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 1.0 INTRODUCTION 

 

Following consultations with Limerick City & County Council under Section 247 of Planning 

and Development Act, 2000 (as amended), a request to enter into pre-planning 

consultations with An Bord Pleanála (The Board) was submitted on 27th October 2020 and 

a subsequent pre-planning consultation meeting was held on 21st January 2021. 

 

The Board issued a Notice of Pre-Application Consultation Opinion undated but received 

by email dated on the 11th February 2021 which states that the Board, ‘is of the opinion 

that the documents submitted with the request to enter into consultations constitute a 

reasonable basis for an application for strategic housing development’. 

 

The Board requested, pursuant to article 285(5)(b) of the Planning and Development Act 

2000 (as amended by the Residential Tenancies Act 2016), the provision of the following 

specific information; 

1. A robust AA screening report and NIS which support and have regard to one 

another, and which inter alia, consider potential impacts on all of the Qualifying 

interests (QI’s) of the Lower River Shannon Special Area of Conservation (SAC) 

and River Shannon and River Fergus Estuaries Special Protection Area (SPA).  

2. Further clarification regarding site specific information in relation to FFLs and 

location of the ‘ditch’ within the site.   

3. A detailed schedule of accommodation which shall indicate clearly dual and single 

aspect units. Colour coded drawings which clearly indicate single and dual aspect 

units.  

4. A full and detailed Building Lifecycle Report.   

5. A response to matters raised within the PA Opinion and Appended City and County 

Council Department comments submitted to ABP on the 24th November 2020, in 

particular, in relation to Archaeology.  

 

Pursuant to Article 285(5)(a) of the Planning and Development (Strategic Housing 

Development) Regulations 2017 the Opinion also requested that 8 no. bodies be informed 

in the event of making an application.   

 

 

2.0 SPECIFIC INFORMAITON REQUIRED 

 

2.1 AA Screening Report and NIS 

The previous planning application was refused by An Bord Pleanala due to concerns about 

an accompanying Screening for Appropriate Assessment report. In response, a range of 

additional information has been provided in order to support the planning authority (in this 

case An Bord Pleanala) with an Appropriate Assessment. The submitted document 

addresses both Stage 1: Screening and Stage 2: Natura Impact Statement of the 

Appropriate Assessment process.  
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The proposed development site is located almost 7 km from the River Shannon and River 

Fergus Estuaries SPA, and there is no risk that any birds associated with the SPA would 

use the proposed development site, due to the unsuitability of the habitat, and the level 

of human disturbance in the area. Therefore, there is no risk of direct or indirect impacts 

on the SPA.  

 

If the precautionary principle is followed, it is possible that pollutants (suspended 

sediments, concrete/cement and hydrocarbons) from the proposed development site could 

cause impacts on fish and other aquatic fauna in the Lower River Shannon SAC. In 

response, a range of mitigation measures will be implemented during the construction of 

the project. These measures will remove any residual risk of significant effects on the River 

Mulkear and the Lower River Shannon SAC, thus ensuring that the proposed development 

either individually or in combination with other plans or projects, will not adversely affect 

the integrity of any Natura 2000 sites. 

 

2.2 Finished Floor Levels & Location of Ditch 

The AA Screening Report and NIS provides details on the Finished Floor Levels and on the 

drainage ditch within the site. 

 

The report confirms that there are no rivers, streams or areas of standing water within or 

adjacent to the proposed development site. The closest watercourse is the Mulkear River, 

which is located approx. 500m east of the site. There is a dry drainage ditch near the 

western boundary of the site (Figure 1), which is likely a relict of the former agricultural 

land use. No standing water was observed in the ditch during site inspections, and it is not 

connected to any other drainage ditches or surface water features. However, during 

periods of high rainfall the report does acknowledge that it is possible that the drain could 

temporarily fill with water and overflow onto nearby roads. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
Figure 1: Indicative location of the dry drainage ditch, shown with a blue dashed line 
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The River Mulkear, located approx. 500m east of the proposed development site has a 1 

in 1000 year flood level of 10.58m OD. The majority of the proposed development will be 

constructed at existing ground level, approx. 24 – 28m OD. The only significant 

underground work will be for the carpark underneath the apartment building in the south-

west of the site, which will have a finished floor level at 21.4m OD. This is more than 10m 

above the flood level of the Mulkear River, so there is no risk that groundwater will be 

encountered.  

 

Furthermore, the roundabout at the junction of the L1165 and R445 roads (just outside 

the north-western corner of the site) is at an elevation of 21.7m and continues to fall 

northwards into the industrial park. The finished floor level of the basement will only be 

0.3 m below this level, so the overall scale of underground work will not be substantial.  

 

2.3     Schedule of Accommodation 

A detailed schedule of accommodation indicating compliance with relevant standards in 

the Sustainable Housing Design Standards for New Apartments, Guidelines for Planning 

Authorities 2018 has been prepared by Healy Partners Architects. The Schedule of 

Accommodation contains floor plan layouts with numbered units, which are colour coded 

to clearly identify the dual aspect.  Some 50% of the apartments in Block A & B (61 no. 

units) comprises 50% dual aspect apartments. 

 

2.4  Lifecycle Report 

Section 6.13 of the Apartment Guidelines requires that apartment applications: “shall 

include a building lifecycle report, which in turn includes an assessment of long term 

running and maintenance costs as they would apply on a per residential unit basis at the 

time of application” and to “demonstrate what measures have been specifically considered 

by the proposer to effectively manage and reduce costs for the benefit of residents.”   

 

A Building Life Cycle Report has been prepared by Healy Partner Architects to address the 

requirements of Section 6.13 of the Apartment Guidelines. The report is broken into two 

sections as follows: 

▪ An Assessment of Long Term Running Costs; and 

▪ Measures to Reduce Costs 

 

2.5   Response to Issues Raised by Limerick City & County Council 

The issues raised by Limerick City & County Council in respect of the development proposal 

primarily relate to roads, access, traffic and transportation.  The issue of Archaeology was 

not raised or discussed, nor is it detailed, in the PA Opinion and Appended City and County 

Council Department comments.  However, the Limerick City & County Council’s 

Archaeologist had concerns with the Archaeological Method Statement submitted with the 
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previous planning application (ABP 307014-20) and it is assumed that this is what the 

Board is referencing in their opinion letter. 

 

2.5.1   Archaeology  

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 therefore undertaken by Redarc.  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. 

 

A report from the County Archaeologist, attached to the Chief Executive’s Report in respect 

of the previous planning application on site, raised issues with the Archaeological Method 

Statement.  However, at the Section 247 Meeting on the 21st January 2021 (ABP-308513-

20), Limerick City & County Council clarified, as detailed on the Record of Meeting under 

Section 4 Any Other Business, “The PA’s archaeologist was not previously satisfied with 

the methodology used by the applicant in the documentation submitted however this has 

been relooked at and they are now satisfied”. 

 

Accordingly, it is submitted to the Board that there does not appear to be any issues with 

the archaeological approach promoted as part of the development proposal. 

 

2.5.2   Traffic & Transportation 

The issues raised in the Chief Executive’s Report prepared by Limerick City & County 

Council to inform the pre planning meeting, highlighted a number of issues that required 

redress, including: 

▪ Confirmation of reasoning for widening of the road between Annacotty Roundabout 

and Walkers Roundabout and confirmation that any widening works will be 

undertaken by the applicant. 

▪ Submit a revised Site Layout Plan that allows for a 11m set back along the boundary 

of the site on the R445 Dublin Road from the centre line of the road. 

▪ Allow cycle and pedestrian connectivity onto the R445 Dublin Road from the 

proposed development. 
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▪ Submit a revised Site Layout Plan, showing widths for footpaths & roads, all 

junction radii, turning areas including dimensions, road markings/signage, parking 

bay dimensions, driveway dimensions and gradients in line with ‘Recommendations 

for Site Development Works for Housing Areas’ and DMURS. 

▪ Pedestrian crossing points shall be provided and agreed with the Road Section of 

Limerick City & County Council. 

▪ A revised layout is required showing the road markings type/layout and signage 

type/locations 

▪ Submit a revised Site Layout showing the recommendations of the Road Safety 

Audit 

 

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 

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.   

 

However, 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 Site Layout Plan shows connectivity from the site onto the Castletroy College Road at 

several locations and shows one proposed route at the north western corner of the site 

onto the Annacotty roundabout.  Due to the retention of trees along the northern boundary 

and the difference in levels between the site and the public road, additional connection 

points onto the Dublin Road were not considered desirable or feasible.  

 

It is proposed to set back the southern site boundary in accordance with CST Group 

Drawing No. 118271 – 3002, “Site Layout Proposed and Future External Works”, 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. 

However, it is anticipated that both will be provided by the Council at some stage in the 

future thereby affording an opportunity to connect into the infrastructure provided by the 

proposed development. 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. 

 

In accordance with the requirements of Limerick City & County Council widths for footpaths 

& roads, all junction radii, turning areas including dimensions, road markings/signage, 
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parking bay dimensions, driveway dimensions and gradients in line with 

‘Recommendations for Site Development Works for Housing Areas’ and DMURS, have been 

identified on the Site Layout Plan. 

 

 

3.0 NOTICE TO CERTAIN PRESCRIBED BODIES 

 

Pursuant to Article 285(5)(a) of the Planning and Development (Strategic Housing 

Development) Regulations 2017 the Opinion also requested that 8 no. bodies be informed 

in the event of making an application.  

 

Notwithstanding the instruction to notify 8 no. bodies, a total of 9 no. bodies were notified.  

The instruction from An Bord Pleanála was to notify the Minister for Culture, Heritage and 

the Gaeltacht. However, this Ministry no longer exists as the area of Heritage has been 

separated from Culture & the Gaeltacht into Housing and Local Government.  It was 

therefore necessary to inform two and not one Minister, as detailed hereunder. 

1. Transport Infrastructure Ireland    

2. National Transport Authority    

3. Minister for Housing Local Government & Heritage  

4. Minister for Tourism, Culture, Arts, Gaeltacht, Sport & Media    

5. Heritage Council    

6. An Taisce — the National Trust for Ireland    

7. Irish Water    

8. Limerick County Childcare Committee   

9. National Parks and Wildlife Service (NPWS)   

 

Copies of the issued letters are attached to the planning application. 

 

 

4.0 CONCLUSION 

 

This document sets out how the issues outlined in the pre-application consultation opinion 

from An Bord Pleanála (ABP) in relation to the proposed residential development at 

Walkers Lane, Annacotty have been addressed in full by the applicant and design team 

prior to lodgement of the application to ABP. 

 

Overall, the proposed development seeks to deliver a higher density development on an 

appropriately zoned residential site, in accordance with the principles of proper planning 

and sustainable development of the area. 

 


