Bord Board Order
Pleanala ABP-317609-23

Planning and Development Acts 2000 to 2022
Planning Authority: Limerick City and County Council

Planning Register Reference Number: 2211172

Appeal by An Taisce of 5 Foster Place, Dublin against the decision made on
the 22" day of June, 2023 by Limerick City and County Council to grant
subject to conditions a permission to Signature Trustee Services Limited and
Mark McMahon care of Reddy Architecture and Urbanism of Dartry Mills,

Dartry Road, Dublin in accordance with plans and particulars lodged with the
said Council:

Proposed Development: Change of use to Student Residences, adaptive
re-use and refurbishment of the former Railway Hotel (Protected Structure -
RPS Reference 6035, NIAH Reference: 21518017), demolition of McEnery’s
Shop, erection of a three-storey building to Parnell Street and a seven-storey
building to Davis Street/Davis Lane, to provide 116 number bed spaces (six
number studios and 19 number apartments), a ground fioor Café to Parnell
Street/Davis Street, a laundry accessed via courtyard, bicycle and bin stores,
accessed via courtyard and Davis Lane and all associated site works at
McEnery's Shop and Railway Hotel, Parnell Street and Davis Street, Limerick.
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Decision

GRANT permission for the above proposed development in accordance
with the said plans and particulars based on the reasons and

considerations under and subject to the conditions set out below.

Reasons and Considerations

Having regard to the nature of the proposed development which involves the
restoration and redevelopment of the Railway Hotel (Protected Structure RPS
Reference 6035), the city centre zoning of the site, the pattern and character
of development in the area, and the design, scale and layout of the proposed
development, it is considered that, subject to compliance with the conditions
set out below, the proposed development would provide student
accommodation at an acceptable scale and form at a suitable location, would
achieve an acceptable standard of urban design, would respect the protected
structure status of the property and conservation status of the wider area in
accordance with Objective EH O50 and Objective EH 053 of the Limerick
Development Plan 2022-2028, and would provide an acceptable standard of
amenity for future residents in accordance with Objective HO O8 of the
development plan. The proposed development would, therefore, be in
accordance with the proper planning and sustainable development of the

area.
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Conditions

1. The development shall be carried out and completed in accordance with
the plans and particulars lodged with the application, as amended by the
further plans and particulars received by the planning authority on the
29t day of May 2023, except as may otherwise be required in order to
comply with the following conditions. Where such conditions require
details to be agreed with the planning authority, the developer shall
agree such details in writing with the planning authority prior to
commencement of development and the development shall be carried

out and completed in accordance with the agreed particulars.

Reason: In the interest of clarity.

2. Details of the materials, colours and textures of all the external finishes
to the proposed development shall be submitted to, and agreed in writing

with, the planning authority prior to commencement of development.

Reason: In the interest of visual amenity.

i
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3. The proposed development shall be used for:

(a) student accommodation or accommodation related to a Higher
Education Institute only, during the academic year; or

(b) student accommodation or accommodation related to a Higher
Education Institute or tourist/ visitor accommodation only, during
academic holiday periods. The development shall not be used for
the purposes of permanent residential accommodation, as a hotel,
hostel, apart-hotel or similar use without a prior grant of planning

permission.

Reason: In the interests of the proper planning and sustainable

development of the area.

4. The proposed development shall be implemented as follows:

(a) The student accommodation and complex shall be operated and
managed in accordance with a Student Accommodation
Management Plan which shall be agreed in writing with the

planning authority prior to the occupation of these units,

(b) Student units / apariments shall not be amalgamated or combined.

Reason: In the interests of the amenities of occupiers of the units and
surrounding properties.

et
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5. Prior to the commencement of development, the developer shall enter
into water and wastewater connection agreements with Uisce Eireann.
No dwelling shall be occupied until water and sewerage services serving
the proposed development have been installed and functioning in

accordance with the connection agreements made with Uisce Eireann.

Reason: To ensure that satisfactory water and wastewater

arrangements are in place to serve the development.

6. Water supply and drainage arrangements, including the attenuation and
disposal of surface water, shall comply with the requirements of the

planning authority for such works and services.

Reason: In the interest of public health.

7.  Site development and building works shall be carried out only between
the hours of 0700 to 1800 Mondays to Fridays inclusive, between 0800
and 1400 hours on Saturdays, and not at all on Sundays and public
holidays. Deviation from these times will only be allowed in exceptional
circumstances where prior written approval has been received from the

planning authority.

Reason: In order to safeguard the residential amenities of property in
the vicinity.
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8. The construction of the development shall be managed in accordance
with a Construction Management Plan, which shall be submitted to, and
agreed in writing with, the planning authority prior to the commencement
of development. This plan shall provide details of intended construction
practice for the development, noise management measures and off-site

disposal of construction/demolition waste.

Reason: In the interests of public safety and residential amenity.

9.  Prior to the commencement of development, the developer or any agent
acting on its behalf, shall prepare a Resource Waste Management Plan
(RWMP) as set out in the EPA’s Best Practice Guidelines for the
Preparation of Resource and Waste Management Plans for Construction
and Demolition Projects (2021) including demonstration of proposals to
adhere to best practice and protocols. The RWMP shall include specific
proposals as to how the RWMP will be measured and monitored for
effectiveness; these details shall be placed on the file and retained as
part of the public record. The RWMP must be submitted to the planning
authority for written agreement prior to the commencement of
development. All records (including for waste and all resources)
pursuant to the agreed RWMP shall be made available for inspection at
the site office at all times.

Reason: In the interest of sustainable waste management.
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10. Prior to commencement of development details of bicycle parking and
associated storage for cycling equipment shall be agreed in writing with

the planning authority.

Reason: To ensure that adequate bicycle parking provision is available
to serve the proposed development, in the interest of sustainable
transportation.

11. Public lighting shall be provided in accordance with a scheme, details of
which shall be submitted to, and agreed in writing with, the planning
authority prior to commencement of development. Such lighting shall be

provided prior to the making available for occupation of any units.

Reason: In the interests of amenity and public safety.

12. The management and maintenance of the proposed development
following its completion shall be the responsibility of a legally constituted
management company. A management scheme providing adequate
measures for the future maintenance of communal areas shall be
submitted to, and agreed in writing with, the planning authority prior to

commencement of development.

Reason: To provide for the satisfactory future maintenance of this

development in the interest of residential amenity.

e
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13. (a) A plan containing details for the management of waste (and, in
particular, recyclable materials) within the development, including
the provision of facilities for the storage, separation and collection
of the waste and, in particular, recyclable materials {and for the
ongoing operation of these facilities] for each student unit shall be
submitted to, and agreed in writing with, the planning authority prior
to commencement of development. Thereafter, the waste shall be

managed in accordance with the agreed plan.

(b) This plan shall provide for screened communal bin stores, the
locations and designs of which shall be included in the details to be
submitted.

Reason: In the interest of residential amenity, and to ensure the

provision of adequate refuse storage.

e e e
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14. (a) A conservation expert shall be employed to manage, monitor and
implement the works on the site and to ensure adequate protection
of the retained and historic fabric during the works. In this regard,
all permitted works shall cause minimum interference to the
retained building and facades structure and/or fabric.

(b) All repair works to the protected structure shall be carried out in
accordance with best conservation practice as detailed in the
application and the Architectural Heritage Protection Guidelines for
Planning Authorities issued by the Department of Arts, Heritage
and the Gaeltacht in 2011. The repair works shall retain the
maximum amount of surviving historic fabric in situ, including
structural elements, plasterwork (plain and decorative) and joinery
and shall be designed to cause minimum interference to the
building structure and/or fabric. ltems that have to be removed for
repair shall be recorded prior to removal, catalogued and numbered
to allow for authentic re-instatement.

(c) All existing original features, including interior and exterior
fittings/features, joinery, plasterwork, features (including cornices
and ceiling mouldings) staircases including balusters, handrail and
skirting boards, shall be protected during the course of
refurbishment.

Reason: To ensure that the integrity of the retained structures is

maintained and that the structures are protected from unnecessary
damage or loss of fabric.
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15, Prior to commencement of development, detailed structural drawings
and a construction methodology statement (including the results of
detailed structural surveys of the protected structure and all building
facades to be retained) indicating the means proposed to ensure the
protection of the structural stability and fabric of all these retained
structures shall be submitted to and agreed in writing with the planning
authority.

Reason: In the interest of preserving the architectural integrity and

heritage value of the retained structures.

16. Prior to commencement of development, the developer shall lodge with
the planning authority a cash deposit, a bond of an insurance company,
or other security to secure the provision and satisfactory completion and
maintenance until taken in charge by the local authority of roads,
footpaths, watermains, drains, public open space and other services
required in connection with the development, coupled with an agreement
empowering the local authority to apply such security or part thereof to
the satisfactory completion or maintenance of any part of the
development. The form and amount of the security shall be as agreed
between the planning authority and the developer or, in default of
agreement, shall be referred to An Bord Pleanala for determination.

Reason: To ensure the satisfactory completion and maintenance of the
development until taken in charge.
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17. The developer shall pay to the planning authority a financial contribution
in respect of public infrastructure and facilities benefiting development in
the area of the planning authority that is provided or intended to be
provided by or on behalf of the authority in accordance with the terms of
the Development Contribution Scheme made under section 48 of the
Planning and Development Act 2000, as amended. The contribution
shall be paid prior to the commencement of development or in such
phased payments as the planning authority may facilitate and shall be
subject to any applicable indexation provisions of the Scheme at the time
of payment. Details of the application of the terms of the Scheme shall
be agreed between the planning authority and the developer or, in
default of such agreement, the matter shall be referred to An Bord

Pleanala to determine the proper application of the terms of the Scheme.

Reason: Itis a requirement of the Planning and Development Act 2000,
as amended, that a condition requiring a contribution in accordance with
the Development Contribution Scheme made under section 48 of the Act

be applied to the permission.
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Liam Bergin AN
Member of An Bord Pleanala ¢
duly authorised to authenticate
the seal of the Board
Dated this 2 day of R 2024
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