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CSR Ref: 96601/KW/24032022 

Planning Department, 

Clare County Council, 

New Road, 

Ennis, 

Co Clare. 

V95 DXP2 

28th March 2022 

Online Submission 

Re: Submission on the Clare Draft County Development Plan 2023-2029 

Creation of an Access Channel at Lands identified as TOUR 2, Killaloe, Co. Clare 

 Dear Sir / Madam 

We make this submission on behalf of Mr Michael McHale, Killaloe, Co. Clare on the Clare Draft County 

Development Plan 2023 - 2029 as it refers to lands designated TOU2 on the zoning map for Killaloe, Co. 

Clare. 

Our client is requesting that Clare County Council include in the emerging County Development Plan an 

objective indicating consideration will be given to the provision of a shared access channel at our client’s 

site located on the northern shores of the River Shannon just south of Killaloe town in Co. Clare. 

This shared access channel would follow an existing boundary ditch between our client’s land and the 

land to the west of our client’s site with the works taking place on our client’s side of the ditch i.e. where 

his land correlates with the ditch. The location of this shared access within the Draft Development Plan 

is illustrated in Figure 1 below: 
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Figure 1- Proposed Location of shared access and our client's land from Clare Draft Development Plan 2023-2029 

 

A shared access would allow our client to have a small boat channel which would raise the channel up 

from the water and be able to link up with his land designated as TOU 2 in the Draft Plan. This would 

enable our client to be able carry out tourism-based activities including Marine Based Tourism which is 

consistent with Objective TOU2. These enabling works would therefore facilitate the implementation and 

delivery of that important TOU2 objective. This access would also assist in the broader achievement of 

contributing to tourism in the town as outlined in Chapter 3 of the Draft County Development Plan (the 

"Core Strategy Chapter as a "Small Town". One of the main general objectives is to: 

 

• To promote the development of the commercial, tourism and retail sector in the town; 

Furthermore, this channel would link up to our client’s lands designated as TOU2 and would offer further 

linkages with the River Shannon and thus would contribute to further growing Killaloe’s strong economic 

base associated with tourism.  
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Location and Context: 

 

The lands are located on the northern shores of the River Shannon just south of Killaloe town in Co. Clare. 

Our client’s land the subject of this submission falls within the lower River Shannon cSAC boundary as 

illustrated in figure 2 below. We are aware that this provides significant obstacles to development 

proceeding that might impact negatively on this or any other European Designated Site. 

 

 

Figure 2- Our Client's Proposal within Designated cSAC site from Natura 2000 Network Viewer 

  

In the vicinity of the subject site, the River Shannon is not tidally influenced and is deep with strong flow. 

The banks on the eastern side appear steeper and more modified while the banks on the western side 

are gently sloping with a fringe of wet and marginal aquatic vegetation. Adjacent lands on the eastern 

bank in the vicinity of the lands in question, are characterised mainly by woodland with some agricultural 

lands and on the western banks are characterised by agricultural lands with mature hedgerows/treelines 

and the amenity area of the Clarisford Community Group.  

 

In the vicinity of our client lands and running in parallel to the Clarisford Community Group’s lands, there 

is a historic canal which allows vessels bypass the existing town bridge and re-joins the River Shannon at 

Moy’s Lough adjacent to the Clarisford Community Group’s amenity lands. The canal is heavily lined with 

mature treelines/hedgerows on both sides.  

 

The nature and course of the River Shannon in this area has changed significantly over time as can be 

seen from historic mapping. It is likely to change further as is the general environment within which our 

client’s land is located. 
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The Special Area of Conservation 

Part 15.2.2 of the Clare County Draft Development Plan 2023-2029 defines Special Areas of Conservation 

as:  

 

‘Sites that are for the conservation and protection of plants, animals (other than birds) and wildlife 

habitats that are of importance to the EU. The sites are designated for habitats and species listed 

in Annex I and Annex II of the EU Habitats Directive (1992) respectively.’ 

 

cSACs and SPAs are designated under the EC Bird and Habitats Directives (92/43/EEC and 2009/147/EC) 

as amended, as transposed into Irish law. The legislation requires the protection of certain habitats (listed 

on Annex 1 of the Habitats Directive) and/ or species (listed on Annex II Habitats Directives and Annex I 

of the Birds directive as well as other regularly occurring populations of migratory bird species) as well 

as the habitat of those species, through amongst other measures the designation of cSACs and SPAs.  

 

Furthermore, Chapter 12 of the County Draft Development Plan recognizes the importance of this cSAC 

and development should facilitate and maximise its potential for various forms of development whilst 

also managing the estuarine and natural environment in full compliance with all relevant EU Directives. 

Chapter 12 of the Draft Plan describes the cSAC as follows:  

 

‘The cSAC namely the Lower River Shannon cSAC, this is a wildlife conservation area considered to 

be of national and European importance. The vast intertidal mudflats exposed at low tide together 

with a diversity of other wetland habitats’.  

 

Chapter 15 of the draft development plan outlines the importance of the county protecting and 

enhancing its unique natural heritage and biodiversity whilst also recognising the potential for 

sustainable green infrastructure development, while promoting and developing its cultural, educational 

and eco-tourism potential in a sustainable manner. Furthermore Chapter 15 describes how in regard to 

European Designated Sites the EU Habitats and Birds Directive provides for: 

 

‘The conservation, protection and, in some cases, restoration of habitats and species (plants and 

animals) of European importance which may be rare, threatened or in danger of disappearance in 

the EU (as listed in various annexes of the Directives). The Directives also seek to establish ‘Natura 

2000’ sites, which form a network of protected areas throughout Europe.’  

 

As our reference point for development within the cSAC, an Ecological Options Assessment was carried 

out in 2014 by Scott Cawley for a proposed access for marina development at this site for a similar shared 

access channel to what our client is proposing in the upcoming development plan. This assessment lists 

all protected sites within 15km of the lands in question listed in the Table 1 below and all cSACs and SPAs 
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within 10m are further detailed in table below. Table 2 below provides more detail on those which are 

closest to the site (i.e. within 10km). Furthermore, Table 2 also details the main criteria as to why this 

location was designated as cSAC. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Table 1- Protected Sites within 15km of client’s site from 2014 Ecological Options Assessment 

Figure 3- cSACs and SPAs within 15km of client’s site from 2014 Ecological 
Options Assessment 
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Table 2- Analysis of European Sites within 10km of client’s site from 2014 Ecological Options Assessment 

 

The above assessment undertaken in 2014 indicates that there may an indirect impact on Shannon SPA 

and an indirect impact on the Lower River Shannon cSAC. The Ecological Options previously identified 

the impact of shared access involving access along the existing boundary ditch which would involve 

retaining the western boundary towards neighbouring lands to the west. This would mean retaining the 

stone wall, bank and mature vegetation and confining development to the eastern edge of the ditch 

which contains little or no mature vegetation and no stone wall. Our client is in favour of this proposal 

and would like to carry out works that would have no impact on that western boundary. Thus, the works 

for this access would all take place on the eastern edge.  

 

Crucially, the ecological assessment, admittedly undertaken a number of years ago, outlines that an 

access channel which would retain the western boundary vegetation, bank and stone will overall have a 

negligible impact on this cSAC as that proposal would have a low level of ecological impact as it will 

involve dredging of an existing channel. This will therefore give rise to much lesser impacts on water 

quality due to far lesser volumes being dredged. The dredging of the eastern along the eastern edge of 

the ditch which contains little or no mature vegetation and no stone wall.  

 

Thus, the above necessary steps to mitigate on impact on a CSAC shows that this proposal would be 

compliant with Objective 15.3 of the Clare Draft County Development Plan outlining how Clare County 

Council protects designating European Sites for development. Objective 15.3 states that the County 

Council will seek to: 

 

‘a) To afford the highest level of protection to all designated European sites in accordance with the 

relevant Directives and legislation on such matters;  
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b) To require all planning applications for development that may have (or cannot rule out) likely 

significant effects on European Sites in view of the site’s Conservation Objectives, either in isolation 

or in combination with other plans or projects, to submit a Natura Impact Statement in accordance 

with the requirements of the EU Habitats Directive and the Planning and Development Act, 2000 

(as amended); and  

 

c) To recognise and afford appropriate protection to any new or modified SPAs or SACs that are 

identified during the lifetime of this Development Plan through the planning application process 

bearing in mind proposals for development outside of a European site may also have an indirect 

effect’. 

 

Additionally, the core strategy does point out that development is possible within the cSAC and points 

to the example of the Clarisford Recreation Area which is located in close proximity to our client’s site. It 

states that this attractive area has now been developed as an intergenerational community sports facility 

including hall, dressing rooms, playing pitches, all weather pitches, training areas, running trail and 

parkland. That development took into consideration its location within the Lower River Shannon cSAC in 

accordance with established policy criteria.  

 

Our Requested Objective for Inclusion in the Draft Plan 

We seek the inclusion of an objective, specific to the location identified above, indicating that : 

 

‘The County Council will assess proposals in respect of access to the existing channel at 

Lands Zoned as TOU2 from the eastern water’s edge in the context of impact on the Lower 

River Shannon cSAC and other European Designated Sites. As a minimum requirement a 

Natura Impact Assessment will be required to be submitted with any such planning 

application. Other technical reports will also be required to enable the County Council to 

consider the acceptability and impact of such proposals.’  

 

Please note that the suggested wording does not state that such a proposal will be successful or will be 

favourably considered but rather that a proposal will be considered on its planning merits and will be 

assessed in particular for its impact on ecology, the marine environment and impact on any European 

Designated Site including, but not confined to, the Lower River Shannon cSAC. We believe that this 

requested objective does not rule out development per se as a matter of principle but indicates that it 

will be very carefully considered for impact. 

 

We ask that we are included on any mailing list that is created to provide updated on the plan making 

process ccostello@csrlandplan.ie. 

 

mailto:ccostello@csrlandplan.ie
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We trust the above will be taken into account in your further deliberations on the emerging County Draft 

Development Plan.  

 

If further elaboration is required, please do not hesitate to contact us. 

 

 

Yours sincerely, 

 

Killian Whyte 

CUNNANE STRATTON REYNOLDS  

LAND PLANNING & DESIGN 

www.csrlandplan.ie 

 

 
 
 

 
 

 
 
 

 
 

 
 
 

 
 

 
 

 
 
 

 
 

 
 
 

 
 

 
 
 

 

http://www.csrlandplan.ie/
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