Permission was also granted for two 

industrial buildings 100m to the north-west of the proposed 

development site, on the opposite side of the Dublin Road.  These 

developments are in separate ownership and have no relationship with 

the subject site.  The subject site is very much an isolated development 

site surrounded by roads on three sides and by existing residential 

development on one side to the east. Based on the distance of each 

development to the proposed development and taking account of 

specific project details and decision dates, it is considered unlikely that 

any of the proposed developments will result in a cumulative impact 

with the proposed development. 

Use of natural 

resources 

The footprint of the dwelling units and apartment blocks will absorb and 

utilise greenfield land. However, this land is an isolated pocket of 

undeveloped land surrounded by roads and houses and has been 

identified for development purposes. A substantial number of trees and 

existing hedgerows are to be retained on site and whilst some trees are 

to be removed to facilitate development, it is proposed to mitigate such 

loss through the provision of extensive planting on site.  A Tree Survey 

and Arborist Report has been prepared to inform the layout of the 

development in the context of preserving the best trees on site. A NIS 

was prepared by NM Ecology which concludes that following mitigation 

no significant adverse impacts on Natura 2000 sites will occur. The 

proposed development will connect to the existing public sewer system, 

which eliminates the need for an onsite waste water treatment facility.  

The site falls from north to south and the layout of the development 

works with the contours of the site to minimise cut and fill. No 

substantial fill required for the site. Where practical, reuse of existing 

material will be undertaken in as far as possible. 

Production of Waste 

No large-scale waste generated. The appointed contractor will be 

responsible for preparing a site-specific Construction Environmental 

Management Plan based on the preliminary CWMP accompanying this 

application, which stipulates that waste prevention and minimisation 
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should be the primary driver of the waste management system during 

the construction phase. Waste soils shall be reused on site where 

possible to minimise waste going to landfill. Although the construction 

phase may generate waste soils and other waste i.e. pallets, wrapping, 

this will be removed off-site and stored before being recycled or 

disposed of at a waste license facility. The operation phase will not result 

in any substantive waste being produced. Generation of wastewater and 

domestic waste will be associated with the operational phase of 

development. 

Pollution and 

Nuisances 

No significant water or air-borne pollution are envisaged as a result of 

the proposed development. Construction works will be carried out in 

accordance with the CWMP which will ensure that any potential for 

significant impacts are either eliminated or reduced to low. The 

proposed housing development is not a project type that will give rise 

to significant emissions to environmental media or any significant 

amount or type of pollution.  

The intensified use of Walkers Lane to the south of the site and which 

will provide access to the site, might result in elevated noise levels for 

existing houses.  However, the increase is likely to be minimal and given 

that the land has been zoned for development for a number of years 

and is in proximity to an already heavily trafficked regional road to the 

north (R445) this is considered acceptable in an urban environment. 

Internally within the development regard has been had to the Noise 

Management Plan adopted by Limerick City & County Council.  A 

substantial set back from the northern boundary along with the 

retention of trees and the existing embankment will seek to mitigate 

any potential noise impacts resulting from traffic on the public road. 

The underlying bedrock is ‘dark, muddy limestone & shaly mudstone’, 

which is a locally-important aquifer (moderately productive). Subsoils 

are limestone till, and soils are deep, well-drained brown earths. On this 

basis, the soils underlying the site are considered to be well drained, so 

most rainfall on the site would percolate to ground rather than flowing 

into surface water features. 

Risk of Major 

Accidents 

The development is not likely to give rise to a risk of major accidents 

including those caused by climate change. The proposed construction 

works will employ well established, best practice methodologies, and be 

subject to the contractor’s safety statements and risk assessments. The 

proposed development is not of a type that poses a risk of major 

accidents, having regard to substances or technologies used. 

Risks to Human Health 

No hazardous activity on site posing a significant risk to a habitat or 

human environment. The CWMP details measures to mitigate any likely 

impacts associated with noise, dust or pollution from the construction 

process. On this basis, the potential for negative health effects 

associated with the proposed development is negligible. With mitigation 

measures in place no significant negative impacts are likely. 

Location of Proposed Development 

Existing and Approved 

Landuse 

The site at 2.59 hectares is zoned for residential use in the recently 

adopted Castletroy Local Area Plan. (LAP).  The proposed use accords 

with the land use zoning provisions in the LAP. 
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Abundance, Quality 

and Regenerative 

Capacity of Natural 

Resources  

The site is in a built-up location and has been identified for development 

purposes. A substantial number of trees and existing hedgerows are to 

be retained on site and whilst some trees are to be removed to facilitate 

development, it is proposed to mitigate such loss through the provision 

of extensive planting on site.  A Tree Survey and Arborist Report has 

been prepared to inform the layout of the development in the context 

of preserving the best trees on site. Following mitigation, no significant 

impacts on Natura 2000 sites were identified as part of the NIS prepared 

NM Ecology.  No significant negative impacts are likely. 

Absorption Capacity of the Natural Environment 

Wetlands and 

Watercourses 

The closest watercourse is the Mulkear River, which is located approx. 

500m east of the site. A tributary of the Mulkear is also located approx. 

500m south of the site. The Mulkear River flows north and joins the 

River Shannon (designated site) approx. 1.6 km north of the proposed 

development site. The Mulkear River is currently of good status 

throughout its catchment (Water Framework Directive Status 

Assessments 2010 - 2015). The proposed development is not located 

within, or adjacent to, any Natura 2000 sites or wetlands.  

No significant negative impacts are likely during construction or 

operational stages. 

Coastal Zones There are no coastal zones affected by the proposed development.  

Mountain and Forest 

Areas 

There are no mountain ranges or forest areas in, adjoining or in 

proximity to the subject site. 

Nature Reserves and 

Parks 

No Nature Reserves or Parks will be affected by the proposed 

development 

Nationally Designated 

Sites 

Test trenching on site by Redarc Consulting Ltd. confirms the presence 

of an Enclosure (LI006-063), a national monument, within the north 

west corner of the site. Test excavations undertaken in December 2017 

also confirmed that archaeological material does not extend beyond the 

external limits of the Enclosure ditch. The antiquity of the Enclosure is 

not known as no dateable evidence was recovered.  

An Archaeological Method Statement has been prepared by Aegis 

Archaeology which details the methods proposed for the full 

archaeological excavation of archaeological features found on site 

during archaeological testing undertaken by RedArc Consulting Ltd.  . 

European Sites 

The proposed development site is not located within or adjacent to any 

Natura 2000 sites, so there is no risk of direct impacts (e.g. habitat loss 

or fragmentation) on any sites.  The Lower River Shannon SAC is 

located 500m to the east of the site. In a worst-case scenario there is 

a risk of adverse impacts on the qualifying interests of the Lower River 

Shannon SAC (notably salmon, lamprey and otters) due to pollutants 

arising during construction works. In response, a series of best-practice 

pollution-prevention measures have been proposed for the construction 

phase of the proposed development. These measures are regularly used 

on construction sites and are known to be effective.  

These measures will remove any residual risk of impacts on water 

quality in the River Mulkear or Lower River Shannon SAC.  

Environmental Quality 

Standards 

The proposed development is considered unlikely to result in 

exceedance of Environmental Quality Standards. The potential for 
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impacts on Environmental Quality Standards will be minimised through 

implementation of appropriate best practice measures, and detailed in 

a site specific CWMP to be prepared by the Contractor and agreed with 

the planning authority.  

Densely Populated 

Areas 

The site is located on appropriately zoned residential land.  The principle 

of residential development on the land has been planned under the LAP 

and a Strategic Environmental Assessment (SEA) has been undertaken 

in support of its vision. Castletroy has been targeted to accommodate 

significant population growth and the proposed development seeks to 

deliver some of this growth. 

Landscapes of 

Historical, Cultural or 

Archaeological 

Significance 

There are no protected structures or protected landscapes within or in 

proximity to the subject site.  

Archaeological test trenching confirmed the presence of an Enclosure 

(LI006-063), a national monument, within the north west corner of the 

site. It is proposed to archaeologically excavate the feature.  An 

Archaeological Method Statement has been prepared by Aegis 

Archaeology which details the methods proposed for the full 

archaeological excavation of the archaeological features. 

Characteristics of Potential Impacts 

Extent of the 

Impact 

The impacts of the proposed development will be limited to the application 

site and potentially the immediate houses adjoining the site to the east 

and located across an existing road to the south. Visually the development 

will be seen from further afield but these are considered to be neutral 

impacts given that the surrounding area is dominated by existing urban 

residential development. 

Transfrontier 

Nature of the 

Impact 

There are no transfrontier impacts associated with the proposed 

development. 

Magnitude and 

Complexity of the 

Impact 

Population & 

Human Health 

Potential slight negative impact to local residents 

during works phase, arising from traffic, noise and 

dust albeit temporary in nature.  However adherence 

with a site specific CWMP during construction will 

minimise any impacts. 

In terms of design, the development has been stepped 

down to two stories where the site adjoins existing 

residential development thereby minimising any 

perceptual or likely impact at operational stage.  

Further a separation distance of 11m from the eastern 

site boundary and the proposed residential units 

ensures that the residential amenity of neighbouring 

residents are not adversely impacted. 

Biodiversity There are no significant ecological features on the site, 

save for a number of mature trees and hedgerows 

which it is intended to retain insofar as possible. A Tree 

Survey and Arborist Report has informed the approach 

to tree retention and removal on site.  

A Bat Survey has been undertaken as it was 

determined that a mature ash tree on the northern 
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boundary of the site is used as a day roost / satellite 

roost by a single common pipistrelle bat. The tree will 

be retained and incorporated into the new 

development, but there is a risk that a damaged limb 

(the location of the roost) may need to be removed for 

safety reasons. An ecologist will liaise with a tree 

surgeon prior to any works on this tree and will 

determine whether it will be possible to retain the 

roosting location. If not, an alternative roosting space 

will be provided, and measures will be taken to ensure 

the protection of the bat during works.  

The proposed development site does not appear to be 

an important feeding area or commuting route for 

bats. Nonetheless, potential indirect impacts could 

occur and as a result a range of bat-sensitive lighting 

techniques will be implemented during the 

construction and operation of the development.  

Subject to these measures, the Bat Survey & report 

concluded that the proposed development will not 

cause any significant residual impacts on bats. 

Land & Soils The underlying bedrock is ‘dark, muddy limestone & 

shaly mudstone’, which is a locally-important aquifer 

(moderately productive). Subsoils are limestone till, 

and soils are deep, well-drained brown earths. On this 

basis, the soils underlying the site are considered to 

be well drained, so most rainfall on the site would 

percolate to ground rather than flowing into surface 

water features. 

The development will involve excavation to 

accommodate a basement and importation of 

aggregates.  Excavated soil will be reused for 

landscaping. Significant impacts are not anticipated. 

Water & 

Hydrogeology 

The closest watercourse is the Mulkear River, which is 

located approx. 500m east of the site. A tributary of 

the Mulkear is also located approx. 500m south of the 

site. A suite of best practice construction measures 

have been incorporated into the project design to 

block any potential significant impacts on Water 

Quality. Consequently, the proposed development is 

not likely to result in significant adverse effects on 

watercourses or water quality. 

Air & Climate The construction phase of the development is small 

scale in nature and significant emission to air including 

dust arisings are not anticipated. During the 

operational phase, traffic levels are not predicted to 

increase significantly over an above natural increase 

arising from growth in the area.  The CWMP will 

mitigate against any potential dust emission. 

No significant impact is anticipated to air and climate. 
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Noise & 

Vibration 

A short term temporary increase in noise and vibration 

levels is expected during the construction stage. This 

will be temporary in nature. No significant impact is 

anticipated during the operation phase 

Landscape The proposal will result in a change to the landscape 

although the impact is considered to be long-term, 

positive in nature, having regard to the surrounding 

nature of the built environment.  The proposed 

development will also introduce varying heights into 

an otherwise dominated two storey environment 

hereby offering visual variety.  No significant adverse 

impacts are anticipated. 

Material Assets There could be potential temporary impacts to 

residences in the vicinity of the site during the works 

period, but such impacts are considered to be short 

term in nature. The operational phase will result in a 

demand from additional services but this demand has 

been addressed with the provision of an on-site 

communal facilities within the apartment blocks. 

Cultural 

Heritage 

Test trenching on site by Redarc Consulting Ltd. 

confirms the presence of an Enclosure (LI006-063), a 

national monument, within the north west corner of 

the site. Test excavations undertaken in December 

2017 also confirmed that archaeological material does 

not extend beyond the external limits of the Enclosure 

ditch. The antiquity of the Enclosure is not known as 

no dateable evidence was recovered.  

An Archaeological Method Statement has been 

prepared by Aegis Archaeology which details the 

methods proposed for the full archaeological 

excavation of archaeological features found on site 

during archaeological testing undertaken by RedArc 

Consulting Ltd.   

Interactions There may be interaction between different 

environmental topics such as between the water 

environment and ecology and between ecology and 

landscape. However, no significant impacts due to 

interactions are anticipated given that a suite of best 

practice works measures have been incorporated into 

the project design.  

Overall The impacts of all aspects of the development have 

been considered. It is anticipated that there will not be 

any significant adverse effects on the receiving 

environment given that a suite of best practice works 

measures will be incorporated at construction stage. 

Probability of the 

Impact 

Impacts associated with the works phase will be temporary in nature. A 

suite of best practice construction measures have been incorporated into 

the project design to block any potential significant impacts on the 

environment. 
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Duration, 

Frequency and 

Reversibility of the 

Impact 

Potential impacts on the environment could arise during the construction 

phase in the absence of best construction practice and mitigation. A suite 

of best practice construction measures have been incorporated into the 

project design to block any potential significant impacts on the 

environment. 

 

9.1.3 Conclusion 

The proposed development is not a type listed in Schedule 5 of the Planning and 

Development Regulations 2001 (as amended) that requires mandatory Environmental 

Impact Assessment (EIA) pursuant to the provisions of Section 10 of the Planning and 

Development Act 2000 (as amended).  

 

The requirement for sub-threshold EIA has been dismissed on the basis of the relevant 

provisions and guidelines in relation to same set out in; The Planning Act referred of 

previously, Schedule 7 of The Planning and Development Regulations 2001 (as amended), 

and EIA Guidance for Consent Authorities regarding Sub-threshold Development (DoEHLG, 

2003) having regard to; the characteristics of the proposed development; the location of 

proposed development; and, the types and characteristics of potential impacts which the 

applicant submits, would not result in significant effects to the environment.  

 

Based on the information gathered during this study, it is recommended that An Bord 

Pleanala determines that the proposed development would not be likely to have significant 

impacts on the environment. 

 

 

10.0 PLANNING POLICY & NATIONAL GUIDELINES 

 

The proposed development has been carefully considered and designed in the context of 

national, regional and local guidelines and planning policy. 

 

10.1 Strategic Planning Policy  

The National Planning Framework (NPF) published in February 2018 sets out a strategic 

development strategy for the country up to 2040.  Amongst its key messages is the need 

to provide the highest possible quality of life for people and communities via well designed 

and managed built and natural environments.  It provides for a number of National Policy 

Objectives (NPO) which must be adhered to in the advancement of development 

throughout the State.  The NPF seeks to “deliver at least 40% of all new homes nationally, 

within the built-up footprint of existing settlements” (NPO 3a) and seeks to “deliver at 

least half (50%) of all new homes that are targeted in the five Cities and suburbs of Dublin, 

Cork, Limerick, Galway and Waterford, within their existing built-up footprints” (NPO 3b). 

 

The NPO’s promoting consolidation are further supported by NPO 11 which states that “in 

meeting urban development requirements, there will be a presumption in favour of 

development that can encourage more people and generate more jobs and activity within 
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existing cities, towns and villages, subject to development meeting appropriate planning 

standards and achieving targeted growth”. 

 

In addition to promoting consolidation and compact settlements, the NPF in Section 4.5 

targets a significant proportion of future urban development on infill/brownfield 

development sites within the built footprint of existing urban areas. This is applicable to 

all scales of settlement, from the largest city, to the smallest village. In particular, it 

requires well-designed, high quality development that can encourage more people, and 

generate more jobs and activity within existing cities, towns and villages. 

 

The infill/brownfield targets set out in NPOs 3a, 3b and 3c of the NPF recognises the 

necessity for significant and sustained increase in urban housing output and in particular 

apartment type development.  The NPF states that this is necessary, in order to avoid a 

continuation of the outward expansion of cities and larger urban areas.  The NPF states 

that “in many European countries, it is normal to see 40%-60% of households living in 

apartments”. 

 

The approach to infill / brownfield development is supported by NPO 35 which seeks to 

“increase   residential density in settlements through a range of measures including 

reductions in vacancy, re-use of existing buildings, infill development schemes, area or 

site-based regeneration and increased building heights”. 

 

The proposed development complies with a number of the NPO’s within the NPF with 

particular regard to development on an infill site with increased density achieved through 

the provision of apartment units and increased building height. 

The Sustainable Urban Housing: Design Standards for New Apartments 2018 seek to 

promote high density and high quality apartment developments on residentially zoned land 

in appropriate locations in line with the above referenced NPF. The Guidelines acknowledge 

that apartment developments are most appropriately located within urban areas and that 

the scale and extent of apartment development should increase in relation to proximity to 

core urban centres.  The subject site would appear to be most akin to “an “Intermediate 

Urban Location” as per the Guidelines, located on residential zoned land within proximity 

of the Castletroy District Centre and Plassey Technological Park. These locations are stated 

to be generally suitable for smaller-scale (will vary subject to location), higher density 

development that may wholly comprise apartments, or alternatively, medium-high density 

residential development of any scale that includes apartments to some extent (will also 

vary, but broadly >45 dwellings per hectare net).  The proposed development provides 

for 137 no. units on a site of 2.59 hectares resulting in a gross density of 54.5 units per 

hectare. 

 

Section 2.23 of the Guidelines note that publication of The National Planning Framework 

(NPF) has signaled a move away from rigidly applied, blanket planning standards in 

relation to building design, in favour of performance based standards to ensure well-

designed high quality outcomes. In particular, general blanket restrictions on building 

height or building separation distance that may be specified in Development Plans, should 

be replaced by performance criteria, appropriate to location.  The proposed four and five 
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storey apartment units are positioned adjoining a roundabout on a regional road, distant 

from existing and established residential development in the area.  All development 

proposed at the eastern extremity of the site comprises two storey units, respectful of the 

established house form in the area. 

 

The Sustainable Residential Development in Urban Areas Guidelines 2009 advocate the 

use of ‘Universal Design’, whereby a development is accessible and usable by as many 

people as possible, regardless of abilities or age. National policy makes it clear that 

sustainability is not confined to the physical environment. Sustainable neighbourhoods 

require a range of community facilities, and each district/neighbourhood will need to be 

considered within its own wider locality.  In this regard, proximity to the Castletroy District 

Centre, Castletroy College School, Plassey Technological Park and the Castletroy District 

Centre are all noted. 

 

The Guidelines encourage the sustainable and efficient use of land and seek to ensure that 

sustainable travel patterns are encouraged.  It recommends a number of qualitative 

standards regarding open space provision, design, accessibility, shared use and SUDs.  All 

of these elements have been incorporated into the proposed design approach.  Whilst 

some 15% of the site has been allocated as useable open space, it is the quality of that 

open space which is considered to be most important.  In this regard the landscaping plan 

seeks to enhance the quality of open space whilst providing for local pocket parks and play 

facilities. 

 

Whilst the proposed development is located within 200m of a bus stop, the bus stop on 

the Dublin Road offers an infrequent Bus Eireann service including Route 323 to 

Castleconnell.  However, the bus stop at Newtown Neighbourhood Centre located some 

400m from the subject site provides a better city service connection with the 304A 

providing a service to the city every 30 minutes whilst the 308 Eurobus connects with the 

city every hour.  The NTA are currently preparig a Draft Limerick – Shannon Metropolitan 

Area Transport Strategy and although not yet published, it is anticiapted that a Quality 

Bus Corridor (QBC) will be accommodated on the Dublin Road to facilitate an increased 

public transport service, in the future. The Guidelines promote minimum net densities of 

50 units per hectare in proximity to public transport corridors and such minmum densities 

were advocated at the pre-planning meeting.   

 

The density currently before the Board for consideration is 54.5 units per hectare. The 

scheme has been designed at a sufficiently high density to provide for an acceptable 

efficiency in serviceable land usage and in accordance with the recommended densities in 

‘The Sustainable Residential Development in Urban Areas Guidelines 2009’ 

 

Chapter 3 of the Guidelines deals generally with the core principles of design including 

place-making, environmental responsibility, social equity and economic viability that are 

required when creating places of high quality and distinct identity. Box 2 in the Guidelines 

identifies 12 ‘Best Practice Design Manual’ criteria which should be incorporated in 

residential design.  The Architectural / Urban Design Statement prepared by Healy & 

Partners Architects demonstrates compliance with the 12 criteria. 
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The Urban Development and Building Heights – Guidelines for Planning Authorities 2018 

recognises that our cities and towns must grow upwards and not outwards.  Overall there 

is a presumption in favour of buildings of increased height in town/city cores and in other 

urban locations with good public transport accessibility. 

 

Section 2.3 of the Guidelines states that “increased building height is a significant 

component in making optimal use of the capacity of sites in urban locations where 

transport, employment, services or retail development can achieve a requisite level of 

intensity for sustainability. Accordingly, the development plan must include the positive 

disposition towards appropriate assessment criteria that will enable proper consideration 

of development proposals for increased building height linked to the achievement of a 

greater density of development”. 

 

Section 3.6 of the Guidelines states that development should include an effective mix of 

2, 3 and 4-storey development which integrates well into existing and historical 

neighbourhoods and 4 storeys or more can be accommodated alongside existing larger 

buildings, trees and parkland, river/sea frontage or along wider streets.  The proposed 

development comprises a mix of 2, 3, 4 and 5 stories with the apartment blocks sitting 

pivotally at a roundabout junction fronting a wide road to the west and a regional road to 

the north. 

 

The Guidelines state in Chapter 3.0 that planning authorities must apply the following 

broad principles in considering development proposals for buildings taller than prevailing 

building heights in urban areas in pursuit of these guidelines.  These broad principles are 

assessed in the context of the proposed development. 

 

Broad Principle Response 

Does the proposal positively assist in securing 

National Planning Framework objectives of 

focusing development in key urban centres and 

in particular, fulfilling targets related to 

brownfield, infill development and in particular, 

effectively supporting the National Strategic 

Objective to deliver compact growth in our 

urban centres?  

 

The subject site comprises an infill site, zoned 

for residential use in the Castletroy Local 

Area Plan, adjoining existing residential 

development within 200m of a bus stop, 

500m of a neighbourhood centre, secondary 

school and district park. The proposed 

development therefore positively assists in 

securing NPF objectives relating to infill 

development and compact growth 

Is the proposal in line with the requirements of 

the development plan in force and which plan 

has taken clear account of the requirements set 

out in Chapter 2 of these guidelines?  

 

The LAP was adopted in December 2018.  

Objective UD 1 of the LAP states that it is the 

objective of the Council to require 

development proposals at landmark locations 

within Castletroy and on the approach to the 

City to demonstrate high quality innovative 

design in and adjacent to these locations.  The 

subject site is located on the approach to the 

city 
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Where the relevant development plan, local 

area plan or planning scheme pre-dates these 

guidelines, can it be demonstrated that 

implementation of the pre-existing policies and 

objectives of the relevant plan or planning 

scheme does not align with and support the 

objectives and policies of the National Planning 

Framework 

The pre-existing policies and objectives of the 

LAP do not conflict with the objectives and 

policies of the NPF.  The LAP was adopted in 

December 2018 in accordance with the 

provisions of the NPF. Accordingly, this third 

issue does not necessarily apply. 

 

Table 8.0  Compliance with Broad Principles in Building Height Guidelines 

 

Section 3.2 of the Guidelines states that the applicant shall demonstrate to the satisfaction 

of the Planning Authority/ An Bord Pleanála, that the proposed development satisfies the 

following criteria: 

 

Criteria Satisfaction with Criteria 

At the scale of the relevant city/town 

The site is well served by public transport with 

high capacity, frequent service and good links 

to other modes of public transport. 

 

Whilst the proposed development is located 

within 200m of a bus stop, the 304A bus only 

connects with the city every 30 minutes.  

However, the site is siutated immediately south 

of Plassey Technlogical Park, a significant 

employment node in the city and is within a 15 

minute walk of the University of Limerick. 

Development proposals incorporating increased 

building height, including proposals within 

architecturally sensitive areas, should 

successfully integrate into/ enhance the 

character and public realm of the area, having 

regard to topography, its cultural context, 

setting of key landmarks, protection of key 

views. Such development proposals shall 

undertake a landscape and visual assessment, 

by a suitably qualified practitioner such as a 

chartered landscape architect. 

There are no key views or designated 

landmarks or features in proximity to the site.  

It is considered that the proposed development 

enhances the character and public realm of the 

area, by providing a landmark development 

which signalises entry into the 

Annacotty/Castletroy area including significant 

amenities such as the Newtown Neighbourhood 

Centre, Castletroy College and Castletroy Park. 

On larger urban redevelopment sites, proposed 

developments should make a positive 

contribution to place-making, incorporating 

new streets and public spaces, using massing 

and height to achieve the required densities but 

with sufficient variety in scale and form to 

respond to the scale of adjoining developments 

and create visual interest in the streetscape.  

The proposed development has sufficient 

variety in scale and form to respond to the scale 

of neighbouring 2 storey developments.  The 

development decreases in scale towards the 

eastern site boundary to two storey form.  

Further the apartment development has been 

split into two distinct blocks to ensure visual 

variety and an interesting landscape setting. 

At the scale of district/ neighbourhood/ street 

The proposal responds to its overall natural and 

built environment and makes a positive 

contribution to the urban neighbourhood and 

streetscape  

 

The development has been informed by several 

different environmental studies as referenced 

previously in this report.  It defines the 

streetscape at a large roundabout junction and 

defines entry into a relatively new 

neighbourhood. 
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The proposal is not monolithic and avoids long, 

uninterrupted walls of building in the form of 

slab blocks with materials / building fabric well 

considered.  

 

The apartment block was subdivided into two 

separate units to provide for visual variety and 

integration. The quality of material and finishes 

ensures a holistic and well considered approach 

to development.  

The proposal enhances the urban design 

context for public spaces and key thoroughfares 

and inland waterway/ marine frontage, thereby 

enabling additional height in development form 

to be favourably considered in terms of 

enhancing a sense of scale and enclosure while 

being in line with the requirements of “The 

Planning System and Flood Risk Management – 

Guidelines for Planning Authorities” (2009). 

The site is not subject to flooding and is 

positioned on a key throughfare into the city of 

Limerick whilst also signalising entry to the 

Annacotty/ Castletroy neighbourhood. 

The proposal makes a positive contribution to 

the improvement of legibility through the site 

or wider urban area within which the 

development is situated and integrates in a 

cohesive manner. 

 

The apartment blocks facilitate an appropriate 

density of development on the site whilst also 

permitting the provision of substantial public 

open space (15% of the overall site).  The units 

are provided to the west of the site away from 

existing and established two storey residential 

units.  

The proposal positively contributes to the mix 

of uses and/ or building/ dwelling typologies 

available in the neighbourhood. 

 

The predominant house type in the area 

comprises 2 storey own door residential units.  

There is little in the way of apartment typologies 

and the proposal positively contributes to the 

mix of dwelling typologies in this regard. 

At the scale of the site/building 

The form, massing and height of proposed 

developments should be carefully modulated so 

as to maximise access to natural daylight, 

ventilation and views and minimise 

overshadowing and loss of light.  

 

The apartment blocks have been carefully 

modulated and considered. Extensive glazing 

provided within each core ensures that natural 

daylight is maximised within the core of the 

buildings thereby ensuring maximum access to 

natural daylight.  

Appropriate and reasonable regard should be 

taken of quantitative performance approaches 

to daylight provision outlined in guides like the 

Building Research Establishment’s ‘Site Layout 

Planning for Daylight and Sunlight’ (2nd 

edition) or BS 8206-2: 2008 – ‘Lighting for 

Buildings – Part 2: Code of Practice for 

Daylighting’. 

A Daylight / Sunlight Analysis has been 

undertaken of the development proposal by 

Chris Shackleton.  It demonstrates compliance 

with relevant daylight and sunlight standards. 

Where a proposal may not be able to fully meet 

all the requirements of the daylight provisions 

above, this must be clearly identified and a 

rationale for any alternative, compensatory 

design solutions must be set out, in respect of 

which the planning authority or An Bord 

Pleanála should apply their discretion, having 

regard to local factors. 

This criterion is not applicable as all standards 

can be met. 
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Table 9.0  Compliance with Development Mnagaement Criteria – Building Height Guidelines 

 

10.2 Regional Planning Policy  

The Regional Spatial and Economic Strategy for the Southern Region (RSES) sets out a 

twelve year strategic development framework for the Southern Region. It establishes a 

broad framework for development and the way in which society, environment, economy 

and the use of land should evolve and works towards a broad vision of the Region’s future, 

identifying key priorities for investment. 

 

The city of Limerick is identified as a very important driver of national growth, a key 

regional centre that requires significant investment and growth. Limerick – Shannon is 

identified as a Metropolitan Area on the settlement typology.  The MASP for Limerick – 

Shannon highlights the need to increase residential density in Limerick City and Shannon 

through a range of measures including reductions in vacancy, re-use of existing buildings.  

A dynamic approach to land-use within the footprint of existing settlements is sought by 

the RSES in order to maximise the opportunity of urban regeneration and infill sites to 

contribute to sustainable compact growth and revitalisation of our existing settlements of 

all scale. 

  

The RSES supports infill development and the regeneration of key sites with higher 

densities through the provision of a number of key objectives including: 

 

▪ Objective RPO10 which seeks, “the prioritisation of housing and employment 

development in locations within and contiguous to existing city footprints where it 

can be served by public transport, walking and cycling”; and 

▪ Objective RPO165 which seeks to ensure that “local authorities, through 

appropriate Development Plan policies shall ensure the consolidation of 

development at higher densities within existing urban centres, with a focus on 

locations where it can be demonstrated that such development supports the use of 

walking, cycling and public transport”. 

▪ Objective RPO176 promotes a “10-minute” city and town concept which “aims to 

attain sustainable compact settlements whereby, a range of community facilities 

and services are accessible in short walking and cycle timeframes from homes or 

are accessible by high quality public transport services by connecting people to 

larger scaled settlements delivering these services”.  

 

A Metropolitan Area Strategic Plan (MASP) has been prepared for the Limerick – Shannon 

Metropolitan Area. Progressing the sustainable development areas for housing in Mungret 

and Castletroy is recognised in the MASP. MASP Policy Objective 10 seeks to “support the 

environmentally sustainable densification of Limerick City Centre, the assembly of 

brownfield sites for development and the regeneration and redevelopment of Limerick City 

and Suburbs to accommodate residential use”. 
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The Mid-West Area Strategic Plan (MWASP) proposes that in order for the region to develop 

its economic strength, it needs to generate export-led growth in goods and services, 

promote innovation through research and development and secure long-term 

sustainability and growth. An objective set out in this strategy is to strengthen the role of 

Limerick City and its Environs as the core economic driver for the Region. The strategy 

has 5 focus points:  

1. The revitalisation of Limerick City and its Environs;  

2. Measures to deliver population growth, infrastructure and job creation in specific 

areas targeted in the RPGs;  

3. Balanced regional development to promote sustainable urban and rural 

development; 

4. Development of enterprise and employment; and  

5. The identification and re-mediation of infrastructural deficits 

 

10.3 Local Planning Policy  

In the Limerick County Development Plan 2010 (CDP) Castletroy is identified as part of 

the Tier 1 Gateway.  It is clarified in the CDP that these locations are defined as comprising 

the areas covered by the Castletroy Local Area Plan and the Southern Environs Local Area 

Plan. 

 

Up to 2016, an additional 1,208 housing units were required in Castletroy according to the 

core strategy with a further 1,932 units required by 2022.  Notwithstanding that the core 

strategy was based on old Census of Population data, the core strategy indicates that some 

1,932 houses must be provided in Castletroy between 2016 and 2022.  This figure excludes 

any remaining surplus in the 2010 – 2016 period which required 1,208 units and highlights 

the significant number of additional housing units required in the Castletroy area. 

 

Chapter 4.0 of the CDP promotes housing. Objective HOU O1 promotes density in 

accordance with the ‘Sustainable Residential Development in Urban Areas – Guidelines for 

Planning Authorities’ and the accompanying ‘Urban Design Manual’, DEHLG, May 2009; 

and encourages increased densities that contribute to the enhancement of a town or 

village.  Objective HOU O3 prioritises social integration by providing a mix of house types 

and sizes to meet the demand throughout the period of this Plan. 

 

The proposed development has been designed taking the aforementioned objectives into 

account.  Located on residential zoned land, the development has been advanced having 

regard to the fact that there is no upper limit set on density or height in urban areas. With 

a density of 54.5 units per hectare, a significant mix of units in terms of unit size and type, 

and a range of building heights from 2 – 5 storeys, the proposed development complies 

with the strategic objectives and policies of the Development Plan. 

The Limerick 2030 Spatial and Economic Plan sets a framework for public sector action 

and private sector investment until 2030. The first element of the 2030 Plan is an Economic 

Strategy which identifies how Limerick needs to be positioned in order to best take 

advantage of economic opportunities in order to build a stronger local economy through 

the creation of employment and the attraction of investment. The second element is a 



HRA PLANNING Chartered Town Planning Consultants 

 

45 

Spatial Plan focused on revitalising and redeveloping Limerick City Centre.  There is little 

emphasis in the outerlying areas such as Castletroy in this plan. The final element is a 

Marketing Plan which aims to use Limerick’s unique and positive attributes to change 

perceptions of how Limerick is viewed. 

 

The Castetroy Local Area Plan 2019 - 2025 (LAP) seeks to implement the core strategy as 

set out in the CDP and referred to previously.  It recognises Castletroy as an important 

trade/market and service function for the resident population and for the surrounding 

hinterland. This is evident by the diverse range of services and businesses operating in 

the area. 

 

The LAP allocates 22% of the total NPF population of 56,000 persons to Castletroy.  This 

represents an additional 12,320 persons over the next 24 years and an additional 3,080 

persons over the plan period (the next 6 years).  The LAP has determined that a total of 

1,232 houses will be required over the next six years.  The LAP just recently adopted in 

December 2019, provides adequate capacity to ensure that the proposed development 

complies with its core strategy.  A review was undertaken of permitted development in 

and around the Castletroy / Annacotty area over the last five years (including extension 

of duration of previous permissions). Twelve separate developments were identified with 

the potential to yield planning permission for a total of 878 no. units. These permissions 

with associated unit numbers are detailed in Table 10.0 and demonstrates capacity to 

accommodate the development as proposed in terms of future population growth. 

 

 

Planning 

Reference 

Number of 

Units 

Location Stage 

06/4024 240 permitted 

150 constructed 

Phases 1 – 3 Walkers Road Granted & Under Construction 

19/730 21 Walkers Road Granted 

ABP 307631-20 200 Walkers Road SHD Granted 

16/335 11 Bloomfield, Newtown, Ballysimon Granted 

16/1154 95 Bloomfield, Annacotty Granted 

18/496 12 Bloomfield, Annacotty Granted 

18/698 38 Newtown, Castletroy Granted  

18/1104 99 Newtown, Castletroy Granted  

18/1105 41 Newtown, Castletroy Granted  

19/547 62 Newtown, Castletroy Granted  

19/1236 92 Newtown, Castletroy Granted  

20/256 57 Newtown, Castletroy Granted  

Total 878  

Table 10.0 Permitted Developments in the wider Castletroy Area 

 

The subject site is zoned as a ‘residential development area’ where it is an objective of the 

LAP to provide for new residential development and other services associated with 

residential development. While housing is the primary use in this zone, recreation, 

education, crèche/playschool, sheltered housing and small corner shops are also 

envisaged, subject to the preservation of neighbouring residential amenity. 
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Whilst the LAP promotes residential densities in line with the Sustainable Residential 

Development in Urban Area (2009) it also promotes landmark locations on the approaches 

to Limerick City.  Specifically, Objective UD1 states that it is the objective of the Council 

to require development proposals at landmark locations within Castletroy and on the 

approach to the City to demonstrate high quality innovative design in and adjacent to 

these locations.   

 

It is considered that the proposed development fulfills this objective and other relevant 

and necessary cobjectives throughout the LAP as further detailed in Section 10.0 of this 

report. 

 

 

11.0 PLANS & GUIDELINES - STATEMENT OF CONSISTENCY 

 

The statements of consistency have been compiled in a hierarchy according to national, 

regional and local policy. In accordance with the Board’s Guidance for Prospective 

Applicants this statement is intended to be clear and concise. A summary of the relevant 

objective from each publication has been provided in the first column with the applicants’ 

statements of response to the objectives provided in the second column. 

11.1   Compliance with National Planning Framework  

Chapter 
Policy 

Objective 
Guidance / Requirement Statement of Consistency 

Chapter 2: A 

New Way 

Forward 

National 

Policy 

Objective 3a 

Deliver at least 40% of all new 

homes 

nationally, within the built-up 

footprint of existing settlements. 

The proposed development will provide 137 no. 

residential units within the existing environs of 

Castletroy, on land which is zoned and located 

within an established built-up area. 

Chapter 2: A 

New Way 

Forward 

National 

Policy 

Objective 3b 

Deliver at least half (50%) of all 

new homes that are targeted in 

the five 

Cities and suburbs of Dublin, 

Cork, Limerick, Galway and 

Waterford, within their existing 

built-up footprints. 

The proposed development will provide 137 no. 

residential units within the existing environs of 

Castletroy, which functions as part of the 

Limerick Metropolitan area. 

Chapter 6 - 

People, 

Homes and 

Communities 

National 

Policy 

Objective 32 

To target the delivery of 

550,000 additional households 

to 2040. 

The proposed development will provide 137 no. 

residential units which will assist in the delivery 

of additional households. 

Chapter 6 - 

People, 

Homes and 

Communities 

National 

Policy 

Objective 33 

Prioritise the provision of new 

homes 

at locations that can support 

sustainable development and at 

an appropriate scale of provision 

relative to location. 

The proposed site is zoned for residential use, 

located within an identified residential 

development area.  Whilst other residential lands 

in the LAP have been identified as Phase 2 lands, 

the subject lands are identified for immediate 

development to facilitate short to medium term 

growth in suitable locations that are serviceable 

and accessible. 

Chapter 6 – 

People, 

National 

Policy 

Increase residential density in 

settlements, through a range of 

The subject site is an infill development site, 

surrounded by established residential 
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11.2   Compliance with the Sustainable Urban Housing: Design Standards for 

New Apartments Guidelines for Planning Authorities 2018  

Apartment 

Design 

Standards 

Guidance / Requirement Statement of Consistency 

Dual Aspect 

Ratios 

Section 3.16 requires minimum 50% 

dual aspect apartments in suburban 

locations. This may be reduced to a 

minimum 33% in more central urban 

locations where it is necessary to 

achieve a quality design in response 

to the subject site characteristics and 

ensure good street frontage where 

appropriate. 

The proposed development meets with the 

minimum 50% dual aspect requirement.  A 

total of 30 no. units (49.3%) in Block A & B are 

dual aspect.  All apartments have north east or 

south west aspect thereby ensuring that there 

are no single aspect apartments facing north. 

Further all of the proposed duplex apartment 

units are dual aspect. 

Floor to 

Ceiling 

Heights 

Section 3.14 requires that minimum 

ceiling heights accord with the 

Building Regulations (i.e. 2.4m). 

Ceiling heights at ground floor level 

should be greater, a minimum 2.7m. 

Ceiling heights of 2.7m have been provided throughout 

the apartment blocks with 3m high units provided at 

ground floor level.  

Internal 

Storage 

Section 3.30 states that provision 

should be made for storage and 

utility (additional to kitchen/bedroom 

furniture), specifically for household 

utility functions. Section 3.32 and 

3.33 states that secure storage can 

be provided outside individual units, 

and this may be used to satisfy up to 

half of the minimum storage 

requirement for individual apartment 

units. 

In excess of the standard storage requirements have 

been provided within the apartments. Provision has also 

been made for an additional 69sqm of dedicated storage 

space at ground floor level, to accommodate bulky items 

belonging to the apartment’s residents. The storage 

provision has been divided into 29sqm within Block A and 

40sqm within Block B. 

 

Homes and 

Communities 

Objective 35 measures including reductions in 

vacancy, re-use of existing 

buildings, infill development 

schemes, area or site-based 

regeneration and increased 

building heights 

development in an existing built up area.  An 

increase in residential density is sought through 

the provision of increased building heights, 

consisting of 2 no. apartment blocks comprising 

4 and 5 stories.  A total of 61 no. apartment 

units have been provided with 51 no. duplex 

units and 25 no. houses.   



HRA PLANNING Chartered Town Planning Consultants 

 

48 

Private 

Amenity 

Space 

Section 3.35 requires that private 

amenity space shall be provided in 

the form of gardens or 

patios/terraces for ground floor 

apartments and balconies at upper 

levels. 

Table 4.0 Proposed Unit Breakdown within this report, 

provides an overview of the extent of amenity space 

serving each apartment unit and demonstrates that al 

private open space provision within the apartments 

exceeds minimum requirements.  

  

Security 

Considerations 

Section 3.40 states that apartment 

developments should provide 

residents and visitors with a sense of 

safety, by maximising natural 

surveillance of streets, open spaces, 

play areas and any surface bicycle or 

car parking. Accordingly, blocks and 

buildings should overlook the public 

realm. Entrance points should be 

clearly indicated, well lit, and 

overlooked by adjoining dwellings. 

Particular attention should be given 

to the security of ground floor 

apartments and access to internal 

and external communal areas. 

All public open space is overlooked by surrounding 

homes so that the amenity is owned by the residents. 

Entrance points to the apartment block are glazed and 

openly positioned. Children’s play areas are sited where 

they will be overlooked, safe and contribute to the 

amenities of the neighbourhood. 

Communal 

Facilities in 

Apartments, 

Access & 

Services 

Section 4.1 requires apartment 

schemes to be capable of meeting 

the changing needs of occupants 

through compliance with Part M of 

the building regulations 

Easy and safe accessibility provided through all floor 

levels and the entire site.  

Refuse 

Storage 

Section 4.8 requires that provision 

shall be made for the appropriate 

storage and collection of waste 

materials in apartment schemes. 

Within apartments, there should be 

adequate provision for the temporary 

storage of segregated materials prior 

to deposition in communal waste 

storage. 

Recycling and bin stores are provided for all apartments 

in a dedicated waste management room at ground floor 

level within each apartment block. The duplex units are 

provided with dedicated bin storage areas to the front of 

the buildings. 

 

Provision has been made for 12 x  1100l bins (4 sets of 

three bins) + 4 no. glass bins in Block A and 9 x 1100l (3 

sets of three bins) + 4 no. glass bins in Block B. Each 

duplex unit is served by 3 no. 240l bins within the 

dedicat3ed bin storage areas. 

Communal 

Amenity 

Facilities 

Section 4.10 requires the provision 

and proper future maintenance of 

well-designed communal amenity 

space is critical in meeting the 

amenity needs of residents. The 

design must ensure that the heights 

and orientation of adjoining blocks 

permit adequate levels of sunlight. 

In addition, to the provision of private amenity space 

satisfied through the provision of private balconies serving 

each apartment unit, some 797.50sqm has been provided 

in communal amenity space within the apartment blocks 

comprising:  

▪ 310.5sqm of external open terraces (roof-top 

gardens);  

▪ 131sqm of external communal open space at 

ground floor level; and  

▪ 356sqm of internal communal space.   

Accordingly, significant internal and external communal 

space has been provided in support of the proposed 

development. 
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Children’s Play Section 4.13 requires that the 

recreational needs of children must 

be considered as part of communal 

amenity space within apartment 

schemes. 

The proposed development provides for 15% of the 

overall site as public open space. Within the open space 

provision has been made for a children’s area of 900sqm 

in area.  The open space will be suitably landscaped and 

planted in accordance with the provisions of the 

Landscaping Plan detailed on Drawing No. 050418_LP_01 

by Austen Associates. 

Car Parking Section 4.18 states that the quantum 

of car parking provision for 

residential developments generally is 

a matter for individual planning 

authorities having regard to local 

circumstances (notably location and 

access to public transport). 

Table 5.0 of this report sets out the car parking provision 

on site and confirms that 183 no. car parking spaces are 

provided to serve the development.   

Bicycle 

Parking 

Section 4.5 states that a general 

minimum standard of 1 cycle storage 

space per bedroom shall be applied. 

However, bicycle parking provision 

for residential development generally 

is at the discretion of individual 

planning authorities. 

Provision has been made for 120 no bicycle spaces to 

serve the apartment and duplex units only.  All housing 

units will accommodate their own bicycles on site.  

Provision has been made in excess of the requirements 

of the Limerick County Development Plan. 

 

 

11.3   Compliance with the Urban Development and Building Heights – 

Guidelines for Planning Authorities 2018  

Section SPPR No. Guidance / Requirement Statement of Consistency 

Chapter 3.  

Building 

Height & 

Development 

Management 

Specific 

Planning 

Policy 

Requirement 

No.3 

An applicant for planning 

permission must set out how a 

development proposal complies 

with the development 

management criteria detailed in 

Section 3.2 of the Guidelines.  

2.  

The proposal has been assessed against the 

relevant development management criteria as 

detailed in Table 8.0 of this report. 

Chapter 3.  

Building 

Height & 

Development 

Management 

Specific 

Planning 

Policy 

Requirement 

No.4 

In planning the future 

development of greenfield or edge 

of city/town locations for housing 

purposes, planning authorities 

must: 

The proposed development comprises a 

residential density of 54.5 units per hectare. 

Whilst the proposed development is located 

within 200m of a bus stop, the bus stop on 

the Dublin Road offers an infrequent Bus 

Eireann service including Route 3223 to 

Castleconnell.  However, the bus stop at 

Newtown Neighbourhood Centre located some 

400m from the subject site provides a better 

city service connection with the 304A 

providing a service to the city every 30 

minutes whilst the 308 Eurobus connects with 

the city every hour.  The NTA has published 

the Draft Limerick – Shannon Metropolitan 

Area Transport Strategy and BusConnects 

1. secure the minimum densities 

for such locations set out in 

the “Sustainable Residential 

Development in Urban Areas 

(2007)” or any amending or 

replacement Guidelines 
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route is promoted on the Dublin Road to 

facilitate an increased public transport service. 

2. a greater mix of building 

heights and typologies in 

planning for the future 

development of suburban 

locations; 

The proposed development has sufficient 

variety in scale and form ranging from 

apartment blocks of 4 & 5 stories, duplex units 

of 3 stories and houses of 2 stories. 

3. avoid mono-type building 

typologies (e.g. two storey or 

own-door houses only), 

particularly, but not 

exclusively so in any one 

development of 100 units or 

more.  

The proposed development comprises a mix of 

building typologies and unit types including 

apartments, duplex units and 2 storey housing 

units. 

11.4   Regional Spatial and Economic Strategy for the Southern Region (RSES) 

Objective Guidance / Requirement Statement of Consistency 

Objective 

RPO5 

Increased population growth should be 

planned having regard to 

environmental criteria including the 

assimilative capacity of the receiving 

environment; the proximity of 

European Sites; and the potential for 

impact on the conservation objectives 

and qualifying interests. 

Section 6.0 of this report undertakes an environmental 

appraisal of the development proposal and demonstrates 

that the proposed development is not likely to give rise to 

adverse environmental effects having regard to the 

assimilative capacity of the receiving environment and the 

proximity of European Sites. 

Objective 

RP010 

Seeks to prioritise housing and 

employment development in locations 

within and contiguous to existing city 

footprints where it can be served by 

public transport, walking and cycling 

The proposed development is adopting a plan led approach 

to development, on land zoned for residential purposes 

within the existing built up area of Castletroy, proximate to 

existing public transport, cycle lanes and footpaths.   

Objective 

RPO32 

Supports Government policy and 

targets of the Housing Agency under 

Rebuilding Ireland: Action Plan for 

Housing and Homelessness 

The proposed development seeks to provide for a total of 

137 no. additional units in Castletroy on appropriately zoned 

land. 

Objective 

RPO165 

Ensure the consolidation of 

development at higher densities within 

existing urban centres, focused on 

locations where the use of walking, 

cycling and public transport can be 

supported 

The proposed development comprising 54.5 units per 

hectare accords with the provisions of the“Sustainable 

Residential Development in Urban Areas (2007)” or any 

amending or replacement Guidelines.  

Objective 

RPO176 

Promotes a “10-minute” city and town 

concept which “aims to attain 

sustainable compact settlements 

whereby, a range of community 

facilities and services are accessible in 

short walking and cycle timeframes 

from homes or are accessible by high 

quality public transport services by 

The proposed development is within a 10 minute walk of 

existing services and amenities including Newtown 

Neighbourhood Centre, Castletroy College, Castletroy Park 

and Plassey Technological Park. 
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connecting people to larger scaled 

settlements delivering these services. 

 

 

11.5   Limerick County Development Plan 2010 - 2016 

Chapter Objective Guidance / Requirement Statement of Consistency 

Chapter 4.0 

Housing 

HOU 01 Promote, where appropriate, 

increased residential density in the 

exercise of its development 

management function, and in 

accordance with the ‘Sustainable 

Residential Development in Urban 

Areas – Guidelines for Planning 

Authorities’ and the accompanying 

‘Urban Design Manual’, DEHLG 

The proposed development comprising 54.5 

units per hectare accords with the provisions 

of the“Sustainable Residential Development 

in Urban Areas (2007)” or any amending or 

replacement Guidelines. 

HOU 03 Promote social integration between 

persons of different social 

backgrounds, by providing for a mix 

of house types and sizes. 

Fourteen different unit types are proposed on 

site comprising 1, 2, 3 and 4 bed units.  

Table 1.0 of this report details that 5% of 

units are 1 bed, 56% are 2 bed,32% are 3 

bed and 6.5% are 4 bed. 

HOU 013 To have regard to the settlement 

strategy as set out in the Plan, to 

assess any proposals for multiple 

unit housing developments. 

The proposed development will provide 137 

no. residential units within the existing 

environs of Castletroy, which functions as 

part of the Limerick Metropolitan area and 

has been identified as a Tier 1 settlement 

accommodating significant future growth. 

HOU 014 Ensure that residential development 

provides a mix of house types and 

sizes including single storey 

dwellings that are easily adaptable 

for the living requirements of those 

with special needs. 

Fourteen different unit types are proposed on 

site comprising 1, 2, 3 and 4 bed units.  

Table 1.0 of this report details that 5% of 

units are 1 bed, 56% are 2 bed,32% are 3 

bed and 6.5% are 4 bed. 

Chapter 6.0 

Community & 

Recreation 

COM 02 Ensure new residential 

developments incorporate 

appropriate provision for community 

and recreational facilities for the 

benefit of local residents or are 

located within easy access to such 

facilities. 

In addition, to the provision of private amenity 

space satisfied through the provision of private 

balconies serving each apartment unit, some 

797.50sqm has been provided in communal 

amenity space within the apartment blocks 

comprising:  

▪ 310.5sqm of external open terraces 

(roof-top gardens);  

▪ 131sqm of external communal open 

space at ground floor level; and  

▪ 356sqm of internal communal space.   



HRA PLANNING Chartered Town Planning Consultants 

 

52 

In addition to the communal space, some 155 

of the site is dedicated as public open space 

with a dedicated childrens play area provided 

COM 

022(d) 

Seek the provision and suitable 

management of safe surfaced 

children’s play areas in new housing 

developments. 

Within the open space provision has been 

made for a children’s playground of 900sqm 

in area.  The open space will be suitably 

landscaped and planted in accordance with 

the provisions of the Landscaping Plan 

detailed on Drawing No. 050418_LP_01 by 

Austen Associates. 

COM 

023(c) 

Provide appropriate managed 

open space, play areas or other 

informal amenity areas for the 

benefit of local residents in all 

housing developments. 

Some 15% of the overall site comprises 

external public open space, comprising 

dedicated play facilities, a linear wooded 

walkway, and informal recreational 

space. 

COM 

029(a) 

Encourage the successful 

incorporation of safe and efficient 

cycle ways, accessible footpaths, 

and pedestrian routes, and general 

cycling facilities into the design 

schemes for recreational 

developments and other uses. 

The proposed development provides for 

footpaths and cycle paths along the front 

roadside boundary fronting the site.  

Footpaths and walkways are provided 

throughout the scheme facilitating access to 

the north west corner and south west corner 

of the site. 

Chapter 7 

Environment 

& Heritage 

EH 06 Ensure the adequate integration of 

development into the landscape by 

the retention of existing trees and 

landscape features and/or suitable 

planting, and resist the removal of 

substantial lengths of roadside 

boundaries 

A number of mature trees and hedgerows 

exist on site and it is intended to retain these 

trees and hedgerows insofar as possible. A 

Tree Survey and Arborist Report has 

informed the approach to tree retention and 

removal on site.  The front roadside boundary 

is being removed to facilitate provision of 

footpaths and cycle paths.  A programme of 

replacement tree planting, shall be 

undertaken to compensate for such loss. 

EH 025 Preserve (in situ, or at a minimum, 

preservation by record) of all known 

sites and features of historical and 

archaeological interest 

An archaeological impact assessment was 

undertaken on the site by Redarc Consulting 

followed by test trenching. The test trenching 

confirmed the presence of an Enclosure 

(LI006-063), a national monument, within 

the north west corner of the site.  It is 

proposed to archaeologically excavate the 

site in accordance with a detailed Method 

Statement prepared by Aegis Archaeology.  

The archaeology will be fully cleaned back to 

reveal its full extent in plan and is recorded in 

preparation for full excavation. 

EH 027 Ensure that any proposed 

development shall not have a 

negative impact on the character or 

setting of an archaeological 

monument. 

There is no evidence of any archaeological 

feature above ground on site and therefore 

no direct negative impact can occur on the 

character or setting of such a feature..  Test 

trenching confirmed the presence of an 
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Enclosure (LI006-063), a national monument, 

within the north west corner of the site.  It is 

proposed to archaeologically excavate the 

site in accordance with a detailed Method 

Statement prepared by Aegis Archaeology.  

The archaeology will be fully cleaned back to 

reveal its full extent in plan and is recorded in 

preparation for full excavation. 

Chapter 8 

Transport & 

Infrastructure 

IN 02(b) Require developers to undertake 

Transport Assessments (TTA’a) 

where new developments are likely 

to have a significant effect on travel 

demand and the capacity of 

surrounding transport links. 

A TTA has been prepared by CST Group for 

the development proposal, which has been 

scoped with the Roads Section of Limerick 

City & County Council. 

IN 08 Encourage the successful 

incorporation of safe and efficient 

cycle and pedestrian facilities, and 

accessible cycleways, footpaths and 

pedestrian routes into the design 

schemes for residential 

developments. 

The proposed development provides for 

footpaths and cycle paths along the front 

roadside boundary fronting the site.  

Footpaths and walkways are provided 

throughout the scheme facilitating access to 

the north west corner and south west corner 

of the site. 

IN 030 Require that all applications for 

development, where public mains 

are available or likely to be 

available, that the development 

shall connect into them 

It is proposed to connect the development 

into the public sewer and the surface water 

sewer  A Planning Application Services Report 

accompanies this application and provides 

details of same. 

IN 046 Have regard to the waste produced 

by proposed developments including 

the nature and amount produced 

and proposed method of disposal. 

No large-scale waste generated. An 

Operational Waste Management Plan has been 

prepared in support of the proposed 

development.  Further, the appointed 

contractor will be responsible for preparing a 

site-specific Construction Environmental 

Management Plan based on the preliminary 

CWMP accompanying this application, which 

stipulates that waste prevention and 

minimisation should be the primary driver of 

the waste management system during the 

construction phase. Waste soils shall be 

reused on site where possible to minimise 

waste going to landfill. Although the 

construction phase may generate waste soils 

and other waste i.e. pallets, wrapping, this will 

be removed off-site and stored before being 

recycled or disposed of at a waste license 

facility. The operation phase will not result in 

any substantive waste being produced.  

IN 047 Ensure that all significant 

construction/demolition projects 

include construction and demolition 

A preliminary CWMP accompanies the 

planning application and stipulates that waste 

prevention and minimisation should be the 
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waste management plans. They are 

required for developments of five or 

more housing units or commercial 

or industrial developments on sites 

in excess of 0.5 hectares. 

primary driver of the waste management 

system during the construction phase. 

 

11.6 Castletroy Local Area Plan 2019 - 2025  

Chapter Objective Guidance / Requirement Statement of Consistency 

Chapter 4 

Housing 

H1(a) Facilitate residential development 

in accordance with the principles 

and guidelines of the Design 

Manual for Urban Roads and 

Streets (2013), the Sustainable 

Residential Development in 

Urban Area (2009), the 

accompanying Urban Design 

Manual, Quality Housing for 

Sustainable Communities (2007) 

and the policies, objectives and 

Development Management 

Standards contained in the 

Limerick County Development 

Plan 2010-2016 (as extended). 

The proposed development has been designed in 

accordance with national standards and guidelines 

as detailed previously in this report.  The 

development proposal with a density of 54.5 units 

per hectare supports the principle of higher 

density in accordance with these guidelines. The 

Planning Application Services Report 

accompanying this application provides a 

Statement of Compliance with DMURS. 

H1(b) Promote the provision of 

community and other facilities 

such as childcare as an integral 

part of new developments 

Section 6.0 of this report sets out the findings of a 

Childcare Provision Analysis site and 

demonstrates adequate capacity in the existing 

childcare facilities capable of accommodating 

potential need generated by the proposed 

development. 

H2(b) Promote the concept of a 

compact district by encouraging 

appropriate densities in suitable 

locations and by resisting 

sporadic isolated developments. 

The proposed development comprising 54.5 units 

per hectare accords with the provisions of 

the“Sustainable Residential Development in Urban 

Areas (2007)” or any amending or replacement 

Guidelines. 

H2(c) Require a minimum net density 

of 35 units to the hectare on 

residentially zoned sites within 

the plan area 

The proposed development exceeds the minimum 

net density recommended in the LAP with a 

density of 54.5 units per hectare. 

H2(e) Ensure a wide range of house 

types, sizes and tenures are 

provided to meet varying 

population requirements and 

needs. 

Fourteen different unit types are proposed on site 

comprising 1, 2, 3 and 4 bed units.  Table 1.0 of 

this report details that 5% of units are 1 bed, 

56% are 2 bed,32% are 3 bed and 6.5% are 4 

bed. 

H2(f) Ensure that a variety of building 

heights is incorporated into 

residential development 

proposals to ensure that 

optimum use is made of 

The proposed development has sufficient variety 

in scale and form ranging from apartment blocks 

of 4 & 5 stories, duplex units of 3 stories and 

houses of 2 stories. 
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residentially zoned lands at 

appropriate locations. 

H5 Require that developers comply 

with Part V of the Planning and 

Development Act 2000 

Amended) and to provide social 

housing on all land zoned for 

resdiential use. 

A submission in compliance with Part V is detailed 

in Section 5.0 of this report.  The submission 

identifies the provision of 14 no. social housing 

units on the site. 

H3(d) In line with the requirements of 

the National Planning 

Framework, ensure that at least 

40% of all new housing 

development are delivered within 

the existing built up areas of 

cities, towns and villages on infill 

and or brownfield sites. 

The proposed development will provide 137 no. 

residential units within the existing environs of 

Castletroy, on land which is zoned and located 

within an established built-up area which 

functions as part of the Limerick Metropolitan 

area. 

T9 Any future development proposal 

that require an access onto the 

R445 shall include a Traffic and 

Transport Assessment 

The proposed development does not directly 

access the R445 but rather accesses Walkers Lane 

in proximity to its junction with the Castletroy 

College Road.  Irrespective a TTA shall be 

completed in support of the proposed 

development. 

T11 Developers will be required to 

ensure that appropriate noise 

assessments are carried out and 

the principles of good acoustic 

design are applied in line with 

"Professional Practice Guidance 

on Planning & Noise" (2017) and 

that predicted internal and 

external noise levels are in 

keeping with World Health 

Organisation recommendations 

and guidance. 

Internally within the development regard has been 

had to the Noise Management Plan adopted by 

Limerick City & County Council.  A substantial set 

back from the northern boundary along with the 

retention of trees and the existing embankment will 

seek to mitigate any potential noise impacts 

resulting from traffic on the public road. 

A Noise Assessment was undertaken by AWN 

Consulting.  This assessment includes a description 

of the receiving ambient noise climate in the 

vicinity of the subject site and an assessment of the 

potential noise and vibration impacts associated 

with the proposed development. 

An inward noise impact assessment has also been 

completed in accordance with the guidance 

contained in The Professional Guidance on Planning 

& Noise (ProPG). 

Chapter 7 

Infrastructure 

IN04(a) Requires all applications for 

development demonstrate that 

appropriate Sustainable Urban 

Drainage Systems (SUDS) are 

examined and where feasible 

provided 

The storm design has followed the approach set out 

by the Greater Dublin Strategic Drainage Study for 

new developments. The disposal of storm water will 

be attenuated to greenfield runoff and discharged 

to an existing manhole to the north of the site. A 

Storm Water Management Plan, using SuDS 

techniques to treat and minimise surface water 

runoff from the development at source is proposed. 
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IN04(e) Surface water runoff to be 

designed to agricultural runoff 

rates, subject to agreement with 

the Local Authority. 

The disposal of storm water will be attenuated to 

greenfield runoff and discharged to an existing 

manhole to the north of the site as per the 

immediate preceding response. 

IN07 Requires commercial and 

residential developments to be 

provided with adequate internal 

and external space for the 

correct storage of waste and 

recyclable materials 

Recycling and bin stores are provided for all 

apartments in shared and covered storage 

facilities located at ground floor level within both 

apartment blocks.  Provision has been made for 

12 x 1100l bins (4 sets of three bins) + 4 no. 

glass bins in Block A and 9 x 1100l (3 sets of 

three bins) + 4 no. glass bins in Block B. Each 

duplex unit is served by 3 no. 240l bins within the 

dedicat3ed bin storage areas. 

Chapter 8 

Environment 

& Heritage 

EH03 Seeks the preservation (in situ, 

or at a minimum, preservation by 

record) of all known sites and 

features of historical and 

archaeological interest and that 

the area of a monument and the 

associated buffer areas shall not 

be included as part of the open 

space requirement demanded of 

a specific development, but shall 

be additional to the required 

open spaces. 

An archaeological impact assessment was 

undertaken on the site by Redarc Consulting 

followed by test trenching. The test trenching 

confirmed the presence of an Enclosure (LI006-

063), a national monument, within the north west 

corner of the site. It is proposed to archaeologically 

excavate the site in accordance with a detailed 

Method Statement prepared by Aegis Archaeology.  

The archaeology will be fully cleaned back to reveal 

its full extent in plan and is recorded in preparation 

for full excavation. 

 EH07 There are a significant proportion 

of existing trees on land zoned 

for residential development in 

the townland of Castletroy. Any 

future development on these 

lands shall incorporate as many 

of the trees as possible into the 

scheme. A comprehensive tree 

survey carried out by a suitably 

qualified person. 

A number of mature trees and hedgerows exist on 

site and it is intended to retain these trees and 

hedgerows insofar as possible. A Tree Survey and 

Arborist Report has informed the approach to tree 

retention and removal on site.  However, the front 

roadside boundary is being removed to facilitate 

provision of footpaths and cycle paths along the 

public road fronting the site.  A programme of 

replacement tree planting, however, shall be 

undertaken to compensate for such loss. 

Chapter 9 

Community & 

Recreation 

C2 Seeks to improve open space 

provision and encourage active 

and passive open space use: 

Some 15% of the overall site comprises external 

public open space and includes dedicated child 

play facilities.   

C3 Seeks to ensure that every new 

residential unit in new housing 

estates is located within 100m 

walking distance of a pocket park 

/ play lot, small park, or local 

park.  

In respect of the proposed development it should 

be noted that a play lot / pocket park is within 

easy access (100m) of all houses.  A small park 

(0.2 – 2 ha) is also available on site within 400m 

of all residential units. A local park in the form of 

Castletroy Park (2 – 20 ha) is located within 1km 

of the site 

Chapter 10 

Urban Design 

UD1 Require development proposals 

at landmark locations within 

Castletroy and on the approach 

to the City to demonstrate high 

The proposed development of 4 to 5 stories in 

part seeks to provide a significant but attractive 

structure at a key nodal point into the built up 

area of Castletroy, adjoining a regional road, 
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quality innovative design in and 

adjacent to these locations 

whilst respecting surrounding building height and 

form. 

 UD2 Landmark locations/focal 

points/gateway buildings i.e. 

street corners or road junctions 

should be emphasised by form 

and massing and/or a 

complementing detail (i.e. higher 

density development/an 

additional storey, design feature 

etc). 

The road junction, known as Plassey Roundabout, 

is being emphasised by form and massing with 

associated higher density. 

 

 

12.0 CONCLUSION 

 

In conclusion, this report and the information enclosed with the application to An Bord 

Pleanála, has demonstrated that the proposal is in compliance with the provisions of 

national, regional and local planning policy and that it is consistent with relevant Ministerial 

Guidelines in relation to the development of Apartment Units and Taller Buildings. The 

proposed development will contribute to an enhancement of the public realm at a local 

scale, develop an infill site surrounded by roads and established residential development 

and provide for an attractive taller structure at a key nodal point into the urban area. 
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