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1. INTRODUCTION 
Following a Section 247 pre-application consultation with Galway City Council, a request to enter Stage 
2 pre-planning consultations with An Bord Pleanála (ABP) was submitted to the Board on 14th 

December 2021. ABP convened a tripartite meeting with the prospective applicant and Galway City 
Council on 21st March 2022. ABP issued a Notice of Pre-Application Consultation Opinion on the 
submitted documentation following this meeting which stated 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”. 

Fourteen specific items of information were requested to be submitted and were as follows: 

 

1. A detailed statement of consistency and planning rationale, clearly outlining how in the 

prospective applicant’s opinion, the proposal is consistent with the specific objectives of the 

Galway City Council Development Plan 2017 – 2023, in particular with respect to the Galway 

City Ring Road (GCRR) reservation corridor and to the specific objective for implementation 

of road widening and improvements at Bothar na Choiste both to the west to the Castlegar 

Local Centre and east to the Tuam Road, in light of the concerns raised in the Planning 

Authority’s opinion.  

2. A detailed statement, which should provide adequate identification of all such elements and 

justification as applicable, where the proposed development materially contravenes the 

Development Plan other than in relation to the zoning of the land, indicating why permission 

should, nonetheless, be granted, having regard to a consideration specified in section 37(2)(b) 

of the Act of 2000. In this regard, in addition to car parking contravention as identified by the 

applicant, consideration should also be given to possible contravention of the GCRR 

reservation route and plot ratio standards for new residential development as set out in the 

Galway City Development Plan 2017 – 2023. 

3. An assessment on how the proposed scheme ties in with, connects and integrates with the 

expansion of the overall area. The subject site represents an expansion of the outer suburbs of 

Galway city centre at Castlegar. It is important that safe pedestrian and cycle connections to 

Galway city centre and to the development to the south is delivered. There needs to be strong 

permeability within the scheme and to the Castlegar local centre.  

4. Further consideration of the traffic and transportation infrastructure upgrades required, who is 

responsible for delivery of upgrade and improvement of Bothar na Choiste, as per the specific 

objective set out in the CDP 2017 – 2023, and timeframe for delivery of the upgrades in 

tandem with delivery of residential development.  

5. Further justification of quantum and layout of car parking and bicycle parking. 

6. A report that addresses issues of residential amenity, specifically with regards to potential 

overlooking, overshadowing and overbearing. The report shall include full and complete 

drawings including levels and cross-sections showing the relationship between the proposed 

development and any adjacent existing or permitted development. 

7. A Daylight and Shadow Impact Assessment of the proposed development, specifically with 

regard to impact upon adequate daylight and sunlight for individual units, public open space, 

courtyards, communal areas, private amenity spaces and balconies.  

8. A full response to matters raised within the PA Opinion and addendum reports submitted to 

ABP on the 02.02.2022. 
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9. Detailed landscape drawings that illustrate hard and soft landscaping, useable communal open 

space, meaningful public open space, quality audit and way finding. The public open space 

shall be usable space, accessible and overlooked to provide a degree of natural supervision. 

Details of play equipment, street furniture including public lighting and boundary treatments 

should be submitted. 

10. A Noise Action Plan and Assessment.  

11. A full and detailed Building Lifecycle Report.  

12. An up-to-date Ecological Impact Assessment, inclusive of a Bird and Bat Survey. 

13. A site layout plan indicating what areas, if any, are to be taken in charge by the planning 

authority.  

14. Site Specific Construction and Demolition Waste Management Plan. 
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2. RESPONSE TO ISSUES RAISED 
REGARDING SPECIFIC INFORMATION TO 
BE SUBMITTED 
The following section outlines the applicant’s response to the Board’s request for 14 no. specific items of 
information which should be submitted with any application for permission. This additional information 

is requested as specified in Article 285(5)(b) of the Planning and Development (Strategic Housing 
Development) Regulations 2017 and Articles 297 and 298 of the Planning and Development (Strategic 
Housing Development) Regulations 2017. 

2.1 Statement of Consistency 
An Bord Pleanála requested the following information:  

‘A detailed statement of consistency and planning rationale, clearly outlining how in the 
prospective applicant’s opinion, the proposal is consistent with the specific objectives of the 
Galway City Council Development Plan 2017 – 2023, in particular with respect to the Galway 
City Ring Road (GCRR) reservation corridor and to the specific objective for implementation 
of road widening and improvements at Bothar na Choiste both to the west to the Castlegar 
Local Centre and east to the Tuam Road, in light of the concerns raised in the Planning 
Authority’s opinion.’ 

2.1.1 Applicants Response 

A Planning Report and Statement of Consistency has been prepared by MKO and submitted with this 
application in response to Item 1. In addition to this, a Statement of Consistency Matrix, responding to 
each relevant planning policy in relation to the proposed scheme has also been included in Appendix 4 

of the Planning Report and Statement of Consistency. 

Section 7.2.3 of the Planning Report and Statement of Consistency relates to the GCRR reservation 
corridor and Section 7.7.2.2 relates to the specific objective for road widening and improvements at 

Bothar an Chóiste.  

2.2 Material Contravention Statement 
An Bord Pleanála requested the following information: 

‘A detailed statement, which should provide adequate identification of all such elements and 
justification as applicable, where the proposed development materially contravenes the 
Development Plan other than in relation to the zoning of the land, indicating why permission 
should, nonetheless, be granted, having regard to a consideration specified in section 37(2)(b) 
of the Act of 2000. In this regard, in addition to car parking contravention as identified by the 
applicant, consideration should also be given to possible contravention of the GCRR 
reservation route and plot ratio standards for new residential development as set out in the 
Galway City Development Plan 2017 – 2023.’ 

2.2.1 Applicants Response  

A Material Contravention Statement has been prepared by MKO and submitted with this application in 

response to Item 2. This statement relates to three no. items within the scheme which are the subject of 
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a potential material contravention of the GCDP, which includes car parking provision, the GCRR 
reservation route and plot ratio standards.  

2.3 Connection and Integration with Overall Area 
An Bord Pleanála requested the following information: 

‘An assessment on how the proposed scheme ties in with, connects and integrates with the 
expansion of the overall area. The subject site represents an expansion of the outer suburbs of 
Galway city centre at Castlegar. It is important that safe pedestrian and cycle connections to 
Galway city centre and to the development to the south is delivered. There needs to be strong 
permeability within the scheme and to the Castlegar local centre.’ 

2.3.1 Applicants Response 

Details of how the proposed scheme ties in with, connects and integrates with the expansion of the 
overall area is detailed in: 

 Section 3 of the Architecture Design Statement prepared by ONOM Architects 
 Section 7.7.1 of the Planning Report and Statement of Consistency prepared by MKO 
 DMURS Statement of Consistency prepared by Tobin Consulting Engineers 

 Landscape Report prepared by CSR 

The proposed development has been designed in accordance with the principles and guidance as set 
out in the Design Manual for Urban Roads and Streets (DMURS) 2019.  

The main design objectives of the proposed development are as follows: 

 Create a series of strong links to the adjacent amenities while providing a new local 
centre along the Bothar an Choiste road.  

 Provide a new community facility/creche, which will be developed alongside an open 
space to interact with the Bothar an Choiste road and wider area. 

 Create green habitat walkway links throughout the site connecting to the Proposed 

greenway link as per the Galway City development plan.  
 Ensure the layout and design allow for pedestrian permeability for access to the larger 

recreational areas for all residents. 

 Ensure site layout is optimised to provide passive surveillance to open areas which will 
discourage anti-social behaviour.  

There is strong permeability both within the proposed development itself and through connections to 

the surrounding area. The street networks within the development have been designed to maximise 
connections between local areas and services. Pedestrians can gain access to all areas of the proposed 
development by way of the pathways and formal and informal crossings. This results in a continuous 

pedestrian route from all locations within the proposed development and in connections to the other 
local developments and amenities. The main pedestrian and cyclist access routes to the proposed 
development will be from the Bothar an Choiste Road. Pedestrians shall use the new pedestrian 

footpaths located along the Bothar an Choiste Road which will be extended to the proposed site 
entrance from the junction at local road L5041. These new footpaths will provide linkage to the existing 
footpaths along the local road L5041 which will allow pedestrians access bus stops, recreational areas 

and interact with surrounding residential developments.  
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2.4 Traffic and Transport Infrastructure 
An Bord Pleanála requested the following information: 

‘Further consideration of the traffic and transportation infrastructure upgrades required, who is 
responsible for delivery of upgrade and improvement of Bothar na Choiste, as per the specific 
objective set out in the CDP 2017 – 2023, and timeframe for delivery of the upgrades in 
tandem with delivery of residential development.’ 

2.4.1 Applicants Response  

The proposals include the upgrade of 525m of the existing Bothar an Choiste road from the 
development to the junction at L5041. The upgrade works consist of road improvements, road 

widening and junction re-alignment, as agreed with Galway City Council. The road upgrade works will 
precede the housing development works and will be completed before any unit is moved into. Refer to 
the Architects Dwg. 3078 Phasing Diagram.  for details. The road upgrade works are shown graphically 

on Tobin Consulting Engineers Drawing no.s 10750-2113,2114 & 2115. 

Following pre-planning consultation with Galway City Council Roads and transport Department, the 
proposed upgrade of the existing Bothar an Choiste road will bring the road up to the required 

standard and in accordance with DMURS 2019. 

The applicant, Lock House Developments Ltd, will be responsible for road improvements, road 
widening and junction re-alignment, as agreed with Galway City Council.   

2.5 Car and Bicycle Parking Layout 
An Bord Pleanála requested the following information: 

‘Further justification of quantum and layout of car parking and bicycle parking.’ 

2.5.1 Applicants Response  

A car and bicycle parking layout plan has been prepared by ONOM (Dwg. 3076 Car & Bike Parking 
Provision Diagram) and submitted with this application. As is illustrated in the Car & Bike Parking 
Provision Diagram, it is considered that the most appropriate quantum of car parking for a suburban 

site has been proposed.  

All housing units are provided with grouped car parking spaces. Grouped car parking is provide to the 
main access routes with the footpath between the houses and parking spaces. This buffers the 

pedestrian from the street edge and also enhances the street animation by removing long private front 
gardens. 

Bicycle parking is possible to the front and in the rear gardens of all dwelling units. Apartments have 

been provided with a rate of 1 Bike space per bedroom and 1 visitor bike space per 2 apartments as 
per ‘Sustainable Urban Housing: Design Standards for New Apartments’ (2018) section 4.17. It is 
proposed that several other visitor parking locations will be evenly distributed throughout the 

development. 

Apartments are to be provided with 1 car parking space each and a visitor space per every 4 
apartments, this is in line with the ‘Sustainable Urban Housing: Design Standards for New Apartments’ 
(2018) section 4.22. These spaces will be grouped and paved and closely landscaped to reduce the 
visual intrusion of the car-parking. There is a shortfall in the required carparking to the creche which is 
located adjacent to the duplex block adjacent to the site entrance. As many duplex spaces will be 
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vacated during office hours it is submitted that the shortfall can be made up with duplex visitor and 
regular spaces. This matter has been detailed further in the enclosed Material Contravention Statement. 

2.6 Residential Amenity: Overlooking & 
Overshadowing  
An Bord Pleanála requested the following information: 

‘A report that addresses issues of residential amenity, specifically with regards to potential 
overlooking, overshadowing and overbearing. The report shall include full and complete 
drawings including levels and cross-sections showing the relationship between the proposed 
development and any adjacent existing or permitted development.’ 

2.6.1 Applicants Response 

In accordance with Item 6, as requested above, a report which addresses the potential issue of 
residential amenity, specifically with regards to potential overlooking, overshadowing and overbearing, 
has been incorporated into the Planning Report and Statement of Consistency prepared by MKO, the 

Design Statement prepared by ONOM, and the Daylight, Sunlight and Overshadowing Study as 
prepared by IES, and furnished to the Board with this planning application.  

The residential amenity and any potential issues in terms of overlooking, overshadowing and 

overbearing impact of the proposed development on both existing residents of adjoining developments 
and future occupants of the proposed development are assessed in the planning assessment, section 7, 
of the planning report and statement of consistency. 

Overshadowing concerns have been considered and a Daylight, Sunlight and Overshadowing Study 
prepared by IES Limited Consultants, which has been furnished to the Board with this application. This 
study assesses the proposed development layout and building heights, and focusses on measuring the 

daylight impact on both the existing surrounding dwellings and internally on the site itself. 

The Architectural Drawings pack includes several site section drawings which shows the relationship of 
the proposed scheme to the existing residential areas within close proximity to the proposed site. See 

Drawings 3006-3012 Site Sections for further details. 

2.7 Daylight and Shadow Impact Assessment 
An Bord Pleanála requested the following information: 

A Daylight and Shadow Impact Assessment of the proposed development, specifically with 
regard to impact upon adequate daylight and sunlight for individual units, public open space, 
courtyards, communal areas, private amenity spaces and balconies.  

2.7.1 Applicants Response 

A Daylight, Sunlight and Overshadowing Study has been prepared by IES Limited Consultants and 
submitted with this application in response to item 7 of the Boards opinion.  

2.8 Response to Planning Authority Opinion 
An Bord Pleanála requested the following information: 
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‘A full response to matters raised within the PA Opinion and addendum reports submitted to 
ABP on the 02.02.2022.’ 

2.8.1 Applicants Response  

Galway City Council issued an opinion on the proposed scheme on the 2nd of February 2022. The full 

opinion is included in Appendix 1 of this report. 

Development Plan Policies and Objectives Opinion: 

While, in principle the proposed residential development and creche is compatible with and contributes 
to the R residential land use zoning objective, there is a concern regarding the interface of the proposed 
development with specific development objectives of the CDP in particular the proposed N6 GCRR, a 
key strategic infrastructural development for the city. The boundary of the N6 GCRR reservation 
corridor shown on submitted site layout drawing(s) does not correspond with CDP maps, see figure no. 
3. No reference is made in the submitted Planning Report and Statement of Consistency and the Traffic 
and Transportation Assessment to a section of the development being within the road reservation 
corridor of proposed N6 GCRR and its potential impact on the proposed development. And more 
importantly the development, as currently proposed, materially contravenes the Core Strategy of the 
CDP which specifically states that the Core Strategy is supported and informed by the Galway 
Transport Strategy and its objective to deliver the N6 GCRR for the future strategic development of the 
city and the development also contravenes the policies and specific development objectives of the COP 
under Chapter 3 Transportation. This element of the development should have been examined and 
justified in the submitted Material Contravention Statement. As with any proposed development along 
the N6 GCRR reservation corridor it is highly advisable that the N6 GCRR Project Office are fully 
consulted regarding the proposed development and any recommendations forthcoming included in any 
scheme. 

The creche adheres to the childcare policies and the standards of the CDP as expressed under Section 
7.4.3 Childcare especially in relation to outdoor play area requirements. However, it is noted that a 
shortfall in car parking provision occurs, 3 spaces. 

Applications Response: 

A Material Contravention Statement has been prepared by MKO and submitted with this application. 

This statement relates to the scheme’s contravention of the N6 GCRR reservation corridor, car parking 
requirements and plot ratio.   

Urban Design and Layout Opinion:  

Concerns are expressed over a number of elements in the urban design and layout of the proposed 
development and the achievement of standards relating to Outer Suburbs Neighbourhoods, the urban 
design requirements expressed under Section 8.7 of CDP and Ministerial Planning Guidelines Urban 
Design Manual- A Best Practice Guide 2009. These points of concern are summarised as follows; 

Entry into the estate: 

The vista and immediate views into the estate, as one enters the main entrance of the estate is defined 
by a blank gable wall and rear garden boundary located 40 metres from entrance. As the main access 
for a residential development of 170 houses this is a poor vista, with no active frontage and does not 
create a distinctive sense of place as advocated in Urban Design Manual- A Best Practice Guide 2009, 
in particular criteria nos. 4 Variety, 6 Distinctiveness and 7 Layout. 

Public open space 02: 
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The central area of public open space 02 and the private amenity open space of Block 03 will be 
subject to significant overshadowing by Block 03 in view of its orientation eroding the amenity value of 
this open space, which is also exacerbated by the placement of bin/bicycle stores on this space. It is 
respectively suggested that if this layout of public open space provision if deemed to be acceptable, that 
consideration be given to the repositioning of Block 03 to the opposite alignment along the open space, 
that is Block 03 to the western side of the open space. This will ensure improve infiltration of sunlight to 
the open space, limit overshadowing and provide linkage of this open space to the 'liner park' along the 
greenway public open space 03 and create an active street frontage and improve the amenity value of 
this open space. Bin and bicycle stores should not be placed on public open spaces as such structures 
reduce the amenity value of open spaces and block views creating poor visual outlooks. 

Public Open Space 03: 

A large section of the public open space 03, a frontage of approx. 40m in length, is not subject to 
natural surveillance. It is noted that criteria no. 8 Public Realm of the Urban Design Manual-A Best 
Practice Guide 2009, contends that all areas of open space should be designed to be inviting, safe and 
conveniently located for people's homes. Designers should therefore locate open space in areas where 
they will be directly overlooked by people when inside their home. 

In addition, the function and the benefit to residents of the central area located between public open 
space 03 to public open space 04 is not clear, being an area dominated by car parking provision. This 
central area is not a pedestrian friendly space and desirable movements and crossing and for 
pedestrians/cyclists have not been fully addressed in the design of this space. 

Overlooking of Cluain Riocard housing estate: 

The site is at a higher ground level than the public road and Cluain Riocard housing estate to the 
south. In view of the topography of the land the proposed four storey apartment building at the south-
western corner of the site will overlook the northern dwellings of Cluain Riocard as displayed by site 
section drawing no. 2003, site section 02-02. The increase in building height at this location in the 
context of prevailing topography means that privacy of the Cluain Riocard estate is not protected. 

Car parking design: 

The layout is dominated by car parking and hard landscaped areas that could accommodate 
unregulated car parking. Section 11.3.1(g) Car Parking Standards states that to prevent the area to the 
front of small scale apartment and townhouses developments being completely dedicated to car 
parking, the parking area shall be visually broken up. Car parking rows shall be broken up with trees, 
planters or some other feature which shall soften the visual impact of the car parking areas at a 
minimum interval of 6 car parking spaces. This design requirement has not been achieved by the 
current car parking space layout. Criteria no. 12 Detailed Design of the Urban Design Manual- A Best 
Practice Guide 2009 states that open car parking areas are considered as an integral element within the 
public realm design and are treated accordingly. 

Private Open Provision: 

Clarity regarding the provision of private amenity open space for proposed duplexes is required, in 
Block 3, 4 and S. This house type is not an apartment and therefore a private rear garden space which 
complies with the minimum CDP requirement of 50% of gross floor area of each duplex dwelling unit is 
required. The statement 'various' for information of private open space provision for each units under 
Appendix 3 Housing Quality Assessment by unit number of the submitted Architectural Design 
Statement provides insufficient detail and in addition details regarding floor areas, measurements and 
amenity areas therein should be clear, legible and easy to reference format. 

Garden spaces in front of units and open to public view are not defined as private amenity open space 
under Section 11.3.1(c) Amenity Open Space Provision in Residential Developments of the CDP which 
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states private open space (areas generally not overlooked from a public road) exclusive of car spaces 
shall be provided at a rate of not less than 50% of the gross floor area of the residential unit. It is clear 
from site layout plan that these privacy strips are defined in the scheme as private amenity open space 
which would not comply with the standards of CDP. 

Regarding Type Bl/B2, B3 and C, front elevation drawing no. 2012 omits a front of house feature which 
is enclosed and dedicated to bike and bin storage, save for the 3d drawings in Section 04 in 
Architectural Statement. It is considered that scaled drawings of the proposed boundary treatment 
should be provided. 

Balconies: 

Balconies of proposed apartment blocks should not protrude forward of the wall of the building in view 
of the prevailing climatic conditions in Galway and the weather ability and safety of these features and 
should be enclosed/semi-enclosed into fabric of the building. 

Pumping Station: 

further detail is required regarding the design, visual appearance and landscaping of this area its 
associated impact on the street scene and scheme, limited detail is provided in drawings submitted 
particularly in relation to the change in ground levels in the scheme.  

Pedestrian and cyclists access/links: 

Further information regarding the levels, the design and landscaping of pedestrian/cyclists access links 
and associated open spaces is required in order to confirm are these linkages accessible, safe and 
convenient for all users. Clarity is required on the provision for safe and convenient pedestrian 
crossings that follow natural movement desire lines in particular between Block 02 and Apartment 
building. 

Mobility concerns: 

A particular concern is expressed over the distance of dwellings (approx. 24 dwellings 1 to car parking 
space provision. Such arrangements are not practical particular in terms of every-day life, especially for 
loading of shopping from the car, people with younger children and different mobility needs. Car 
parking spaces should be located in a convenient, accessible and safe location for residents in the 
interest of social inclusion. 

Building Height: 

Specific development Fig. 11.6 North of B6thar na Choiste specifies that the layout of residential 
development and boundary treatment on these residential zoned lands shall have regard to the 
protected views from the Headford Road. This requirement should be considered in the proposed 
scheme noting the increase in building height in particular in relation to Block 04. 

Finishes: 

Finishes and materials should be hard wearing, weather proofed and the palate should reflect the local 
context and geology. 

Applicants Response: 

An Architectural Design Statement has been prepared by O’Neill O’Malley Architects and submitted 

with the application. The design statement outlines how the proposed development is consistent with 
each of the 12 Urban Design Criteria and addresses the concerns raised by the Planning Authority in 
relation to the urban design and site layout matters. 
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Overshadowing concerns have been considered and a Daylight, Sunlight and Overshadowing Study 
prepared by IES Limited Consultants, which has been furnished to the Board with this application. 

Details of the proposed pumping station are provided in Section 6.2 of the submitted Civil Works 
Report and in Dwg. no. 10750-2124 prepared by Tobin Consulting Engineers. The Landscape 
Masterplan (Dwg. no. 20442-3-100) prepared by Cunnane Stratton Reynolds illustrates that the pumping 

station area will be surrounded by a pollinator friendly native wildflower meadow and tree planting, 
where there will be a low frequency mowing regime.  

Matters relating to mobility and parking management are addressed within the Traffic and 

Transportation Assessment prepared by Tobins Consulting Engineers. 

Housing and Density Mix Opinion: 

It is necessary to facilitate mixed residential development on zoned lands in this area of the city in order 
to support the delivery of an appropriate quantum of housing units in line with the future growth 
projections set out in the NPF, Galway MASP and the Core Strategy of the CDP. However, a plot ratio 
of the development 0.389:1 is below the 0.46:1 requirement in the CDP. The low plot ratio exhibited by 
the proposed scheme raises questions whether the scheme represents the sustainable use and optimal 
consolidation of existing serviced and zoned residential land, recognising the availability of a public 
transport service and existing local centre. 

The mixture of house types and sizes of the development proposed is considered to be acceptable 
under the CDP. The proposed unit sizes reflect current demographic trends in household size in the 
city and nationally as referenced in Sustainable Urban Housing: Design Standards for New Apartments 
Guidelines for Planning Authorities (DHPLG December 2020) would satisfy the residential 
accommodation requirements of various future household categories.  

Applicants Response: 

The plot ratio within the scheme as submitted stands at 0.40:1. It is noted that this plot ratio of 0.40:1 is 
below the 0.46:1 maximum standard within the GCDP. A Material Contravention Statement has been 
prepared by MKO and submitted with this application. The potential contravention of the plot ratio 

requirement is addressed within this statement.  

Parking Opinion: 

Car parking provision is provided in grouped format and is readily accessible to residential units and 
creche. It is noted that there is a shortfall in car parking space provision of 8.5%, a stated 23 spaces. It is 
accepted that the proposed development is serviced by public transport however the site is located at 
edge of city/outer suburban location. Section 4.23 of the Apartment Design Guidelines, states that for all 
types of location, where it is sought to eliminate or reduce car parking provision, it is necessary to 
ensure, where possible, the provision of. an appropriate number of drop off, service, visitor parking 
spaces and parking for the mobility impaired. Provision is also to be made for alternative mobility 
solutions including facilities for car sharing club vehicles and cycle parking and secure storage. It is also 
a requirement to demonstrate specific measures that enable car parking provision to be reduced or 
avoided. Section 3.4 Traffic Network: Car Parking of the CDP states that reduced car parking standard 
may also be considered acceptable for new development located along strategic public transport 
corridors depending on the prevailing level of service at that time. However concerns are expressed 
over the layout of the scheme in particular central area between character areas 01 and 02 and large 
areas of hard landscaping at south-western section of the site near apartment building. The design, 
public realm and landscape treatment of these spaces will render it be susceptible to uncontrolled car 
parking. It is advised if the car parking space provision proposed is found to be acceptable it should be 
subject to a comprehensive mobility and parking management plan and the design of public realm 
areas and roads being re-examined to limit uncontrolled car parking. 



Proposed Strategic Housing Development at Bóthar an Chóiste, Castlegar, Galway  

SOR - F - 03.08.2022 - 180747 

  12 

In principle the proposed bicycle parking facilities, spaces are located in the lower ground floor spaces 
of apartments provide secure, easy to use and readily accessible bicycle storage for residents in line with 
Section 4.17 of the Apartment Design Guidelines. However concerns are raised regarding outdoor 
bicycle and bin stores provided elsewhere in the scheme, two such structures erode the amenity value 
of public open area 02 and it is questionable if such facilities are located at optimum and convenient 
locations in the scheme. As stated previously, such storage facilities should not detract from communal 
public amenity open space areas. It is noted that the Report from the Transport Section raises concerns 
over cycle parking provision. 

Applicants Response: 

The shortfall of car parking within the scheme has been reduced from 23 spaces to 10 spaces (3.7%). 
There is a shortfall of 7 no. spaces at the duplexes and 3 no. spaces at the creche. It is noted that this 

shortfall in car parking materially contravenes the GCDP, and as such this issue has been addressed 
with a Material Contravention Statement as prepared by MKO.  

The proposed development provides for a total 17 no. disabled parking spaces, successfully meeting the 

5% requirement within the GCDP.  

Matters relating to mobility and parking management are addressed within the Traffic and 
Transportation Assessment prepared by Tobins Consulting Engineers 

Environmental Assessments Opinion: 

Overall, the environmental reports submitted have assessed the development in the context of the 
source receptor pathway model, precautionary principle and physical and natural characteristics of the 
site. The best practice environmental control mitigation measures outlined in submitted reports are 
clearly described, and would be reasonable, practical and enforceable of the proposed development in 
particular the protection of bat pollutions, archaeological mitigation and water quality safeguards. 

However, concerns are expressed regarding the Consideration of Significant Likely effect Air & Climate 
in the submitted Environmental Impact Assessment Screening Report, which does not examine the 
effects of noise. The north/northeastern section of the development lies within and adjoins the 
reservation corridor of the proposed N6 GCRR. 24 dwellings units; and associated bedroom 
accommodation and private amenity open spaces/rear gardens are likely to be subject to significant 
environmental noise associated with this proposed ring road. Policy 9.10 Air Quality and Noise of the 
CDP states that it is the policy of the Council to ensure the design of development incorporates 
measures to minimise noise levels in their design and reduce the emission and intrusion of any noise or 
vibration which might adversely impact on residential amenities, where appropriate. In addition, 
consider the Galway City Council Noise Action Plan 2019-2023 in the assessment of relevant 
development applications, where appropriate and implement environmental noise reduction measures 
as outlined in the Galway City Council Noise Action Plan. In view of residential amenities, this aspect 
of the development should be assessed in the Environmental Impact Assessment Screening Report, and 
also a Noise Impact and Acoustic Study accompanied with effective and appropriate noise attenuation 
measures submitted for the development. This issue of concern was raised previously in meetings. 

Applicants Response: 

An Acoustic Design Statement has been prepared by Amplitude Acoustics and submitted with this 
application. This assessment concludes that the overall development complies with the relevant 

requirements of the ProPG: Planning & Noise and the British Standard BS 8233:2014. 

An updated Environmental Impact Assessment Screening Report (EIASR) has been prepared by MKO 
and submitted with this application. Noise impacts are addressed in section 3.7.1.4 of the EIASR.  
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Water, Environment, Parks and Transport Sections Opinions: 

The specific requirements and recommendations of the Water Services, Environment, Parks and 
Transport Sections should be examined and addressed in the proposed development. Of particular 
note is the conclusion of the Transport Section Report which expresses concerns that the proposed 
development is premature in the context of the level of development of the L5041 Bothar an Choiste 
road to the east through to Castlegar village and the Tuam Road and there are no plans for the 
improvement of this public road. 

Applicants Response: 

Water Services Section 

Within their opinion, the water services section have raised concerns relating to potable water supply, 
foul water supply, and surface water drainage. A Civil Works Report has been prepared by Tobin 

Consulting Engineers and submitted with the application. This report outlines that the proposed 
development has been designed in accordance with the principles of Sustainable Urban Drainage 
Systems (SuDS).  

Environment Section 

Details of the proposed domestic waste management strategy are provided within the Building Lifecycle 
Report prepared by O’Neill O’Malley Architects.  

A Construction & Demolition Waste Management Plan has been prepared by Tobin Consulting 
Engineers in accordance with the Best Practice Guidelines for the Preparation of Resource & Waste 
Management Plans for Construction & Demolition Projects.  

Parks Section  

Details of the proposed tree and plant schedules and characters areas are provided on the Landscape 
Masterplan prepared by Cunnane Stratton Reynolds.  

It is considered that there is no scope to provide additional tree planting at the creche without losing 
parking spaces or impacting the footpath. However, an additional planting/landscaping buffer has been 
provided across road from the creche. 

The submitted Landscape Masterplan outlines that trees have been located to allow for future 
connections to neighbouring sites.  

It is considered that a covered seating area adjacent to self-directed play equipment for 12–18-year-olds 

may raise the possibility of anti-social behaviour at this location. Therefore, it is proposed that the open 
space amenity grass will provide for informal play for all ages.  

Transport Section 

The proposed development will include the upgrade of the existing Bothar an Chóiste road from the 
proposed development to the junction at L5041 consisting of road improvements, road widening and 
junction re-alignment. Details of the proposed road upgrade are included in Dwg. No. 10750-2113 

‘Proposed Road Upgrades’ prepared by Tobin Consulting Engineers.  

This section of the road was recently the subject of a Compulsory Purchase Order by Galway City 
Council under Compulsory Purchase Order No. BnC-CPO-001, 2021. Galway City Council has, on the 

23rd May 2022, made a Confirmation Order confirming without modification the above-named 
Compulsory Purchase Order.  
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A site-specific objective for the lands North of Bothar na Chóiste is provided within the Galway City 
Development Plan 2017-2023 under Fig. 11.6. This objective provides a requirement “for road 
improvements capable of accommodating future developments shall be incorporated into any 
development proposals”. The area relating to this site-specific objective is located primarily to the west 
of the subject site, as illustrated in Figure 1 below. It is therefore considered that the proposed road 

upgrade has successfully addressed the site-specific objective within the GCDP, with the exception of a 
small section of the road to the east of the subject site as illustrated in Figure 1 below. 

 
Figure 1: Fig 11.6 Lands to the North or Bothar na Chóiste with the subject site outlined in blue 

Galway City Council have provided the applicant with a letter of consent for the proposed road 

upgrade works at Bothar an Choiste. This letter of consent is submitted with the planning application.  

Details of swept path analysis are provided in Dwg. 2110, 2111, and 2112 prepared by Tobin 
Consulting Engineers. 

Response to Comment 1: A Traffic and Transportation Assessment and Stage 1 Road Safety Audit 
have been submitted with the application. 

Response to Comment 2: A Construction Traffic Management Plan has been prepared by Tobin 

Consulting Engineers and submitted with the application.  

Response to Comment 3: Public Lighting Plans and a Site Lighting Report have been prepared by 
Moloney Fox Consulting Engineers and submitted with the application. 

Response to Comment 4: A Taking in Charge Plan has been prepared by ONOM and submitted as 
Dwg. 3073 Indicative Taking in Charge Diagram.  

2.9 Landscaping Plans 
An Bord Pleanála requested the following information: 

‘Detailed landscape drawings that illustrate hard and soft landscaping, useable communal 
open space, meaningful public open space, quality audit and way finding. The public open 
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space shall be usable space, accessible and overlooked to provide a degree of natural 
supervision. Details of play equipment, street furniture including public lighting and boundary 
treatments should be submitted.’ 

2.9.1 Applicants Response  

Dwg. 20442-3-100 prepared by Cunnane Stratton Reynolds provides a landscaping masterplan for the 
proposed development. This landscape masterplan provides details of hard and soft landscaping 
throughout the proposed development. A Landscape Report has also been prepared by Cunnane 

Stratton Reynolds and submitted with the application.  

The landscape report and associated masterplan provides details of the layout of communal open 
spaces, play equipment, the communal garden, tree planting, and maintenance & management 

programme.  

2.10 Noise Action Plan 
An Bord Pleanála requested the following information: 

‘A Noise Action Plan and Assessment.’ 

2.10.1 Applicants Response  

An Acoustic Design Statement has been prepared by Amplitude Acoustics and submitted with this 
application in response to item 10.  

2.11 Building Lifecycle Report 
An Bord Pleanála requested the following information: 

‘A full and detailed Building Lifecycle Report.’ 

2.11.1 Applicants Response  

A Building Lifecycle Report has been prepared by O’Neill O’Malley Architects and submitted with this 
application. The Building Lifecycle Report provides an assessment of the long-term running and 
maintenance costs, and outlines the measures proposed to manage and reduce costs for residents.  

2.12 Updated Ecological Impact Assessment 
An Bord Pleanála requested the following information: 

‘An up-to-date Ecological Impact Assessment, inclusive of a Bird and Bat Survey.’ 

2.12.1 Applicants Response 

An updated Ecological Impact Assessment Report (EcIA) has been prepared by MKO and submitted 
with this application. This report is inclusive of a bat survey and concludes as follows: 

‘‘Taking the above information into consideration and having regard to the precautionary 
principle, it is considered that the proposed development will not result in the loss of habitats 
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or species of high ecological significance and will not have any significant effects on the 
ecology of the wider area. 

The potential residual impacts on ecological receptors will not be significant and no potential 
for the proposed development to contribute to any cumulative impacts on biodiversity when 
considered in-combination with other plans and projects was identified. 

Provided that the development is constructed in accordance with the design and best practice 
that is described within this application, significant effects on biodiversity are not anticipated at 
any geographic scale.’’ 

2.13 Taking in Charge Plan 
An Bord Pleanála requested the following information: 

‘A site layout plan indicating what areas, if any, are to be taken in charge by the planning 
authority.’ 

2.13.1 Applicants Response  

A proposed layout for the taking-in-charge of the development has been included in this planning 
application (Dwg. 3073 Indicative Taking in Charge Diagram). This plan highlights those areas which 

are proposed to be taken in charge by the Local Authority, namely the vehicular routes through the 
site, the public footpaths, and the public open spaces.  

2.14 Construction and Demolition Waste 
Management Plan 
An Bord Pleanála requested the following information: 

‘Site Specific Construction and Demolition Waste Management Plan.’ 

2.14.1 Applicants Response  

A Construction & Waste Demolition Management Plan (CWDMP) has been prepared by Tobin 

Consulting Engineers. The CWDMP covers Waste Arisings: Demolition Waste, Excavation Waste and 
Construction Waste, Demolition Management, Waste Handling: On-site and Off-site, Record Keeping, 
Training, Responsibilities & Auditing and Interaction with Other Bodies. 
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3. CONCLUSION 
This document sets out how the items outlined in the Notice of Pre-Application Consultation Opinion 
from An Bord Pleanála in relation to the Strategic Housing Development proposed by Lock House 

Developments Ltd at Bóthar an Chóiste, Castlegar, have been addressed in full by the applicant and 
the design team prior to lodgement of the application. 

It is therefore submitted that the proposed development, as updated to address the feedback provided 

by the local authority and An Bord Pleanála, is consistent with the proper planning and sustainable 
development of the area, and is consistent with all relevant national, regional and local planning 
policies and guidelines. The further information submitted should constitute a reasonable basis for an 

application for Strategic Housing Development.  
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