S. 4(1) of Planning and
o Development (Housing)
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Tenancies Act 2016

Inspector’s Report

ABP-309668-21 Q

Strategic Housing Development 275 no. a n%etail use
(291.650m) \ef cPEche (299.5sgm) and
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Location Land adjacent to Scotch Hall
Shopping Centre, Marsh Road,
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Planning Au@ Louth County Council
’QTQ) Hallscotch Venture Limited

Prescribed Bodies e |rish Water

+ Transport Infrastructure Ireland
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1.0

2.0

2.1.

2.2.

2.3.

2.4.

Introduction

This is an assessment of a proposed sirategic housing development submitted to the
Board under section 4(1) of the Planning and Development (Housing) and Residential
Tenancies Act 20186.

Site Location and Description

The subject site is located on a prominent site in the docklands area of Dr: n
Centre. The site has a stated area of 1.34ha. The majority of t ite is
operating as a commercial surface car park associated with the shopping
centre and the D-Hotel to the west of the site. The site als no. disused
structures at its southern boundary.

The site is bound to the north by the southern g al of the River Boyne, to the

south it is primarily bound by the rear of propertic®of dwellings that front onto Marsh
Road, with a limited (c.8m) frontage onto M d to the west it is bound by the D
Hotel, Scotch Hall Shopping Centr and ally developed lands, which are
surrounded by hoarding. There h o construction activity on site for some

years. To the east the site is rmer industrial lands (including an existing
stonemason’s workshop).

The subject site also j ection of Poorhouse Lane, which is a public road. It

is located to the R0UMge®T of the site, on the opposite side of Marsh Road, and

provides a link in Station. Poorhouse Lane is a 2-way street that varies in
width fro nder the bridge) to c. 8m. There are two protected structures at
this ig, stone marker (RPS DB-366) and the arched stone bridge (RPS DB-
367). I section of Marsh Road is also included in the application site to facilitate

upgrade4vorks.

Vehicular access to the site is via an existing (unnamed) access road to the Scotch
Hall Shopping Centre and D Hotel from Marsh Road which currently provides access

to the car park on site.
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2.5.

3.0

3.1.

3.2.

3.3.

There are 3 no. Protected Structures directly adjacent to the main site (RPS ref DB-
144, DB145 and DB 146) on Marsh Road, which are early nineteenth century houses.

Proposed Strategic Housing Development

The development proposed comprises 275 no. apartments, in 4 no. blocks ranging in
height from 5 -12 storeys. The development also includes a creche (¢.299.5sqm), retail
units (c.291.6 sqm) and public open space areas (1998.2sqm). The 4 cks

comprise.

¢ Block A is 8 storeys in height and accommodates 59 no. apgtmd&gis And 2 no.

ground floor retail units

o Block B is 8 storeys in height and accommodates 6 ments

¢ Block C ranges in height from 8 -12 st ey?accommodates 98no.
apartments and

e Block D is 5 storeys in height and @ dates 55n0. apartments and a
around floor creche unit. ( J

Blocks A and Bare located alon northern boundary, with the waterfront.
Block C is located at the sitee tern corner and Block D is located along the
site’s southern boundary; srCar of properties on Marsh Road. The scheme
includes a central pl ic open space (1,319sgqm), a waterfront promenade
(532.2sgm) and % ark (147sgm). Communal open space (2,154.4sgm) is

provided in th! forho oof terraces and outdoor spaces to the south of Block D and

to the e . Internal residential amenity area (355sqm) is also provided at
0

grou eyel within Block C.
The vehicular access to the site is proposed via an existing access road, to the

west which serves the Scotch Hall shopping centre. An additional vehicular access, to
serve the existing warehouse units to the south of the proposed development, will be
provided from Marsh Road. The scheme includes an internal network of streets and
pedestrian routes connecting the development to the Scotch Hall complex, Marsh
Road and the future development lands to the east.
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A total of 94 no. car parking spaces are provided to serve the proposed development.
84 no. car parking spaces are provided at ground level throughout the proposed
development. The 84 no. surface spaces will be for the use exclusively by the future
residents of the proposed development. An additional 10 no. car parking spaces are
provided at third floor level of Scotch Hall shopping centre.

Al ancillary site development and landscape works are also provided for, including

improvements to pedestrian facilities along Poorhouse Lane.
The information submitted includes the following: -

¢ Planning Report including — Statements of Consistency, a rggpo An
Bord Pleanala Opinion, Description of Possible Effects ifonment
and EIAR Screening;

¢ Material Contravention Statement
o Architectural Design Statement E: !
s Architectural Drawings, Schedule of tion

« DMURS Compliance Statement

* Mobility Management Plan
o Outline Construction Maregemeni Plan
¢ Preliminary Constr ioemolition Waste Management Plan

¢ Flood Risk Ass n
e Traffic an ’I% ssessment
' u

o Stage 1Quali dit

anagement Proposal

sg8pe and Management Plans

. dscape Design and Access Statement
e Townscape Visual Impact Assessment

¢ Daylight and Sunlight Analysis

e Screening Statement for Appropriate Assessment and Natura Impact
Statement including - an Outline Construction Management Plan, a

construction and Demolition Waste Management Plan, a Preliminary
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4.0

Contamination Risk Assessment, a Site Synopsis report and an Ecological

Report.
¢ Ecological Assessment
e Archaeological Impact Assessment and Summary Excavation Report (2008)
¢ Architectural Heritage Assessment
¢ Contamination Risk Assessment

¢ Technical Note — Classification of the soil in terms of Waste Accepiz Q
Criteria

» Operational Waste Management Plan
o Public Lighting Report

¢ Energy Statement
¢ Wind Analysis and Pedestrian Comfort Rep a%
« Building Life Cycle Report. 6
+ Engineering Planning Report Q
* Photomontages
Planning History

Subject site x

% eg. Ref. 04/321: Permissicn was granted in 2007 for an
o] xisting shopping centre to provide retail (12,890sgm), an 8 no.

a, office use and an extension to hotel (67 no. bedrooms). Works

a new street between Marsh Road and South Quay and the provision
i new bridge from Dublin road to Marsh Road on a larger landholding

Encompassing the subject site. An exiension of duration of permission was
granted under Reg. Ref. 12/33. To date this development has only been
partially completed and the remaining lands to the south west of the subject site
form Phase 2.
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* Reg. Ref. 08/207: Permission and retention permission were granted in 2009
for a temporary surface car park comprising 100 no. spaces to serve a hotel at

the Scotch Hall complex.

* Reg. Ref. 08/22: Permission and retention permission was granted in 2009 for
a temporary surface car park comprising 175 no. spaces to serve the Scotch

Hall Shopping Centre.

o ABP PL54.241581, Reg. Ref. 12/53: Retention permission was ref 13

for a surface car park comprising 223 no. spaces.

e ABP PL.242986, Reg. Ref. 13/46: Retention permissi grgMited in 2014
for a limited, three and a half year, period for a surfac comprising 299

no. spaces. v
» Reg. Ref. 19/265: Retention permission @ in 2019 for a surface car
i a

park with 263 no. spaces including lkway and all attendant site
works on the development site. F @rormation was sought but not

submitted. Therefore, this appliCa¥gn was deemed withdrawn.

Lands to the East O
@

= Reg. Ref 09/5] Q0 year permission was granted in 2010 for the
demolition . giructures and the construction of 7 no. blocks ranging in
height frgdm 1

profi ancial / other services office type (24,055sqm), change of use
6% to a maritime museum within the Chemical Manure Building
gfn) (Protected Structure), 2 no. childcare facilities, a hotel (13,924sqm),

p:ic open space areas, new road infrastructure, vehicular bridge across the

River Boyne connecting south & north quays, under-podium parking (1,114

storeys containing 457 no. apartments, retail (10,527sgm),

spaces) with vehicular and pedestrian access from Marsh Road, works included
the removal of contaminated soils & reclamation of land from the River. The

development had a gross floor area of 60,259sqm. An Extension of Duration of
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5.0

5.1.

5.2.

Permission (reg. Ref. 20/802) was refused in 2020. This site is located to the
east of the subject site.

Surrounding Sites

e ABP TA15.305110 - Strategic Housing Development Application: Permission

was granted in 2019 for the construction of 450 no. residential units (81 no.

houses and 369 no. apartments), creche and associated site works at whn,
Marsh Road and McGraths Lane Railway Terrace, c. 2800m east gf t ect
site.

Section 5 Pre Application Consultation

A Section 5 pre-application consultation took place on tRegg3 ust 2019 in respect
of development of 270 no. residential units, 2 no™¢omherCial units and a creche.

Representatives of the prospective applicant, plahning authority and An Bord
Pleanala were in attendance. The main to ussed at the meeting were —
» Development Strategy for the’ Sife to include local policy provisions, height,

density and urban design esponse having particular regard to adjoining lands.

o Visual Impact.

e Future Residenti to include micro-climate and public realm / open
space.
o Traffic ap&Jr ation to include parking management and layout.

e Surfacelwaterimanagement and flood risk to include AA considerations.

. matters.

'$hé record of the meeting and the inspector’s report are on this file.

In the Notice of Pre-Application Consultation Opinion dated 4" September 2019 (ABP-
304902-20) An Bord Pleanala stated that it was of the opinion that the documents
submitted required further consideration and amendment in order to consiitute a
reasonable basis for an application for strategic housing development with regard to
the following: -

ABP-309668-20 Inspector’'s Report Page 8 of 127



1. Movement and transportation including car-parking: Further consideration of
movement (pedestrian, cyclist and vehicular) within and through the development
site including the configuration and quantum of parking spaces. A Parking Demand
and Transportation Management scheme should be submitted. Further
consideration should also be given to the need for the extent of service access

routes through the development lands, traffic management flows to and within the

site and how the development lands will connect into the extant permission on
adjoining lands to the east and how such arrangements are consisterg witl

principles of Design Manual for Urban Roads and Streets.

2, Layout, height and unit mix including visual impdc of¥fideration of

integration with existing permitted developments in par§ Phase Il lands
which are partially constructed, adjoining lands st of the site and
developments on the waterfront. Further elabg onthe proposed visual impact

on the existing built environment should also ubnitted.

3. Future Residential Amenity: Cgfiside should be given to the specific

planning policy requirements in the Apartment Guidelines and how the

proposed residential units g6 Wigh such policies. Further consideration of the
daylight and sunlight a I proposed layout/design so as to demonstrate
reasonable levels Ne proposed residential units. Regard should also be
given to the aspct Ttom Jesidential units. Consideration should also be given to

the qualitati tu balconies particularly having regard to micro-climate along
the wat

Theo stated that the following specific information should be submitted with

any a on for permission.

1. A contextual layout plan which indicates the layout of adjoining developments
(existing and proposed), photomontages and cross section at appropriate
intervals for the proposed development including details of how the proposed
development interfaces with contiguous lands and adjoining roads (existing

and proposed).

2. All existing utilities that may traverse the site.
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5.3.

5.4.

5.4.1.

542

(98]

. A site layout plan indicating pedestrian and cycle connections through the

development lands including the waterfront.
4. A construction and demolition waste management plan.

5. Details clarifying that the waste from the development lands meet the Waste
Acceptance Criteria as set out in the Contamination Risk Assessment and/or
alternative proposals to deal with such waste as appropriate.

A Building Life Cycle Report.
A phasing plan.

A site layout plan indicating all areas to be taken in charge.

© © N o

Information referred to in article 299B(1)(b)(ii)(Il) and
Planning and Development Regulations 2001-2¢A8 _{

1){c) of the

Environmental
Impact Assessment report is not being submitt
A list of authorities that should be notified in the gvent of yaaking an application were
also advised to the applicant and included:
1. 1rish Water Q

2. The Minister for Arts, Herita ional, Rural and Gaeltacht Affairs

5. Transport infra

3. The Heritage Council
4. An Taisce — the Nalj n@ for Ireland
xeland
6. National T, o hority
7. Louth Cpunty dcare Committee.
Applic tytement

As t of response to the Pre-Application Consultation Opinion was provided in
Sectiorf 9 of the Planning Report and Statement of Consistency submitted with the
application, as provided for under section 8(1)(iv) of the Act of 2016. The applicant
addressed the items that required consideration and specific information to be
submitted with the application.

The Items that required further consideration are summarised below: -
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1. Movement and transportation including car-parking:

Movement within and through the site (Pedestrian, Cyclist and Vehicular): The site
layout plan has been significantly amended since the pre-application submission with
a view to enhancing the pedestrian and cyclist experience. Vehicular access is limited
to 1 no. entrance only and shared surfaces are provided within the scheme. The
quantum of car parking has been reduced and public open space provision increased
to support enhanced pedestrian and cyclist movement across the site. The logagion of
bicycle parking has also been revised to reduce clutter and obstructio @ey

pedestrian routes.

Quantum of Car Parking: Car parking has been reduced. [t i28g0, d that this
reduction would contribute to the quality of the public re uld facilitate a
greater degree of permeability for pedestrians. A Car Pggking agement Proposal
document and a Traffic and Transport Assessm h s0 been submitted in

support of the car parking provision.

Rationale for Car Parking: The car parking $4 no. space per residential unit.

The reduced quantum of car parking osed In this instance is in accordance with
national planning policy. The sch includes the provision of 2 no. GoCar

spaces, which are proven to sit reduce the demand for car parking spaces.

Access Routes / Site Pprimea®§ty: Vehicular access is limited to 1 no. entrance only.
The secondary vehj u%ess from Marsh Road, proposed during pre-planning
stage, is now p %a pedestrian / cyclist access only with occasional vehicular
access for gali %rehouse units. Bollards are proposed to ensure it would not be
used fo vehicular access. The proposed development facilitates future

opment lands to the east. This access has been designed to integrate

which has expired). This route is in accordance with the Docklands Area Plan, 2007,

o provide an east — west spinal street.
2. Layout, height and unit mix including visual impact:

Integration with Surrounding Developments: The proposed development has been

designed to integrate with permitted and planned developments on adjacent sites. It is
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noted that the lands to the west are within the applicant’s ownership. The public realm
proposals have been revised and feature a designated cycle track and pedestrian
promenade along the entire waterfront. It is considered that the active frontages,
distinctive material finishes and landscaping works along the eastern boundary provide
a distinguished and high quality edge to the previously permitted scheme (which has

expired).

The scheme has been subject to a noise assessment, which had regard to thesigward
noise impacts, it concluded that there would be no significant increase i to
the proposed development.

Building Height. The development ranges from 5 — 12 storey he heights
referred to in the Docklands Area Plan are not prescriptive pu ntended to help
guide the overall preferred design and layout of develo nt s noted that greater
N th pdst. The Building Height
Guidelines recognise that increased building /8ights\af appropriate locations can

contribute to more compact and sustaint
heights are in accordance with national, poli®n_/
Unit Mix: The proposed unit mix ith SPPR1 of the Apartment Guidelines.
The Development Plan does i a breakdown or minimum mix to be achieved.
However, the developme cOmsidered to be in accordance with Policy RES 12 and

RES 13 to provide a V%ﬁ ousing types and sizes.
Townscape a N

heights have been permitted within the Dockland

ents. The proposed building

Impact Assessment. A Townscape and Visual Impact
Assessme beeh submitted which assesses the potential impact of the proposed

develop : Architectural Heritage Assessment has also been submitted which
co h the proposed development would not have any adverse impact on the
chara f setting of any protected structure.

Material Contravention. A Material Contravention Statement has been submitted as

part of the Planning Report to address issues relating to material contravention.

External Finishes and Street Furniture: The surrounding context consists of a variety
of materials from traditional, brick, stone and rendered finishes, as well as more

modern steel, curtain walling and cladding materials on the Scotch Hall shopping
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5.4.3.

centre. The proposed materiality responds to this in comprising two high quality bricks,
red and buff. Block C, provides a landmark, not only in its scale but its materials which

comprise powder coated metal fins on the top level with a contrasting panel.

A selection of street furniture, as well as hard and soft landscaping are proposed. The
landscaping would greatly improve the public realm and deliver a cohesive response

to the waterfront.

3. Future Residential Amenity

The proposed development is in compliance with the Apartment Guigflings: units
exceed the minimum floor area requirements. Additionally, all inter o] nd areas
of private outdoor amenity spaces meet or exceed the relgy stahdards. The
proposed scheme includes 59% dual aspect (162 no.) b€ ich substantially

exceeds the requirement for this central urban Iocatiov east 33%’. All single

aspect units have a direct outlook to either the River neyil 7 no. ) or the public open

space provided in the centre of the scheme (9 dition, the size of these units

exceed the minimum fioorspace standards.

The Sunlight / Daylight Assessment firms that all of the required standards
regarding sunlight / daylight accegg tO\the development are met or exceeded. In this
regard, 96% of habitable rogms d'the minimum BRE requirements. The sunlight
analysis demonstrates that proposed amenity spaces at ground and roof level
achieve 79% sunlig r more than 2 hours on the 218t March, which also

exceeds BRE rec/2 Ions.
The final d Iso informed by a Wind Analysis, which includes an analysis of

the mi cfit conditions of the balconies. The balconies on the tower element of

een redesigned having regard to the findings of the wind analysis. While
some ba¥onies on the comers of the blocks are predicted to experience some windy
conditions, the dual aspect nature of these balconies allow in all cases that a particular
area of each balcony can expect a satisfactory degree of sheltering and are usable

amenity space.

The following specific information was also submitted with regard to items 1 — 9

outlined above: -
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6.0

6.1.

1. A variety of architectural drawings and photomontages have been submitted
which show the proposed development in context with adjacent existing and
proposed developments.

2. The Engineering Planning Report and associated drawings provide details with
regard to water and drainage infrastructure.

3. Landscape drawings and Landscape Design Access Statement provides a site
layout plan indicating pedestrian and cycle connections thro
development lands, including the waterfront. Q

4. A Construction and Demolition Waste Management Plan has

5. A Contamination Risk Assessment and an accompa% ical Note
entitled ‘Classification of the Soil in terms of Waste Criteria’ has
been submitted.

6. A Building Life Cycle Report has been submi

7. A Phasing Plan has been submitted.
8. ltis confirmed that no areas arefo b i arge. The areas of open space
would be in charge of a manage pany, to be appointed by the

applicant.

9. Sections 14 and 15 of thHe™

Assessment Screeny

Report comprise the Environmental Impact
in accordance with article 299B(1)(b)ii)(Il) and
article 299B(1) f tf.Planning and Development Regulations 2001-2018 (if
an Environmént® Imglact Assessment report is not being submitted).

Relevan IQniﬁg Policy

Dro lands Area Plan (DDAP), 2007

The s ct site is located within the boundary of the Drogheda Docklands Area Plan.
The vision of the plan is to regenerate the Drogheda Docklands area and to provide a
range of new commercial, civic and recreational uses focused on the waterfront and
water based activity, while building on a unique setting, character and heritage of the
Dockiands. Figure 13 identifies the site as being suitable for residential and
commercial development. Section 3.3.1 states that residential development should be
focused on the proposed new internal streets. It should also form an important part of
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6.2.

mixed use development on the waterfronts. Section 3.3 refers to Land Use and notes
that there is an overall objective for the area of 50% residential and 50% commercial.

With regard to the urban structure the plan states that ‘on the south side, the main
elements of the urban structure will be the new and continuous waterfront: this will
mean a new quay wall line; a new spine street running paralfel and between the
waterfront and Marsh Road and a nefwork of north-south link streets giving access
from Marsh Road to the waterfront...It is envisaged the two sides of the rivi il be
linked by two, new pedestrian priority bridges west of the Railway Viadu

With regard to density the plan states that development should b

basis of net plot ratio. ‘The development plan provides for indicat 0s between
1:1 and 2.5:1, gross floor space : site area. The higher figgre e expected to
give rise to medium/high density development typical of eas in larger cities.

in exceptional circumstances, where there is a cle#& beR&fit’to the character of the

area or where a significant cultural, civic or s facilty is included as part of the

development, an increase in plot ratio mig itted, subject to a maximum of
31 [/

The plan also states ‘that in genera

maximum height of six storeys residential
(plus set-back storey) or five stg
the waterfronts, stepping
storey) or three store
North Strand and J

the perimeter bjpck

cial (plus set-back storey) adjacent to Marsh Road,
. The plan favours a form of massing characterised by

Droghe h Development Plan 2011 — 2017 (as extended)

The ion site is zoned TCd - Docklands with the associated land use objective
to provide for a mix of new town cenire activities in accordance with Docklands Area
Plan. Section 4.4 of the Plan notes that all proposals for development in this area must

be in accordance with the Drogheda Docklands Area Pian.

Table 6.2 of the Drogheda Borough Development Plan requires a minimum density of

50 units per ha in town centre sites.
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6.3.

Table 5.3 of the Drogheda Borough Council Development Plan also sets out a car
parking standard of requires 1 no. ¢car parking space per apartment and 1 no. space
per 3 employees and 1 no. space per 6 children in a creche. It is unclear how many

staff would be employed in the creche.

Chapter 5 also addresses transportation objectives. Of particular relevance is RT9:
Marsh Road: Reconstruction of Marsh Road and RT38: Facilitate Scotch Hall (Phase
3) North and South of the Quays Bridge Crossing. Policy TR16 also seeks elop

an integrated pedestrian footpath and cycle path network through the pl

Louth County Development Plan 2015-2021 @

Chapter 2, Core Strategy and Settlement Hierarchy — T el§pment lands are

located within Drogheda, which is a Primary Develogggent re and designated
n

Large Growth Town 1. Table 2.4 indicates that Drogged nvirons is expected to
have a population growth of 2571 persons by 1, wijich equates to 952 residential

units. @

Policy CS1 :To promote the househ and population growth in the County in
accordance with Table 2.5 and he Core Strategy.

Policy $81: To maintai

x ent hierarchy within the County and to encourage

residential developm ach settlement that is commensurate with its position

in the hierarchy dability of public services and facilities.

Policy RE : To)apply density standards in respect of the County’s towns and
villages in Table 4.3 and to carry out further refinement where necessary as
pa repiew of the local area plans.

Policy JRES 19: To require that residential buildings shall not exceed 3 storeys in
height, including roof space development except in exceptional circumstances where
the planning authority considers that the site can adequately accommodate 4 storeys
(including roof space development) and where provision for higher buildings is

provided for in any local area plan.
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6.4.

Policy RES 24: To encourage planning applications for residential schemes in excess

of seventy five dwelling units to incorporate works of public art.

Policy RES 48: To ensure that adequate provision is made for community buildings,
sports and recreational facilities, including playing fields and children’s play areas in
master plans and residential proposals, having regard to the Louth Local Authorities
Sports and Recreation Strategy 2006-2012 and for any revised Strategy prepared

during the lifetime of the Development Plan.

Section 2.16.4 of the development plan refers to Policy $S54, to revie ogheda
Borough Council Development Plan 2011-2017 and to prepare a Plan for
Drogheda and Environs, which will be consistent with tQe Plan. The
development plan states that the Louth County Developme 5—2021 will be

an over-arching Development Plan for the entire countyw Drogheda.

The following policies are also considered relev ES)6, RES 10, RES 12, RES 13,
RES 14, RES 15, RES 16, RES 20, RES 21 P2, RES 23, RES 24, RES 26, RES
28, RES 29, RES 34, RES 35, RES 37(RES SepRES 43, RES 44.

Regional Spatial and Economj tegy for the Eastern and Midland Region,
2019 - 2031

Drogheda is identified Xional Growth Centre within the Core Region of the
Eastern and Midla egl nd was the fastest growing town in the most recent inter-
census period. An €lemyrit of the growth strategy for the Eastern and Midtand Region

is to targe the regional growth centres, including Drogheda, as regional
drivers an ilitate the collaboration and growth of the Dublin-Belfast Economic
Co ich connects the large towns of Drogheda, Dundalk and Newry. 6.2.2. The

RSES s to enable Drogheda to realise its potential to grow to city scale, with a
population of 50,000 by 2031 through the regeneration of the fown centre, the compact
and planned growth of its hinterland and through enhancement of its role as a self-
sustaining strategic employment centre on the Dublin-Belfast Economic Corridor. it is
anticipated Drogheda will accommodate significant new investment in housing,
transport and employment generating activity. The RSES also identifies key transport

infrastructure investment, including the provision of electrified lines to Drogheda as

ABP-309668-20 Inspector’s Report Page 17 of 127



6.5.

part of the DART expansion programme. A Joint Urban Area Plan is to be jointly
prepared by Louth and Meath County Councils (given the town lies within the functional
area of these two local authorities), in collaboration with EMRA, as a priority.

National Planning Framework (2018)

The National Planning Framework addresses the issue of ‘making stronger urban places’
and sets out a range of objectives which it considers would support the creation of high
quality urban places and increased residential densities in appropriate lo ile

improving quality of life and place. The NPF further emphasises t e of

I
Dundalk and Drogheda within Chapter 3 where it states that “jf be ssary to
prepare co-ordinated strafegies for Dundalk and Drogheda a H%Wal and fown
level to ensure that they have the capacity to grow sustaingb! cure investment
as key centres on the Drogheda- Dundalk-Newry cross% twork."

Relevant Policy Objectives include

» National Policy Objective 4: Ensurg reation of attractive, liveable, well

designed, high quality urban places > home to diverse and integrated

communities that enjoy a hi ity of life and well-being.

* National Policy Objectiye engthening Irelands overall urban structure,
particularly... cross tworks focused on... Drogheda — Dundalk —

i fast Corridor.

atign growth in strong employment and service centres of all

Newry on the D

Encouragin

sizes, s rt
s Natje# ligy Objective 13: In urban areas, planning and related standards,

Q prAmance criteria that seek to achieve well-designed high-quality outcomes

order to achieve targeted growth. These standards will be subject to a range
of tolerance that enables alternative solutions to be proposed to achieve stated
outcomes, provided public safety is not compromised and the environment is
suitably protected.

o 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.
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6.6.

6.7.

6.8.

6.8.1.

+ National Policy Objective 35: 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.

« National Policy Objective 57: Enhance water quality and resource management
by ... ensuring flood risk management informs place making by avoiding
inappropriate development in areas at risk of flooding in accordance with The
Planning System and Flood Risk Management Guidelines for, 4@
Authorities...

Section 28 Ministerial Guidelines

Having considered the nature of the proposal, the regeiv ironment, the
documentation on file, including the submissions from t larpizg authority, 1 am of
the opinion that the directly relevant Section 28 Miniderid elines are:

+ Sustainable Urban Housing: Design Standaigs fg New Apartments Guidelines
for Planning Authorities, 2020

* Urban Development and Buildisfg Heights Guidelines, 2018

e Urban Design Manual, A BesNPr: e, 2009
» Design Manual for U % is"and Streets, 2013

¢ The Planning S d Flood Risk Management Guidelines, 2008

Applicants State nsistency

The applicant itted a Statement of Consistency (as part of the Planning
Report) ction 8(1)(iv) of the Act of 2016, which indicates how the proposal is
consj e policies and objectives of section 28 guidelines and the relevant
Deve t Plan.

Material Contravention Statement

The applicant submitted a Material Contravention Statement. The statement provides
a justification for the material contravention of the Louth County Development Plan
2015 - 2021 in relation to (i) Core Strategy, (ii) Building Height, (iii) Car Parking and
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(iv) Apartment Floor Areas and of the Drogheda Docklands Area Plan, 2007 in relation
to Building Height. The statement is summarised below: -

Core Strategy (Density): Table 2.5 sets out an average density of 40 units per ha for
the land supply in Drogheda and Environs during the plan period. The proposed
development has a density of c. 226 units per ha. The proposed density is above the
average density as set out in the core strategy. It could be argued that the proposed

density would not result in an average density across the wider Drogheda and/£

area to go above 40 units per ha. The proposed provides a sustainablgs
Drogheda’s growing population, by providing a high density de

underutilised fown centre site, which is in proximity to high capaci igWirequency

public transport services and in a location that provides nd sequential
extension of the existing town centre and which would su n increased use of

more sustainable modes of travel as a result.

The proposed scheme is in accordance with al Planning Framework, the
Eastern and Midland Regional Economic

._‘_c, 5

rategy, Sustainable Residential
Development in Urban Areas, 200
Guidelines, 2018.

elopment and Building Height

Building Height. The propog pment ranges in height from 5 — 9 storeys.

Blocks A and B are 8 . etk C is predominately 8 storeys with a 12 storey
element and Block ; S,

Policy RES1@§)&' residential buildings shall not exceed 3 storeys in height,
ac

(including development), except in exceptional circumstances where the
plannin considers that the site can adequately accommodate 4 storeys

f space development) and where provision for higher buildings is

The Drogheda Docklands Area Plan, 2007 states ‘that in general terms, a maximum
height of six storeys residential (plus set-back storey) or five storeys commercial (plus
set-back storey) is proposed on the waterfronts, stepping down fo a maximum of four
storeys residential (plus set-back storey) or three storeys commercial (plus set-back

storey) adjacent to Marsh Road, North Strand and the Viaduct'. Therefore, a greater
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range of heights is envisioned as part of the regeneration of the subject site, in excess
of the heights defined by RES 19.

A robust and comprehensive assessment of the criteria set out under SPPR3 of the
Building Height Guidelines has been submitted with the application and the proposed

scheme is considered acceptable.

Car Parking: The proposed development provides 94 no. car parking spaces. Table
7.6 of the development plan set out a requirement of 1 no. car parking

apartment at this location.

The Apartment Guidelines allows for a substantial reduction in car ing Wpovision in

central and / or accessible location.

Apartment Floor Areas: Table 4.5 of the developme an ifies a target floor
area of 73sqm and an aggregate living / dining / kitéhen oo area of 30sqm for a 2
bedroom, 3 person apartment. The Apartment G liney s&t out a minimum floor area

of 63sgm for a 2 bedroom, 3 person apa e proposed development is in
accordance with the Apartment Guideliges. [/

Justification for Material Contraventi

definition of Strategic a | Importance and is, therefore, justified by Section

Section 37(2)(bj(i) It is chat the proposed development falls within the

Section 37( ere are conflicting standards of density provided in the Louth

County ht Plan and the Drogheda Borough Development Plan. The Core
Stra i evelopment plan sets out an average density of 40 units per ha and
Poli of the Drogheda Borough Development Plan requires a minimum density

of 50 ufiits per ha with not upper limit. Both plans also reference the Sustainable
Residential Development in Urban Areas Guidelines, 2009 which state that in order
to maximise the inner city and town centre population growth, there should, in principle,
be no upper limit on the number of dwellings that may be provided within any town or

city centre site. The density guidelines for this site are not, therefore, clearly stated.
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7.0

Section 37(2)(b)(iii): Having regard to the regional spatial and economic strategy for

the area, guidelines under Section 28, policy directives under Section 29, the statutory

obligations of any local authority in the area, and any relevant policy of Government,

the Minister of any Minister of the Government it is considered that the proposed

material contraventions (density, height, car parking and floor areas) are justified by

reference to section 37(2)(b)(iii) of the act.

Third Party Submissions

Drogheda Port Company

Premature and inappropriate in the absence of any € sight on the

defivery of Port Northern Access Route. In order t the port must be
able to adapt, grow and expand. This includes b abwto fully utilise all sites
to their full potential. This development coulsevely reduce the ability of the
port.

The application is out of context Sport and motorway link roads
proposed for the Marsh Road, @Qreate “,u' eda Area and does not appear to

reflect the strategy of the p Mill Road Interchange and link to existing

M1 Motorway.
The proposed deve es not offer any solution to the traffic congestion

I
ing HGV drivers that navigate this congested area.

problems whic

ult from this development. It would not alleviate any
issues curreggl
The Tr. angyransport Assessment report concedes that the Bullring
juncti Qj)ently approaching capacity. This has impacted development in
t d where possible traffic generation has been avoided.
poTt relies on competitive turnaround times for trucks, any delays would
It in possible loss of business.
The creche would place an additional strain on the capacity of the road network.
Traffic management would need to address the safety of children and parents
dropping and collecting at this facility.
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The impact of the construction phase has not been addressed. This could result
in irreparable damage to our client base and ability to recover from lost
business.

There are several undeveloped sites within 1km of the subject site. An
inappropriately timed and over ambitious residential development could
potentially negate any possible future development of these sites.

A Seveso Site is located very near to this location and consideration must be

given to the overall management of the area in terms of emergen

to @ major incident at the facility itself or on a vessel.

John Conway and Louth Environmental Group

Permission cannot be granted permission for the development in
circumstances, where it would be justified by th?" Height Guidelines.
These Guidelines are not authorised by Setiign C) of the Planning and
Development Act, 2000 (as amended). The Quidelines are also contrary to SEA
Directive as they purport to authoris @L ayentions of Development Plans /
Local Area Plans without and SEA ben conducted, or a screening for SEA

being conducted on the vari ing brought about to the Development Plan

/ Local Area Plans as a sty yame.
The proposed devel ms not comply with the requirements of the Urban
Height Guidelin x
The propose§ydeyelgbment does not comply with the requirements of the
Develop er%n relation to justifying the proposed density. The material

: the plan cannot be justified by the Building Height Guidelines.

(SHD) that it accords with the criteria.

insufficient information has been submitted regarding the impacts on birds and
bat flight lines / collision risks or the purposes of the EIA Screening Report, AA
Screening Report, NIS and the Building Height Guidelines, and the relevant
assessments required to be carried out by the Board in respect of same cannot,

therefore, be completed in the absence of same.
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¢ The information submitted does not comply with the requirements of the
Planning and Development Act 2000, and the Planning and Development
Regulations, 2001.

o Due to the nature, location and characteristics of the proposed development it
should be subject to a full EIA. Furthermore, the Screening for EIA, including
the Ecological Report is inadequate and deficient and does not permit an
assessment of the potential environmental impacts of the proposed

development.

e The information submitied is insufficient to enable proper, lete
assessment of pollution and nuisance arising from the pro d Sgyglopment.
There is insufficient information to assess the impact 6K T man health
and biodiversity.

o No regard and / or inadequate regard has been tgife potential impact of
the pre-existing contamination on the devel enysite.

e ltis envisioned that certain matters woul grged with the planning authority,

such an approach is contrary to the r§ nents, including public participation,

of the EIA directive, in circumgtance®were there is no mechanism for the
public to participate in the eading to the agreement with the planning
authority under the 201678

of detail in the informgatidg

in circumstances where there is a distinct lack

Yided that would provide a clear criteria for matters

to be so agree e rd was minded to impose such a condition, in light of
the foregoir& uldeffectively be abdicating its responsibilities under the EIA
directive’

Q‘)‘S ecological and scientific expertise and / or does not appear to
ss to such expertise in order to examine the EIA Screening Report

ired under Article 5(3)(b) of the EIA Directive.

information submitted is insufficient and contrary to the requirements of the

EIA Directive and the provisions of national law.

e The Screening for Appropriate Assessment fails to provide reasoned
conclusions, in light of the best scientific knowledge available, for screening out
the impact of the proposed development on bats and birds.

ABP-309668-20 Inspector's Report Page 24 of 127



Protect East Meath Limited

¢ The extension of the Drogheda Borough Council Development Plan 2011 —
2017 is invalid as the legislation extending the plan period is in breach of the
SEA Directive. Therefore, the application does not qualify as Strategic Housing
Development as the location does not satisfy the zoning criteria.

e The proposed development represents a material contravention of the

development plan, which is a breach of the SEA Directive.

e The applicant has failed to identify and justify material contraventions
to Policy TR9, Policy HC 17 and Section 6.7.4, Policy HC 19.
o There are also material contraventions of the Drogheda DecKiygdsy&rea Plan,

2007 which are neither identified or justified for exam fosys ah commercial

uses on the waterfront and nearer the town, lack n structure, civic

spaces, set back, unit mix, East West spine strget, mental sustainability,

building lines, phasing and so on.

e To qualify for a material contravention ywig fon 37(b)(i) the applicant must
point to something more than the factroposal is for a strategic housing
development.

» There is no clear conflict wit evelopment plan with regard to density.
The applicant's statem nsity objectives for this site are not clear is
incorrect. There is I density of 50 units per ha. Therefore, the material
contravention ¢ e Justified under Section 37(b)ii)

e The propo ment is not in accordance with SPPR3 of the Building

, therefore, the proposed height can not be materially

ith regard to Section 37(b)(iii)

. iCant has not justified the car parking provision. There is no cycling

tructure in this area. People cannot use bicycles without cycling
connections.

» The application is contrary to the RESE which requires a joint urban area plan

for Drogheda and also for infrastructure to be delivered in tandem with housing.

e This project requires Stage 2 AA, by definition there is a likelihood of significant

effects on the environment and an EIAR is required.
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The applicant has failed to provide the statement required under Regulation
299B(1)(b)(i)(1)(C) of the Planning and Development regulations.

Orna Andrews

This submission provides background information to the area covered by the
Drogheda Docklands Area Plan and the planning history of the area. It is stated
that there is no objection in principle to the proposed use or density proposed.
However, there are concerns that the proposed development woul ice
the development of the remaining Docklands area.

Access to the site is not in accordance with the Drogheda Dogkl

S a Plan,
due to the
Road. Should

portunity to provide

which envisioned access from the Dublin Road. Thi
topography of the site and the cost of connecting tgrthe

e o

the envisioned connection between the Docltlan a and the Dublin Road

this development proceed as per the proposed layout

would be lost. This lost opportunity wouldalso tively impact on the future
development potential of adjacent T e zoned lands.

The application includes a foo athaoorhouse Lane. This is the only
infrastructure proposed for g _substantial development. Concerns raised that
the proposed 1m wid th would reduce the carriageway width of
Poorhouse Lane to,0 beneath the arched tunnel. There are other
options to provi trian links, in particular along the envisioned new spine
sireet that wau e Dublin Road or via the old disused steps connecting
the Mar 0 the Dublin Road, which are located opposite the existing
vehiculf§yr accpss to Scotch Hall (off Marsh Road). The steps are within the

ib of the council and would provide a more favourable pedestrian route
h&ublin Road.

application does not address the previous reasons for refusal for the site
and does not provide any infrastructure to facilitate the future development of
the remainder of the Docklands area.
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8.0

8.1.

8.2.

Planning Authority Submission

The Chief Executive’s Report, in accordance with the requirements of Section 8(5)(a)
of the Act 2016, was received by An Bord Pleanala on the 5% May 2021. The report
includes, a summary of the pre-application Opinion of An Bord Pleanala, the site
location and description, relevant planning history, a description of the proposed
development, internal reports, third party submissions, policy context, the views of the
Drogheda Municipal Members at a meeting held on the 12" April 2021. Th ted

members do not support the development for the following reasons: - tr s;
lack of social infrastructure; negative impact on adjacent D-Hotel, Im ity of
life: excessive height. The report also provides details pre-plannjng ions. An

infrastructure report was attached as an appendix.

The response to the third party submissions are summa ‘-
+ The recommendations of the Department isgs Culture, Arts, Gaeltacht,

Sport and Media should be included a

condition should permission

be granted.
s It is not considered that the de ment of this site is dependent on the Port
Northern Access Route. This Sife 1S within 10 minutes walking distance of both

the train station and th % ion and is located in close proximity to bus

routes and all the , ommunity, and recreational facilities of Drogheda

town. Having oJhational, regional, and local policy it is sirategically

located to 'ﬁ modal shift from cars to more sustainable modes of
On thi

transpo asis the planning authority is satisfied that the development

n undue impact on the adjoining road network.

Borough Council Development Plan 2011-2017 and the Drogheda
klands Local Area Plans are the operative development plan and local area
dlan pertaining to this land. The Louth County Development Plan 2021-2027
will supersede the development plan on adoption (c. 3rd quarter 2021). Within

the draft plan it is noted that these lands are also zoned for town centre uses.

e It is recommended that a traffic management plan during construction phase
be agreed with the planning authority prior to the commencement of

development.
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8.3.

» The upgrade of Poorhouse Lane is welcome. In addition, the provision of a
pedestrian link directly to the Dublin Road via existing step opposite the
shopping centre should be provided, if feasible. This can be addressed by way
of a condition.

o The authority considers that the proposed development has satisfactorily
demonstrated compliance with the Section 28 Guidelines for Planning
Authorities.

» The authority acknowledges that An Bord Pleanala is ultimately
authority in regard to the Appropriate Assessment and Envi

Assessment of this scheme.

The key planning considerations of the Chief Executivefs r re summarised
below.

Policy Context: ; )

National Policy: The proposed developm Road adheres to the policies
and objectives of the National Planning Fr hrough providing compact urban

growth, enabling people to live cl to employment and amenity/recreational

opportunities, and providing hi nsities.

The proposed site for deyglo s located within the urban footprint of Drogheda

and the subject lands @1 proximity to employment, commercial and education

land and within eaggwa l@ distance of public transport hubs.

Regional Pol proposed development adheres to the principles enshrined in

the RS e s to be developed are serviced and zoned lands. The development
me ; principles of compact urban growth, enabling people to live closer to
emp t and amenity/recreational opportunities and supporting Drogheda as a

regiondl growth centre. The development will provide co-ordinated development of
zoned adjoining within the existing built footprint of Drogheda.

Louth County Development Plan 2015-2021: The development of this land will
support the designation of Drogheda as a large growth town. The development is
consistent with the Zoning Objective (Town Centre) by reason of providing new
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residential and commercial development on lands zoned accordingly. The scheme
provides for compact growth and consolidation of the urban fabric of the town through
the development of the lands at appropriate density and ensuring continuity in

connections to the town centre.

Drogheda Borough Development Plan 2011 — 2017; The scheme is consistent with
the zoning objectives. The subject site is a brownfield site and as such is where

development is prioritised in the core phasing strategy as set out in Variatioa

Drogheda Borough Council Development Plan. Effectively this area is unifffyededby
the core strategy phasing. Furthermore, Policy CS1 of the Core Strat@ ages
b

development within the existing urban fabric in the interests of su

Drogheda Docklands Area Plan (DDAP), 2007: The d

structure, indicative 3d massing blocks and the street layput hag b#en designed in line

with the requirements of the DDAP. The proposed dagelo proposes a mixture of
residential and commercial development as envidignedtn the plan.
Density and Height: The proposed densit idered appropriate for this urban

waterside location and is in compliancefyith releVant Section 28 ministerial guidelines.

Scotch Hall Complex to whieh¥g 5 this site ranges from 7- 8 storeys in height. It

has previously been cophige hat this area can accommodate substantially taller

buildings due to its wat e Jetting. For these reasons and having regard to the urban

design statem n tomontages submitted the planning authority has no
ar

concerns in hisgeg

The area in which this develo |l!! Rt s lpcated is characterised by taller structures.

Layo gn. The PA assessed the development against the 12 no. criteria
out eh Urban Design Manual (2009) and concluded that development is
consistedt with the Urban Design Manual and is of considerable quality architectural

scheme.

A rationale for the quantum of parking spaces (94 spaces) has been submitted having
regard to the Design Standards for New Apartments - Guidelines for Planning

Authorities. The car parking provision is considered acceptable.
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An occasional service access routes is provided on Marsh Road which will have
bollards at the entrance to restrict its usage to ensure priority for pedestrians and
cyclists within site. The planning permission on adjoining lands to the east has expired.

Qutdoor bicycle stands along key access routes have been provided.

A Townscape and Visual Impact Assessment and an Architectural Heritage appraisal

demonstrate how the proposed layout will integrate with existing future development

proposals on Phase Il lands and lands to the west. The PA is satisfied that th eme
will provide for a landmark development, will facilitate the integrati re
developments on adjoining lands and will enhance this entrance to D,

A material contravention statement has been prepared which o stency with

the Louth County Development Plan 2015-2021, Dr
Development Plan {(DBCDP) and Docklands Area Plan ¢g not

rough Council

Detailed proposals in relation to urban design, ic I, external finishes and
street furniture have been provided which provi opjimal, cohesive and qualitative

design response along the waterfront. @

Future Residential Amenity: The P atisfied that the scheme provides for good

quality urban development and wi vide Tor a quality residential environment for

future occupants. The lack of § wn’for external siorage provision for all
apartments should be a eO"and alternative layout plans submitied o comply

with the Guidelines his can be addressed by way of a planning condition.

ue microclimate wind effects.

The PA is satigfied o basis of the analysis submitted that the development is not
expected

ations:

Ftages: The planning authority considers that the scale, design and material

proposéd are appropriate to this location.
Existing Utilities on the Site: No concern in this regard.

Construction and Demolition Waste Management Plan: The Environment Section

recommended that a condition be atiached requiring that formal Project Construction
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and Demolition Waste Management Plan to the local authority for written agreement

prior to Commencement Notice stage. This approach is acceptable.

Contamination Risk Assessment: The Contamination Risk Assessment notes that
in 2008 a significant volume of material (some of which was hazardous) was removed
from this site and excavated areas were backfilled with clean engineering material.
Samples undertaken for this assessment indicates that there are no exceedances on

site for the applicable standard pertaining to commercial land use hence any be

removed off site could mostly be disposed of in a non-hazardous la
sampling of any stockpiles for disposal and when the existing h
tarmacadam is removed, it is proposed to test the site for ac eria and
asbestos threshold. This approach is considered acceptable g t A40 ensure that

there is no risk to the Boyne water quality from the residual rpl?

Building Life Cycle Report Consideration has dgen Ea?to energy and carbon

emissions, low energy technologies, material$§landsgaping, waste management,

health and wellbeing and transport. The P, isfied with the approach taken and
conclusions of same.

Phasing Plan: The PA has no coric&n arding the phasing of the development.

Taking in Charge: Itis not@&m development would be operated and maintained
nt

by an Owners Manag pany and would not be taken in charge by Louth
County Council. X'

Part V — Social and
of 28 no S
of SOIiI! gn ordable housing should be more evenly distributed within the four

ordable Housing: The PA is not satisfied with the provision
(of a mix of sizes) in Block D. It is considered that the provision

icommaodation proposed and a proportionate number within the two phases

et. This may be addressed by condition.

Development Contributions: The Louth County Council Development Contribution

Scheme 2016-2021 is applicable and should be applied.
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Archaeological Impact Assessment: A pre-development archaeologist testing
programme of the entire site is recommended by the Department of Tourism, Culture,

Arts, Gaeltacht, Sport and Media. A condition is recommended in this regard.

Appropriate Assessment: The NIS is considered to be sufficiently robust and taking
into consideration the mitigation measures proposed, it is considered that the
proposed development, individually or in combination with other plans or projects
would not be likely to have a significant effect on Boyne Coast and Estua or
any other European Site, in view of the sites’ Conservation Objective.

Environmental Impact Assessment: The planning authority Aonc ith the

conclusions of the EIA examination. The development is of a % considered

sub-threshold. The planning authority considers that the @r

would give rise to significant effects on the environmen
an EIAR.

The authority acknowledges that An Bord Pl competent authority in regard
to AA and EIA.

ch does not require

Conclusion

The planning authority reco

ra permission be granted and recommended 31
no. conditions. The mosfre Ot which is condition no. 2(b): -

2. (b) The pedestrj esk to the Dublin Road shall be reinstated via the existing
sale of any of the residential units hereby granted planning

disused steps t
permissio s ofherwise agreed in writing with the planning authority.

Reasorni: re the quality of the future residential amenity and compliance with

nts of the Sustainable Urban Housing: Design Standards for New
ts, Guidelines for Planning Authorities, March 2020 (as amended) and fo
facilitate ease of movements for pedestrians and a shift to sustainable modes of
transport.
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9.0

9.1.

Prescribed Bodies

The list of prescribed bodies, which the applicant was required to notify prior to making
the SHD application was issued with the Section 6(7) Opinion and included the

following: -

o [rish Water

+ The Minister for Arts, Heritage, Regional, Rural and Gaeltacht Affairs
¢ The Heritage Council

s An Taisce — the National Trust for Ireland

o Transport Infrastructure Ireland

+ National Transport Authority

¢ Louth County Childcare Committee
The applicant notified the relevant prescribed bodiesdiste e Board’s Section 6(7)
opinion. The letters were sent on the 111" MarcW®021.%\ Summary of the comments
received are summarised below:

Development Applications Unit epartment of Tourism, Culture, Arts,
Gaeltacht, Sport and Media

Archaeology xQ
The archaeological dations set out in the Archaeological Impact

Assessment Repa, e implemented in full.
Underwate ology

Altho s are proposed in the river, it is noted that an existing outfall in the
quay to be enlarged to allow discharge of surface water, the possibility of impact

on undefwater cultural heritage and archaeological features cannot be excluded.

Having reviewed the proposals in conjunction with the Moore Marine archaeological
reports (09D067 & 09R0173) and given the archaeological potential of the area, it is

recommended that the mitigation measures are carried out in full and should be a
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condition of any grant of permission with all costs relating to or arising to be borne by

the developer.
Nature Conservation

The site is located on the south bank of the Boyne in Drogheda and the River Boyne
and River Blackwater Special Area of Conservation (SAC) (Site Code 002299). The
site is also 2.6 km upstream of the Boyne Coast and Estuary SAC (Site Code 001957)
and 1.4 km upstream of the Boyne Estuary Special Protection Area (SPA
004080). The Natura Impact Statement (NIS) supporting the pre

considers that during the course of construction of the propos

transport of sediments off the development site by surfac r -off, or the
accidental discharge of oils, fuel or cement materials into tife could potentially
have detrimental impacts on several of the Qualifyingelnte (Ql), namely River

Lamprey Lampetra fluviatilis, Atlantic Salmon Sa

safar and otter Lufra lutra, for
which the River Boyne and River Blackwater is Yesignated. Similarly, the NIS
states the transport of such polluting materig ) site downstream into the Boyne

Coast and Estuary SAC could detrimeptally W{§ctWro of the QI habitats, estuary, and

pollutants from the developmi ¢ could potentially also have detrimental impacts

Interests, wetland and waterbirds, and various bird

on the Special Cons ti
species, for which % stuary SPA is designated.
The Departmgnt a that if the mitigation measures outlined in the NIS are

posed development should have no significant effect on the Qls

iver Boyne and River Blackwater SAC or on the integrity of the

ownstream European sites.

The Department also notes that the supporting Ecological Assessment has identified
records of the occurrence of various bat species within a kilometre of the development
site and that in order to reduce the impact of the proposed development street lighting
within the site should be designed to minimise light spill.

If permission is being contemplated 6 no. recommended conditions are attached.
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10.0

Irish Water

It is noted that the applicant has been issued with a confirmation of feasibility for the
proposed development for connection(s) to the Irish Water network(s) subject to local
upgrades to the sewer network to be agreed at connection application stage to ensure

adequate sewer sizing to service this development.

The applicant has engaged with Irish Water in respect of design proposal and has
been issued a Statement of Design Acceptance for the development. if pe

being contemplated standard conditions are recommended.

In respect of Water availability for future development in the areag in tidfe that has

elapsed since IW issued its confirmation of feasibility for pment, water
deficiencies and constraints in the Drogheda area have occul€d. Ifish Water has and
is receiving a large volume of Pre-Connection Enquirie ¢S area, each of which

are / will undergo detailed Capital Needs Assesgments by’IW on an ongoing basis.
Irish Water is currently progressing with modgt# existing network to identify a

solution to resolve these issues with a pote project progressing in Q3 2021

(subject to change). Due to these iftcant constraints future demand in the

Drogheda area will be assessed by case basis and subject to detailed

modelling assessment to asses b y of additional connections.

Transport Infrastruct M No observation.

No comments wi % d from The Heritage Council, An Taisce, the National
Transport Auth |ty Léuth County Childcare Commiittee.

The Bocel has received a planning application for a housing scheme under section
4(1) of the Planning and Development (Housing) and Residential Tenancies Act 20186,
My assessment focuses on the National Planning Framework, the Regional Economic
and Spatial Strategy and all relevant Section 28 guidelines and policy context of the
statutory development plan and local plan and has full regard to the chief executive’s
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10.1.

10.1.1.

report, third party observations and submission by prescribed bodies. The assessment

considers and addresses the following issues: -
e Principle of Development
e Design Approach
» Quantum of Development - Density
¢ Height
¢ Residential Amenity
+ Open Space / Landscaping
e Permeability
o Transportation and Car Parking
+« Water Services v
e Ecology Q
¢ Built Heritage / Protected StructureQ

¢ Archaeology
¢ Land Contamination

e Health and Safet @
+ Material C@

Principle of@ nt

The sit d within the Docklands Area of Drogheda Town Centre. The site is
Zo e Pfogheda Borough Development Plan 2011 — 2017 (as extended) as TCd
- Do ds: To provide for a mix of new town centre activities in accordance with

Docklands Area Plan. The vision of the Drogheda Docklands Area Plan, 2007 (DDAP)
is to regenerate the Drogheda Docklands area and to provide a range of new
commercial, civic and recreational uses focused on the waterfront and water based
activity, while building on a unique setting, character and heritage of the Docklands.
The overall objective for the area is 50% commercial and 50% residential. Figure 13

of the DDAP provides an indicative location of commercial and residential uses and
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10.1.2.

10.1.3.

10.1.4.

Section 3.3.1 states that residential development should be focused on the proposed
new internal streets. It should also form an important part of mixed use development
on the waterfronts. Section 3.3.2 states that in general, commercial uses should be
focused on the waterfront. 1t is noted that commercial uses are also indicated along

the site’s eastern boundary with a proposed new road and bridge over the River Boyne.

The subject site forms part of a larger landholding which is largely within the ownership
of the applicant. These lands inciude the Scotch Hall mixed used development.to the

west of the subject site. The Scotch Hall development comprises a shoppifig

apartments, multi-storey car park and a hotel (outside of the applica W
The DDAP identifies these sites a commercial. In addition, there is rc artially
developed lands which is identified as Phase 2. The Phase inptide a partly
completed structure immediately adjacent to the south west he subject site.
Permission was granted (ABP PL54.218442, Reg. RefR@{/329@0n this site for a 4-
storey building containing retail uses and a cinemaiQ b nected to the shopping

centre by a pedestrian bridge. The applicant ha ed #hat it is intended that this site

ef. 09/510109) in 2010, on the lands to the

east of the subject site, for the § Ridh of existing structures and the construction of

A 10 year permission was granteg

of apartments, retai seum, childcare and a hotel. The development also

included a new icular bridge over the River Boyne. The development had

a gross floop akga of $0J,259sqm. While it is noted that an extension of duration was

refused ission 1n 2020, the design and layout of the subject scheme is informed
by S permission on this site, in particular the location of the road
infras e.

The proposed development is primarily residential with ancillary commercial uses
proposed at ground floor level in the north west corner of the site, adjacent to the
shopping centre and a childcare facility at ground floor level in the south east corner
of the site. Third parties have raised concerns that that the proposed development is
not in accordance with the residential / commercial split outlined in the DDAP. In my
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10.1.6.

10.2.

10.2.1.

10.2.2.

view, the location of the residential / commercial uses outlined in Figure 13 is
indicative. Having regard to the existing and proposed commercial uses on lands within
the ownership of the applicant and the potential future commercial developed on lands
to the east of the subject site it is considered that the proposed development would
not impede the provision of a 50%:50% split of commercial and residential uses within

the plan area or within lands in the ownership of the applicant.

o additional
th finks from the
2dst. The applicants

generally envisioned that an east — west spine street would be pro¥i

north-south streets. The proposed layout provides nort

waterfront to Marsh Road and allows for a future connection
Design Statement includes details of the design evoluti notes that the layout
responds to its surroundings and the Docklands ¢dn m satisfied that the urban
structure broadly represents that envisioned j plgn, and is consistent with the

objective of the plan in this regard.

In conclusion, the proposed mix/use a layout of the scheme is consider it to be

compliant with the vision set outd

noted that the planning authori :
Design Approach

The proposed d \4&

southern bounfiary of te site and the construction of 275 no. apartments, a creche

DDAP and the zoning objective for the site. It is
no concerns in this regard.

comprises the demolition of 3 no. structures along the

and 2 no e frestaurant units in 4 no. blocks. The blocks are identified by the
appli ks A, B, C and D. The development ranges in height from 5 ~ 12
st € blocks are generally rectangular in shape and are located along the

perimet®T of the site with an area of public open space located in the centre. Areas of
communal open space are provided along the sites southern and eastern boundaries
and in roof terraces at Blocks C and D.

The proposed scheme is contemporary with a similar design approach to all blocks.
The materials primarily comprise of red and buff brick with glass and steel balconies.
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The buff brick is generally proposed at the ground floor level and as a feature around
enclosed balconies. The proposed materials are reflective of the historic materials of
the docklands area while the design, scale and massing of the development is
reflective of the adjacent contemporary Scotch Hall development. It is my view that
the proposed design and materiality are high quality and would result in a distinctive

character for the site which is sensitive to the historic character of the area.

Block A is located in the north western portion of the site, adjacent to the yely§

entrance and the Scotch Hall development. It has a north-south ori
frontage onto the waterfront. This block is 8-storeys in height. It accom§

apartments and 2 no. ground floor retail units.

Block B is located to the east of Block A, and also has a naofth utyporientation with
frontage onto the waterfront. This block is 8-storeys igahei nd accommodates

63no. apartments.

Block C is located to the east of Block B, in t tern portion of the site. It has
an east — west elevation. it ranges in height 12 storeys with the landmark 12

storey element fronting onto the wate t. The ground floor level includes 355sgm of

residential amenity space, includi y lounge area, media room and meeting

room. A roof terrace is provig

boundary. The block acc

8-storey element along the site’s eastern

t
98no. apartments.

Block D is located ai(t ite 5 southern boundary, to the rear of properties on Marsh
Road. This blo@ rth — south orientation and runs parallel to dwellings on
5

_

Marsh Roadalt -ghoreys in height and accommodates 55no. apartments and a
ground fl e unit. A communal roof terrace is proposed above Block D.
As ey plant building is also proposed at the southern boundary of the site, on

the site @f the current warehouse building to be demolished.

The Design Statement sets out a phasing plan for the site. Phase 1 includes Block C,
landscaping, car parking, works to Poorhouse Lane and ancillary services. Phase 2

inctudes Blocks A, B and D. | have no objection to the proposed phasing.
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The proposed housing mix comprises 56 no. 1 bed apartments and 219 no. 2 bed
apartments. The Housing Quality Assessment submitted with the application includes
a Schedule of Accommodation. It is noted that 58.5% of units are dual aspect. The
north facing single aspect units in Blocks A {8 no.) and Block B (9 no.) front onto the
natural amenity of the River Boyne and the north facing single aspect units in Blocks
D (9 no.) front onto the area of public open space. There are no north facing single
aspect units in Block C. The proposed number of dual aspect units is significantly

balconies in accordance with the standards set out in the Apa

The scheme comprises 15 no. different apartment types. T

ange in size from

52sgm to 91sqgm. Table 4.5 Space Provision and Rgom r Typical Dwellings of

the Development Plan specifies a target floor arga m sizes. 1t is noted that a
number of the units fall below the specified Ingarticular, the gross floor area
of apariment [ (69.3sqm) and apartment ) fall below the specified 73sqm

gross floor area for 2-bed, 3-person rtments. It is noted that each of the proposed

units exceed the minimum stand artment sizes as set out in the Apartment
Guidelines, 2020. Table 4.5 2 ﬁ an aggregate bedroom area of 25sgm for 2-
bed apartments (both 3- oMgng’4-person). Apartment types B,D,G, |, KN and O

range between 21sqi a sgm which is marginally below this standard. The
€ out in the apartment guidelines is 20.1sgm for a 3-perons,

aggregate bedroo
2-bed unit anﬁjs for a 4-person, 2-bed unit. It is noted that the bedroom

aggregat in accordance with the Apartment Guidelines. Table 4.5 and the

apartmentNuidglines also set out aggregate room sizes for the kitchen / living / dining

ofa 3-person, 2-bed and 30sgm for a 4-person, 2-bed unit. Apartment types
B,D,E, ,N and O range between 27.8sqm and 29.5sgqm which is marginally below
this standard. The Apartment Guidelines allow for a variation up to 5% subject to
overall compliance with required minimum overall apartment floor areas. It is noted
that 59% (162 no. apartments) exceed the minimum required size by 10%, which is
above the 50% required in the Apartment Guidelines. Having regard to the overall high
quality layout of scheme, including the provision of a 355sqm residential amenity space
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10.2.8.

in the ground floor of Block C | have no objection to the design and layout of the units
and consider they would provide a satisfactory level of residential amenity for future
residents. The issue of material contravention of Table 4.5 of the development plan is

addressed below in Section 10.15.

The scheme includes 2 no. retail / café / restaurant units (139.6sqm and 152sgm) at
the ground floor of Block A and a creche (299.5sgm) at the ground floor of Block D.
The retail units are located adjacent to the Scotch Hall development and the p sed
vehicular entrance to the scheme. There is a c. 2m wide area around S,
adjacent to the proposed footpath which would allow for outdoor ti r@as (if
required). Part of the ground floor of Block C, which fronts heYraterfront,
accommodates 355sqm of residential amenity space, includj mMlounge area,
media room and meeting room. In my view the proposed oor uses would
provide an active frontage onto the waterfront in acco% ith the vision of the

DDAP.

ben space in the centre of the site.
*¥d Blocks B /C from the waterfront

The layout also includes a central plaza / pj

Pedestrian links are provided between Block

towards the area of public open sp in the centre of the scheme. An indicative
layout for Phase 2 lands has b ided in the Design Statement which shows how
the development of the PEha nds would support and enhance the current
application by providin &fjontages into the subject site and additional public

realm improvement clleme has been set back from the waterfront and includes

a new pedestri Y ute.

The appliCaqis ign Statement includes contextual layouts of the previously
' e (Reg. Ref. 09/109) on lands to the east of the subject site. It is noted
%1 iously approved scheme included a new road and bridge immediately east

of the sdibject site. While these lands no longer have an active planning permission
and are outside of the applicants control it is my view that the scheme has been design
provide an appropriate urban edge to the adjacent lands and does not impede its future
development potential. The layout also provides for future potential (vehicular and
pedestrian / cycle) links to the adjacent site. The Design Statement also assessed the

proposed development in accordance with the 12 no. criteria outlined in the Urban

ABP-309668-20 Inspector's Report Page 41 of 127



10.2.0.

10.2.10.

10.3.

10.3.1.

10.3.2.

Design Manual (2000). It is noted that the planning authority considered that the
scheme is a quality architectural scheme. Third parties have not raised any concerns
regarding the design or layout of the development.

Policy RES 24 of the development plan aims to encourage planning applications for
residential schemes in excess of seventy five dwelling units to incorporate works of
public art. It is my opinion that this scheme is an appropriate location to incorporate a

piece of public art and that it would add to the visual interest of the scheme.
it is recommended that a condition be attached to any grant of permissi

of public art be provided within the scheme. E’@
u

In conclusion, it is my opinion that the proposed design an vides for an
appropriate scale and massing which creates a visually inte ality scheme
on this highly visible site within Drogheda. It is also comider at the development
successfully integrates with the adjacent Scotc evelopment and does not
impede the development potential of the adjoi the east. Therefore, it is my
view that the proposed scheme would pro ositive contribution to the changing
context of the dockiands area and is a is instance

Quantum of Development - Den

The subject site has a densj nits per ha. The DDAP states that density should

be measured on the b plot ratio. An indicative plot ratio of between 1:1 and

2.5:1 is recommenggd Yiurther states that in exceptional circumstances, where there
is a clear benefit™ts th aracter of the area or where a significant cultural, civic or
social faciliajsNgcluged as part of the development, an increase in plot ratio might be

permitte iyt to a maximum of 3:1. The proposed scheme has a stated plot ratio

herefore, in accordance with the standards.

Table 2%5: Potential Housing Allocation and Population Growth within Settlements of
the Louth County Development Plan sets out an average density for Drogheda and
Environs of 40 units per ha. It is noted that this is an average density for Drogheda, to
achieve the population growth outlined in the core strategy. Table 4.3 sets out a density
of 30 plus units per ha for centrally located sites in towns and villages. Policy RES 18
seeks to apply the density standards in respect of the County’s towns and villages as
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set out in Table 4.3 and to carry out further refinement where necessary as part of the
review of the local area plans. In addition to the development plan standards, Table
6.2 of the Drogheda Borough Development Plan requires a minimum density of 50
units per ha in town centre sites. The applicants Material Contravention Statement
stated that the Board may consider the density (225 units per ha) to be a material
contravention of the development plan and / or the Drogheda Borough Development

Plan and took a precautionary approach and justified the proposed density with regard

to be appropriate for this urban location and did not rajse a @ cerns regarding a

material contravention. It is noted that third parties cogsid ensity to be a material
contravention of the development plan. While | gg not ider the proposed density
to be a material contravention, for complete n ponding to the precautionary
approach adopted by the applicant, ressed the issue of material

contravention in Section 11.15 below.

Objectives 4, 13, 33 and 35 jonal Planning Framework, and SPPR3 and
SPPR4 of the Urban Dev Bu:ldlng Heights Guidelines, ali support higher
density development opnate locations, to avoid the trend towards
predominantly Iow\S ommuter-driven developments. Section 4.5 Regional
Growth Centref of the WSES states that growth of these towns (Athlone, Drogheda
and Dund

existing a

ise a more consolidated urban form that will optimise the use of
ed services by increasing population and employment density in a
W fashion. The Strategy sets out a strategic development framework for their
future g¥¥Wth to allow them to reach sufficient scale to be drivers of regional growth.
In addition, Chapter 2 of the Design Standards for New Apartments Guidelines, 2020
notes that it is necessary to significantly increase housing supply, and City and County
Development Plans must appropriately reflect this and that apartments are most
appropriately located within urban areas, and the scale and extent should increase in

relation to proximity to public transport as well as shopping and employment locations.
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10.3.5.

10.4.

10.4.1.

The Apartments Guidelines identify accessible urban locations as sites within a
reasonable walking distance (i.e. up to 10 minutes or 800 - 1,000m) to / from high
capacity urban public transport stops. Having regard to the site's location, ¢. 700m
from the Drogheda (MacBride) train station and its proximity to urban centres,
employment locations and urban amenities it is my opinion that the proposed scale of
the development complies with national guidance and, therefore, is suitable for higher
density. In addition, it is my view that the redevelopment of the site is welcomed as it
would consolidate the urban environment and reinforce the changing prg

docklands area towards residential / commercial as outline in the DD

Third parties did not raise any objection in principle to the propo nsiy, however,

concerns were raised that it would be a material contraventiopsaf tf%.d elopment plan

and local area plans which cannot be justified. In particula s were raised by

third parties that the increased density being brou ut by the proposed
development, which they consider a contravention ofhe elopment plan, has been
done so without SEA being conducted on or njpg for SEA being conducted. |
am satisfied that no variation to the Pla osed, and that the appropriate

environmental screening has been ¢ d oul{See sections 11 and 12 below).

Chapter 2 of the Louth County daggldpment plan notes that the Council is required to
deliver 8,402 no. persons apd® o units in Louth by 2021. Table 2.4 provides an
allocation of 2,571 pers 2 no. units for Drogheda by 2021. Table 2.5 of the
Plan indicates that approx. 355 ha of existing undeveloped land within

Drogheda and ir h 36 ha required (to reach required targets) up to 2021.
The plan was sigbject)to a strategic environmental assessment in accordance with the

/42/EEC). Having regard to the relatively limited number of units

e, y view that the proposed development is accordance with the core
*‘@i the plan and that considered in the context of the SEA carried out at that

Height

The height of the development ranges from 5-storeys (Block D) at the site’s southern
boundary, to 8 -storeys (Blocks A, B and part of Block C) in the eastern and northern
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10.4.3.

portions of the site, with a 12 storey element (part Block C) in the north east corner of

the site, fronting onto the River Boyne.

Policy RES 19 of the development plan requires that ‘residential buildings shall not
exceed 3 storeys in height, including roof space development except in exceptional
cireumstances where the planning authority considers that the site can adequately

accommodate 4 storeys (including roof space development) and where provision for

residential (plus set-back storey) or five storeys commercial (plus set

proposed on the waterfronts, stepping down to a maximum of fo

rey) adjacent to
that ‘the building

(plus set-back storey) or three storeys commercial (plus set;
Marsh Road, North Strand and the Viaduct'. Section 4.1 furt
shoulder / parapet heights outlined should not be rigi

ied, rather, they are

recommended maximum heights. Within these Jimits, a Yariety in parapet heights

should arise from the individual building desi {ghctures’.
It is noted that the planning authority a themt consider the proposed building

isions of the development plan, the DDAP

heights to be in accordance with t

high frequency ic
realm of th ; reésponse to overall natural and built environment; architectural

design; improved legibility; mix of uses and building typologies.

would be in compliance with SPPR3, having specific regard to the high-quality design
and layout of the scheme and its contribution to the consolidation of the urban area.
Therefore, | agree with the planning authority and the applicant that the proposed
building height is in accordance with the provision of the Building Height Guidelines.
While it is acknowledged that Section 4.1 of the Docklands Area Plan states that the
building heights should not be applied rigidly and are recommended maximum heights,
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10.4.5.

10.4.6.

having regard to the difference between the height proposed (up to 12 storeys) and to
the recommended maximum heights (6 storeys) set out in the plan, it is my view that
in this instance the proposed development would be a material contravention of the
plan in relation to height. The issue of material contravention is addressed below in
Section 10.15.

A booklet of photomontages is included with the application and provides a comparison
of the existing site and the proposed development. It is my view that the #

photomontages provide a reasonable representation of how

development would appear. The applicants Townscape an i mpact

and history of large buildings with tall struct
absence of sensitive land uses and ectivi

The Docklands area has experiwg

warehousing uses and hoysi
including the adjacent

permission was pregi gianted (reg. Ref. 09/109) for a mixed use development on
lands to the e ject site which included a 20-storey landmark building and
that there a gumber of sites within the surrounding area identified for

redevel tyregeneration in the DDAP.

The it site is highly visible from within the town centre / waterfront. This scheme
would Mitroduce a new feature in the skyline and change the character of this
underutilised brownfield site, which in my view is welcomed. Having regard to the high
quality design and layout of the scheme, which includes a stepped approach to height
with the highest elements located within the northern / north eastern portions the site,
away from the existing housing on Marsh Road. It is my view that the proposed height
would not be excessive at this location and should be considered in the changing
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10.5.

10.5.1.

character of the docklands area and a transition towards higher density residential
development that would contribute to the establishment of the new docklands /

waterfront quarter, and to the public realm and legibility of the town centre.

tn conclusion, having regard to high quality design and layout of the scheme and the
landscaping / public realm proposals for the subject site, it is my view that the proposed
development would contribute towards the regeneration of the docklands area and

would improve the existing visual amenities of this area, which is currently in y

contribution to the urban landscape and that the proposed de
reasonable response to its context and is stepped down at tt

to reduce impacts on adjacent properties.

Residential Amenity Q E

Daylight and Sunlight

Section 3.2 of the Urban Develop and Building Height Guidelines (2018) states

that the form, massing and hg# oposed developments should be carefully

~ o
e
%

" |

modulated so as to maximjge to natural daylight, ventilation and views and

minimise overshadowin of light. The Guidelines state that appropriate and
reasonable regard s e J|aken of quantitative performance approaches to daylight
provision outlinge™ ides like the BRE ‘Site Layout Planning for Daylight and
Sunlight’ (2 ition) or BS 8206-2: 2008 — ‘Lighting for Buildings — Part 2: Code of
Practice ighting’. Where a proposal may not be able to fully meet all the
requi s the daylight provisions above, this must be clearly identified and a
ration any alternative, compensatory design solutions must be set out, in respect

of which the planning authority or An Bord Pleanala should apply their discretion,
having regard to local factors including specific site constraints and the balancing of
that assessment against the desirability of achieving wider planning objectives. Such
objectives might include securing comprehensive urban regeneration and / or an

effective urban design and streetscape solution. The Sustainable Urban Housing
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10.5.3.

10.5.4.

10.5.5.

Design Standards for New Apartments Guidelines, 2020 also state that planning
authorities should have regard to these BRE or BS standards.

Section 4.3.10 of the development plan notes that the recommendations of the Site
Layout Planning for Daylight and Sunlight: A Guide to Good Practice (B.R.E.1991) or
B.S. 8206 Lighting for Buildings, Part 2 1992: Code of Practice for Day Lighting should
be followed.

The applicant’s assessment of daylight, sunlight and overshadowing re ﬁq
standards in the following documents:

- BRE Report “Site Layout Planning for Daylight and Suni$gt”;

- British Standard BS 8206-2:2008 Lighting for Bui S 2 Code of
Practice for Daylighting.

- Building Research Establishment, 1992, 'te%Planning for Daylight
and Sunlight: a guide to good practic

| have considered the reports submitted by @i blicant and have had regard to BRE

( )
209 - Site Layout Planning for Dayligh#and Sttfiight — A guide to good practice (2011)

and BS 8206-2:2008 (British St
0 atly edge the publication of the updated British
ght in Buildings), which replaced the 2008 BS in
ied that this document / updated guidance does not

ight for Buildings - Code of practice for
daylighting). While | note a
Standard (BS EN 17037:
May 2019 (in the UK) @

have a material ing the outcome of the assessment and that the relevant
guidance docuyments répiain those referred to in the Urban Development and Building
Heights G

Inr e BRE 209 guidance, with reference to BS8206 — Part 2, sets out
mini alues for ADF that should be achieved, these are 2% for kitchens, 1.5% for
living rboms and 1% for bedrooms. Section 2.1.14 of the BRE Guidance notes that
non-daylight internal kitchens should be avoided wherever possible, especially if the
kitchen is used as a dining area too. If the layout means that a smaill internal galley-
type kitchen is inevitable, it should be directly linked to a well daylit living room. This
BRE 209 guidance does not given any advice on the targets to be achieved within a

combined kitchen/living/dining layout. The applicants submitted report references a
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1.5% target, stating that in a scheme of this nature it is significantly challenging for
large open plan living / kitchen / dining rooms to achieve 2% ADF and considers that
rooms that achieve in excess of 1.5% ADF is adequate for the intended room space,
as it would indicate that living space would enjoy good daylight amenity. The ADF for
rooms is only one measure of the residential amenity that designers should consider
in the design and layout, and to this end, | am satisfied that the applicant, while
proposing an alternative ADF for the kitchen/living rooms, has endeavoured to

maximise sunlight/daylight to the apartments and where possible achieve .

design/streetscape and that where this alternate target is not

reasonable on the basis of the low number not reaching this

of the design.

@,
the results as Average Daylight Facto 1 of the submitted report details the

s each kitchen/living/dining room against
a target of 1.5% ADF and the against a 1% ADF target. A total of 772 no.

rooms were analysed, 27 . Ngcheh/iivi ini ! .

summary of the result provided in the assessment. However, it is stated

that 96% of the roo% meet or exceed the proposed alternative target ADF of
ving/

1.5% for kitchey/li ng rooms and 1% ADF for bedrooms.

he information provided in Appendix 1, of the 275 no.
ing rooms, 187 no. (68%) would achieve an ADF of 2% or above and
o) would have an ADF below 2%. It is noted that only 8 no. (3%} of the
ing/dining rooms have an ADF below 1.5%. Of the 497 no. bedrooms only
33 no. (6.6%) have an ADF below 1%. Having regard to this information, it is my view
that 88% of the units would meet or exceed the BRE target of 2% for
kitchen/living/dining rooms and 1% ADF for bedrooms. This indicates that the

apartments would achieve good daylight levels.
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10.5.9.

10.5.10.

10.5.11.

While the applicant has not provided a summary of results for the development | am
satisfied that shortfalls can be identified from the information provided in Appendix 1
and in my view, having regard to the proposed density and urban location, they are

not significant in number or magnitude.

| note that Criteria 3.2 of the Building Height Guidelines states that appropriate and
reasonable regard should be had to the quantitative approaches as set out in guides

like the Building Research Establishment's ‘Site Layout Planning for Day

including site constraints, and in order to secure wide
urban regeneration and an effective urban desigg an

As noted, there are some shortfalls in dayli@ n within the scheme. While the

report assesses the development agaipst a F for kitchen/living/dining rooms.

that adequate 4®tifi8gtioh for non-compliance exists, and that the design and
associated e@uﬁons and alternative target is appropriate.

Secti : BRE guidelines state that good site layout planning for daylight and
su ould not limit itself to providing good natural lighting inside buildings.
Sunligh?”in the spaces between buildings has an important impact on the overall
appearance and ambience of a development. It is recommended that at least half of
the amenity areas should receive at least 2 hours of sunlight on 21%t March. The

applicants Daylight and Sunlight analysis demonstrates that of the proposed 3,677sgm
of proposed amenity spaces at ground and roof level 2,904sqm (79%) achieves
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10.5.13.

10.5.14.

sunlight access for more than 2 hours on the 215t March, which exceeds BRE

recommendation.

In terms of compensatory design solutions, | note the favourable high percentage
(58%) of dual aspect units, the orientation of the units and aspect onto the River Boyne.
There are only 26 no. single aspect north facing apartments, with 17 no. fronting onto

the natural amenity of the River Boyne. Each of the units has a balcony space that

minimum requirement (1,813sgm). The scheme also includes 35

residential amenity space. The provision of the public realm and
linkages through the site is also of benefit to the amenity of 0s€d residential
units. The proposal also contributes to wider planning ai s the delivery of

housing and regeneration of an underutilised brownfield

Having regard to above, on balance, | consid all the level of residential

having regard to the overall levels of co pli BRE targets. As such, in relation
to daylight and sunlight provision f roposed units, the proposal complies with
the criteria as set out under Scetmg f the Building Height Guidelines and would
provide a satisfactory level f for future occupiers.

Adjacent Residents

amenity is acceptable, having regard to in aynght and sunlight provision and

In designing a pment, it is important to safeguard the daylight to nearby

buildings. The Wite is pound to the south by existing 2/3 storey houses that front onto
Marsh
hou ngle storey plant / service building is proposed at the southern

no. warehousing units, which are located to the rear of some of the

boun between the 2 no. existing warehouse buildings. Block D is 5-storeys
(17.4mY’in height and is located a minimum c. 10m from the existing warehouse units,
c. 19m from the rear gardens of existing properties on Marsh Road and a minimum of
c. 26m from the rear elevation of these dwellings. It is proposed to provide a 4m wide
shared surface along the southern boundary, to allow for pedestrian / cycle access
and limited vehicular access to the warehouse units, which are outside of the

applicant’s control. A c¢.5m wide linear area of open space is proposed between Block

ABP-309668-20 Inspector’s Report Page 51 of 127



10.5.15.

10.5.16.

10.5.17.

D and the shared surface. Balconies are provided on the southern elevation of Block
D and a roof terrace is proposed.

The Daylight and Sunlight Analysis submitted with the application does not include an
assessment of adjoining properties, therefore, the report does not provide results for
Vertical Sky Component (VSC), Daylight Distribution (DD) or Annual Probable Sunlight
Hours (APSH) for the existing dwellings on Marsh Road. Notwithstanding the absence
of these assessments | am satisfied that due to minimum separation distanc

and the location of the development to the north of the existing dyglli tpat the
proposed development is unlikely to have any overshadowing im n
Marsh Road or their associated amenity spaces. Therefore, ide¥ the potential
impact to be acceptable.

It is noted that no concerns were raised by third ar?the planning authority
regarding the impact of the development on ﬁd tial amenities of existing
dwellings with regard to overshadowing

g and overbearing impact.

Aithough not raised by third parties, | have the proposals and carried out a

site inspection in respect of all pofehfial impacts on the residential amenity of

neighbouring properties. | would nat Block D is the closest to the existing

properties, and as such has the Aest potential to impact by reason of overlooking,

ing™owever, | am satisfied that having regard to the
orientation of the exjsk] rties relative to the development site, the height of
Block D and th 's% distances proposed it is my view that the proposed

development vfould §ofhave an undue negative impact on the existing residential

amenities Lf.th ellings in terms of overlooking, overshadowing or overbearing
im%

overbearing and oversh

Noise

The applicants Facade Acoustic Assessment Report assessed the impact of inward
noise. A baseline study was conducted at 3 no. locations within the site. The dominate
source of noise related to the existing surface car park. The average ambient noise
levels recorded range from 50 to 57dB across the 3 no. locations monitored. Average

background level was measured in the range of 46 to 53dB. The highest noise levels
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were recorded at the sites northern boundary, which was attributed to the activities at
Drogheda Port. The assessment concluded that the existing environmental noise

levels are determined to be low for an urban setting.

Having regard to the proposed location of the Northern Distributor Road at the site's
eastern boundary, it is considered that there is potential for future change to the
existing noise environment. Therefore, the applicant undertook a noise modelling

analysis to allow for the full assessment of the potential future noise environ

assessment indicated that day time road traffic noise levels would be

the sties eastern and north eastern boundary, with a noise range of

along the sites eastern and north eastern bouggds #h a noise range between 55

*

d C, (at the sites northern boundary) would

and 60 dB at the eastern fagade of Blocks D.sThe potential future noise levels

at the northern facades of Blocks A,

range from 45 to 55 dB. The rem ilding facades are substantially screened

from road and bridge traffic aa lated in the range of less than 45 dB. The
assessment concluded thalgp Mg.event that the vehicular and pedestrian bridge is
constructed to the ea ﬁ

portion of the site {0y iin a medium noise risk and, therefore, good acoustic
design is requirgd t&re any adverse noise impacts are avoided. To reduce the

bject site, higher noise levels would result in this

potential fi impacts report sets out recommended fagade treatments
including r nded glazing, wall construction and ventilation. Having regard to
the i off provided which is evidence based and robust, the proposed mitigation

measurey’and the sites urban location it is my view that any potential future noise
generated by the envisioned Northern Distributor Road would not cause undue
nuisance for future residents. It is also noted that the planning authority raised no

concerns in this regard.

The technical note did not include any assessment of the impact of noise generated
by the proposed development on the adjacent properties. However, having regard the
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sites urban location, the baseline noise environment the residential nature of the
scheme and the minimum 26m separation distance from adjacent dwellings on Marsh
Road, it is considered that all other noise generated by the development would be
reasonable and would not result in an unacceptable level of noise disturbance for
adjacent residents. It is noted that the planning authority raised no objection in this

regard.

Open Space / Landscaping

The proposed development incorporates 3 no. areas of public open s otal
area of 1,998.2sqm, which equates to 14% of the site area. Th a f public
open space is in accordance with Policy HC20 of the develop ich requires
a minimum of 14% of the gross site area to be provided a ce. The public

open space is provided in the form of a 532.2sqm pedéufgan clist route along the
waterfront, a 1,319sgm central courtyard and a 147€gm pgcket park at the entrance to
the scheme from Marsh Road. Pedestrian links rovided between Blocks A /B and
p

Blocks B /C from the waterfront towards the

lic open space within the centre

of the scheme and on towards the pogket pafaa#Warsh Road.

The Landscape drawings submitte [ that the central area of open space would
primarily consist of permeablé % céd grass / ‘Grasscrete’ with substantial areas of
tree planting, low shrub emelEs. The provision of high quality public open space
on this brownfield sit& | ed. However, it is my view that this central area of

open space shouyld MNgo rporate a children’s play area, having particular regard to

the proposed gumb residential units and the provision of Policy RES48 to ensure
adequatg/provi Is made for children’s play areas in residential developments. It is

at a condition be attached in this regard.

Appe 1 of the Apartment Guidelines requires a minimum of 5sgm of communal
open space per 1-bed apartment and 7sqm per 2-bed (2 person) apartment. Therefore,
there is a requirement for 1,813sqm of communal amenity space. It is proposed to
provide 2,154.4sqm of communal open space within the scheme. A 382.4sqm area of
linear open space, (c. 7m in width) is proposed between Block C and the sites eastern
boundary. This area includes substantial planting / trees and benches. It links to the

public walkway on the waterfront and is overlooked by balconies on the eastern

ABP-309668-20 Inspector’s Report Page 54 of 127



10.6.4.

10.6.5.

10.6.6.

elevation of Block C. It is noted that access to this area is via steps. Having regard to
the overall size of the site it is my view that a ramped access could be provided to this
area to ensure it is fully accessible. It is recommended that a condition in this regard
to attached to any grant of permission. A 250sgm area of linear open space (c. 5m in
width) is located to the south of Block D, adjacent to the shared surface. This area
primarily consists of benches and planting. Having regard to the southern orientation
of the space and its location adjacent to the shared surface which allows for limited
vehicular access only | have no objection to the relatively narrow width of ce
and considered that it would provide an adequate amenity for future e he
proposed development also includes a 540sqm roof terrace at thg' 8 oprievel of

Block C and a 994.7sgm roof terrace at Block 5. | have no obje rovision of
roof terraces and consider they would provide an adequate ! enity for future
residents.

As noted above each apartment has been ppovided ;‘th a private balcony in
accordance with the Apartment Guideline sta hgVe no objection to the quantity

or quality of the private amenity spaces pro

The proposed boundary treatmen
hedges and climbers. | have ng=sigiettiop to the proposed boundary treatments and
considered them standard fi @ n development.

The application include %ﬁd Analysis and Pedestrian Comfort Report. The

following are con G% relevant: -
» No argafyare determined as being uncomfortable and / or unsafe within the

0
: .;
% ity spaces had some or all of their area determined as suitable for

glent or infrequent sitting. The roof terraces are relatively sheltered due to

e a mix of timber fencing and planting,

sheltering from the Scotch Hall development.

e 86% of balconies were deemed fully sheltered. 14% have at least some area
determined suitable for frequent or infrequent sitting. These balconies are

generally occurring at the corner of the blocks.
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« Balconies on the waterfront are generally more sheltered, due to the prevailing

wind direction.

The information submitted indicates that no undue impact could be expected. | am
satisfied that the proposed development would achieve a high-quality environment for
the intended use and would not introduce any critical wind impact on the surrounding

areas or existing buildings.

open space.
Permeability

Access to the site is proposed via the unnamedyivateyrdad that currently serves the

existing surface car park on site and the § development. This access is

located along the western boundary of the sNg8di®ent to Block A. It is also proposed
to retain an additional access dir m Marsh Road. At present this access is

socheted with the Phase 2 lands to the west of the

demolish this derelict haildi™g and provide a pocket park (147sgm) at the entrance
from Marsh Road. i pdséd that this 4m wide access would operate as a shared

surface to alloQi} ccess to the 2 no. existing warehouse units along the site’s

located between the hoarding

subject site and a derelict bui

the ownership of the applicant. It is proposed to

southern bgun®ary (tp the rear of properties on Marsh Road) and for pedestrian / cycle

access ite. The applicant has stated that bollards would be provided on the
sh
DM

submitfed with the application. It is noted that the planning authority raised some

to ensure the vehicular access is limited to occasional use only. A

ompliance statement, a Quality Audit and a Road Safety Audit were

concerns regarding the management of the proposed bollards and recommended that
the applicant submit an alternative barrier to vehicular movements that could be
realistically managed within the scheme. It is noted that it is intended that the scheme
remain in the ownership of the applicant / private management company and not be

taken in charge by Louth County Council. | have no objection in principle to the
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provision of bollards. However, it is recommended that a condition be attached that
the final details of the barrier system to the shared surface area be agreed in writing
with the planning authority. it is noted that third parties raised no concerns to the

access arrangements.

The proposed layout has been designed to allow for a future vehicular and pedestrian
access to the east of the site, which it is envisioned would accommodate the future

/ Byand Blocks B/ C
towards the central area of public open space within the sche®an¥l on towards Marsh
Road.

Pedestrian / cycle routes are also provided between Blocks

The red line boundary of the site includes Po use J ane, which is a public road

located on the opposite site of Marsh Road. Poorpuse Lane is narrow (c. 3.5m — 8m)

and steep with no footpath in parts. Thg prop®ase’ S€heme includes upgrade works to

this street to improve connectivity n the site and the train station, which is

t site. The works proposed include footpath

located c. 700m south east of firewgub)
resurfacing, widening of th ond associated road markings. It is noted that a
0%9

letter of consent from t thority was submitted with the application.

Concerns were r @X’ e third party submissions that the proposed 1m wide
footpath would feduce the carriageway width of Poorhouse Lane to only 2.5m beneath

the arch nnem™Drawing no. 182-171-030 indicates the proposed works to be
carrie { oorhouse Lane. There is an existing 1m wide footpath along the
ea of Poorhouse Lane between Marsh Road and the underpass. It is

proposed to provide a dropped kerb at the entrance to the underpass. A 1m wide
footpath surface with a dashed line is proposed along the eastern side of the
underpass and is continued until the junction with Sunnyside Cottages. The provision
of the footpath would reduce the carriageway under the bridge to 2.5m. Stop signs are
proposed at the entrance to the underpass. The carriageway is currently 3.5m and,

therefore, cannot accommodate 2-way traffic. It is my view that the proposed
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pedestrian route, and the road markings / stop signs would significantly improve the
pedestrian environment and vehicular safety along this street. It is also proposed to
provide dropped kerbs at the junction of Poorhouse Lane and Marsh Road to improve
the pedestrian environment. It is noted that the planning authority raised no objection
to the proposed works.

The third party submissions also suggested other options to improve pedestrian links

from the site fo the wider environs, including a link via the old disused steps frg
Road. The disused steps are located on the northern side of Marsh Rg&d, Yppgsite
the existing vehicular access to Scotch Hall. From a site visit carri
May 2021 the condition of the steps is unclear. There is an existing mdig! rafing / fence

at the location of the steps and the area is overgrown. The

elfhip Of the steps is
also unclear, however, the third party submission states steps are in the
ownership of the local authority and it is noted that thg pl uthority’s recommend
a condition (2.b) be attached that the pedestrian gteps\rofpr Marsh Road to the Dublin
Road to be reinstated. In my view the additig e an link from Marsh Road (and

the development) towards the Dublin Road rove connective and permeability

with the town centre and is welcomed™{ is, therefore, recommended that a condition

be attached to any grant of permisSi
to the agreement of the plann
Transportation and %g

The subject sit %’ in Drogheda town centre ¢. 700m from both Drogheda

iring the reinstatement of the steps subject

surrounding road network and cyclists are required to share the

noted that the proposed development includes a walkway / cycleway

to the east of the site.

Vehicular access to the site is proposed from Marsh Road via the unnamed private
road that currently serves the Scotch Hall Shopping Centre and D Hotel. Marsh Road
is ¢. 7m in width, including footpaths and has a 50kph speed limit. There are houses
fronting directly onto the footpath on both sides of the street. The existing access,
which would be retained, is located c. 600m east of the Bullring junction. The Bullring
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junction provides access over the River Boyne and comprises the junction of James
Street / John Street / Shop Street.

Concerns have been raised in the third party submissions that the proposed
development is premature and inappropriate in the absence of any clarity or sight on
the delivery of Port Northern Access Route and that the proposed development does
not offer any solution to the traffic congestion problems currently within the town centre
(Bullring Junction) or the traffic that would result from this development. lj<iqgalso
considered that the traffic generated by this development, could prejudic ,@er
development of adjacent sites within the docklands area.

Traffic Counts were undertaken on Wednesday 131" March 2 e periods
07.00-10.00 and 16.00 — 19.00 hours at the site entrance @“ r9f Road and the
Bullring signalised junction. Full details of the traffic co arggerovided in Appendix
It is\iotéd that the traffic counts

B of the applicants Traffic and Transport Assessme

were carried out in 2019, however, having rega the act of Covid related travel
restrictions it is my view that these figures pr; n accurate representation of traffic
movements at the junction.

The Traffic and Transport Assess sed 3 no. junctions, (1) Bullring junction,

(2) South Quay junction and (@ uay junction using LinSig. The report notes
via one traffic controller. Tables 9.2, 9.3 and 9.4

that these junctions and rx

provide a summary ofh of the operational assessment of these signalised
junctions during wee peak (08.00 — 09.00) and PM peak (17.15 — 18.15) for
the survey yeaf (2019)/the proposed year of opening (2023) and the design year
(2038).

( ng Junction: The information submitted indicates that all arms of this

on are currently working within capacity. The worst case was noted at the

op Street Arm with a maximum RFC of 67.0 and queue lengths of 8.3 PCU

in the PM peak (2019). The modelling also indicates that all arms of this junction

would operate within capacity with the development in 2023 and 2038. The

results show the busiest arm of the junction in 2038 is in the PM peak at the

James Street arm with a RFC of 78.1 with the development as compared to a
RFC of 76.0 without the development.
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(2) South Quay junction: The information submitted indicates that all arms of this
junction are currently working within capacity. The worst case was noted at the
South Quay Arm with a maximum RFC of 64.9 and queue lengths of 7.0 PCU
in the AM peak (2019). The modeliing also indicates that all arms of this junction
would operate within capacity with the development in 2023 and 2038. The
results show the busiest arm of the junction in 2038 is in the AM peak at the
South Quay arm with a RFC of 77.6 with the development as compared to a
RFC of 72.6 without the development.

(3) North Quay junction: The information submitted indicates thaj&lIhar f this
a ed at the
ngis of 7.0 PCU
s of this junction
023 and 2038. The
results show the busiest arm of the junctio 2 Is in the PM peak at the

junction are currently working within capacity. The worst ¢
South Quay Arm with a maximum RFC of 64.9 and q
in the AM peak (2019). The modelling also indicates
would operate within capacity with the develo

Shop Street arm with a RFC of 83.1 wi e dgvelopment as compared to a
RDC of 81.7 without the developme

As outlined above the modelling submitgd indicates that the proposed development

would have an insignificant impagt od\the capacity of these linked signalised junctions.

This is attributed to the remd Ntrips currently generated by the 299 no. space

surface car park within t"site. Car parking for the Scotch Hall development
will be available in t e%t ey car park which is accessed directly from the Dublin
Road via a bridgg o sh Road. The Car Park Management Proposal document
submitted witH§ the lication notes that the proposed surface level car parking

propose IR"Me scheme would be reserved solely for future residents. These

spac monitored and managed.
The i;c and Transport Assessment also assessed the capacity of the proposed

development access road / Marsh Road Junction using PICADY. Table 9.5 of the
provides the results of this assessment during weekdays AM peak (08.00 — 09.00) and
PM peak (17.15 — 18.15) for the survey year (2019), the proposed year of opening
(2023) and the design year (2038). The analysis indicates that the junction would
operate well within capacity for all years.
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The report acknowledges that the Bullring junction can experience congestion. it is
considered that this can be accounted for by some slower moving traffic manoeuvres
through these linked junctions. Due to the turning manoeuvres required at these linked

junctions this is considered an acceptable assumption.

The TRICS database has also been used to estimate the number of trips potentially
generated by a development of 275 no. apartments. As the creche use is associated

with the development it is considered the number of trips would be negligibl ICS

(15 no. arriving and 42 no. departing) in the AM peak and 77 no. trip iving
and 24 no. departing) in the PM peak. This indicates a very low le ipYdenerated

by the development which would be insignificant on the surrougdif§roat network.

Third parties have raised concerns that the creche wo engrate additional traffic
movements which would have a negative impact orfhe s¢irotinding road network. In

my view, having regard to the proposed number a nt and the relatively limited
capacity of the creche (68 no. spaces) it i ed that the majority of creche
spaces would be allocated to future oggupa . development. It is also noted
that the site is located in close progimitNo a number of residential developments /

would not generate a significant number of

my view, that the propos

additionat trips and wo xnegligibie impact on the capacity of the surrounding
road network. %

The paramete@ raffic and Transport Assessment were agreed with the
Planning or. o have not raised any concerns in this regard. It is also noted
that Tge astructure Ireland have no objection to the proposed development.

#ncerns raised by the third parties are noted, itis my view that having regard

estates and, therefore, the maj |! "0 rs would access the creche by walking. It is

to the iy
development would have a negligible impact on the capacity of the surrounding road
network.

ormation submitted, which is evidence based and robust, the proposed

Northern Cross Route

ABP-309668-20 Inspector’s Report Page 61 of 127



10.8.12.

10.8.13.

With regard to road improvement schemes there are no specific proposals relating to
the subject site. Section 7.3.10 of the development sets out the Council's Road
Improvement Programme for the period 2015 to 2021. Table 7.8 Strategic New Roads
includes the Port Access Northern Cross Route, Drogheda. This indicative route is
located to the east of the subject site and was included as part of the previously
approved application on the adjacent site to the east (Reg. Ref. 09/109). The applicant
states that the local authority confirmed that this bridge crossing is not in the current

Capital Programme. The concerns raised by third parties are noted. How ing
regard to the information submitted which is evidence based and rob iew
the proposed development would have a negligible impact on of the
surrounding road network and is not reliant on the provisio rt Northern

Access Route to accommodate the development. It i a view that the

development of the subject site would not imped e sion of the future
development of this bridge crossing or impact the\dperation of the port area.
Therefore, in my view, the proposed developn@t onsidered to be premature
or inappropriate in the absence of any clarit the delivery of the Port Access

Northern Cross Route. It is also noted thWg (helanning authority and Transport

Infrastructure Ireland raised no congernNn this regard.

Car Parking

The site is currently in surface car parking associated with the Scotch Hall
Shopping Centre a te). This car park would be decommissioned to facilitate the
proposed dev e t is noted that the temporary planning permission (ABP
PL.242986 e eyisting 229 no. space surface car park on the subject site expired
in Dece 7, as such the surface car park on site is unauthorised. Car parking

g centre and hotel would be provided in the adjacent multi-storey car

N is also within the ownership of the applicant. The Car Park Management
Proposal document submitted with the application notes that the multi-storey car park
accommodates 629 no. car parking spaces over 4 no. levels. Having regard to the
information provided it is my view that there is sufficient capacity within the multi-storey
car park to serve the existing uses within the Scotch Hall development. | have no
objection to the loss of the surface car park to facilitate the development.
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Table 7.6 of the development pian sets out a car parking standard of 1 no. space per
dwelling and 1 no. space per 6 children in a childcare facility in Area 1 (sites located
within Town and Settlement Centres). Table 5.3 of the Drogheda Borough Council
Development Plan also sets out a car parking standard of requires 1 no. car parking
space per apartment and 1 no. space per 3 employees and 1 no. space per 6 children
in a creche. It is unclear how many staff would be employed in the creche. Therefore,
there is a requirement for a minimum or 286 no. car parking spaces, in this regard 275
no. residential car parking spaces and 11 no. creche places, based on a c iy of
68 no. children.

It is proposed to provide 96 no. car parking spaces, 86 no. gg fl evel car
ac¥g within the muilti-
d that the creche
ormal working hours.
., Section 7.3.9.2 of the

parking spaces within the scheme and an additional 10 no.

storey car park, to be assigned to the residential units. It is
would utilise the existing spaces within the scheme duri
The dual use of car parking spaces is permissibl
development plan which states that many
potential for shared use car parking due pk

stated that spaces adjacent to the cre#ye entrafice would be utilised for drop off and

collection for parents who live rem evelopment. It is noted that 2 no. spaces

to the east of the creche u ' tified as creche parking on the drawings
submitted. Having regard - pdsed number of residential units it is my view that
I

ily serve the proposed residential development and

the proposed creche r
the adjoining apad%‘ in the Scotch Hall development and that the majority of

drop offs / collgction Id be done on foot. Therefore, | have no objection to the
proposed | e car parking proposed.

Havi ropfo the nature of the scheme, the sites urban location within the town
centre} roximity to a variety of public transport modes (rail and bus) and the
restricted nature of on-street car parking on the surrounding streets, | am satisfied that
the provision of 86 no. spaces is acceptable in this instance and complies with the
standards set out in the Section 4.19 of the Apartments Guidelines (2020) which states
that in larger scale and higher density developments, comprising wholly of apartments
in more central locations that are well served by public transport, the default policy is

for car parking provision to be minimised, substantially reduced or wholly eliminated in
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certain circumstances. A Mobility Management Plan has also been submitted with the
application which sets out measures and targets to support sustainable travel during
the operational phase of the scheme. It is noted that the residential spaces would be
solely reserved for the proposed development and would be managed and monitored

by the management company.

It is noted that no concerns regarding the proposed level of car parking has been raised
by third parties or the planning authority.

Cycle Parking

Table 5.2 of the Drogheda Borough Development plan sets out
standard of 1 no. space per apartment. Section 7.3.9.3 ofthe d
that the quantity of bicycle stands required will be one third o r of car parking

spaces required to serve the development.

The documentation submitted states that the schen#§ inciddes 301 no. bicycle parking

spaces. However, the drawings submitted app

regard 68 no. external spaces and 223 @
discrepancy the proposed number of spaces i/

spaces. Notwithstanding this
/eRcess of the number of spaces set
out in both the development plan Drogheda Borough Development Plan. |

noted that the internal space

have no objection in principle jetige doposed level of bicycle parking, however, it is
tacked spaces. The spaces are shown with a

1 (0 etween stands. | have concerns that that insufficient

separation distance of
space has been pr o ¥acilitate access to the proposed 223 no. internal bicycle
spaces. Notwi is concern it is my view that there is sufficient space within
the site to matate additional cycle parking, should the future need arise this

could b d by the management company.

raffic

Third p3

assessed. The construction period is estimated to last 20-24 months. The Traffic and

ies have raised concerns that impact of construction traffic has not been fully

Transportation Assessment notes that a Construction Traffic Management Plan would
be prepared by the contractor on site and agreed with the local authority. The
applicants Planning Statement notes that construction traffic would primarily consist of
private staff vehicles and HGV movements associated with delivery of material. It is
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noted that deliveries would occur outside of the peak period. Having regard to the
existing use on site and the capacity of the Bullring junction, outlined above, it is my
view that the proposed development would not result in an unacceptable level of traffic
congestion during the construction period. It is recommended that a condition be
attached to any grant of permission that a Construction Traffic Management Plan be

submitted to and agreed with the planning authority.

Water Services

The proposed development would connect to the existing public wa nd
public sewer under Marsh Road. Irish Water acknowledged that fie nt has
engaged with IW in respect of the design proposal and hasdgesiNgstied with a

Statement of Design Acceptance for the development. In regSpegh oNyrater availability
for future development in the area IW also note that, in thg tim X has elapsed since
the confirmation of feasibility was issued, water dgficiegles”and constraints in the

ecel§ing a large volume of Pre-

Drogheda area have occurred. W has and i

will undergo detailed Capital

h Water is currently progressing

by case basis and subjgit tOgetalled modelling assessment to assess feasibility of

additional connectio ter have no objection subject to standard conditions.

With regard {o @ ater drainage, the existing site is all hardstanding and drains
e

to the Ri 12 an outfall in the quay wall, therefore, the proposed development

se the surface water run off. As part of the proposed development, all
existl ace water drainage would be replaced. The new surface water drainage
would lifmit outfalls to the River Boyne and cause no flooding during a 1 in 100 year

storm.

Having regard to the information submitted | am satisfied that there are no

infrastructural aspects to the proposed development that present any conflicts or
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issues to be clarified. It is noted third parties have not raised any concerns regarding

the capacity of the existing system to accommodate the proposed development.

A Site-Specific Flood Risk Assessment (FRA) was submitted which considered the
potential sources of flooding. The OPW maps indicate that there is no record of historic
flood on the site. The FRA notes that that the site is bound to the north by the quay

walls along the River Boyne which provide a level of defence against flooding.

The FRA notes that the Preliminary Flood Risk Assessments (PFRA), whig

of the Catchment Flood Risk Assessment and Management St S),
indicate that the site lies within the fluvial and tidal extreme floo = e entire
site is shown to be within the fluvial flood plain and a large porti ite, adjacent

asmall area in
oted that the PFRA

Zone B, the remainder of the site lies withinflood% C for Coastal flooding. The site
levels vary between ¢. 3.2mAQOD and e level at the northern boundary,
adjacent to the river, is the lowest paint.\the site is located in Flood Zone B for fluvial
flooding. Having regard to tf@ he applicants FRA considers the site to be

located within Flood Zone A.

Fluvial Flooding: Th st development is located adjacent to the River Boyne
from a review of maps it is considered that the majority of the site is not
at risk of fluvigf flooding”with the exception of an area at the sites northern boundary

which is located in Flood Zone B.

with the R# 4
Pluytal Fgoing: A review of the PFRA maps indicated that there is potential for some

#in the site experience pluvial flooding. However, the FRA considers that the

proposed development is not deemed to be at risk of pluvial flooding as the surface
water drainage system proposed as part of the development would mitigate against

any risks for a 1 in 100 year pluvial event with a 20% allowance for climate change.

Coastal Flooding: The site is located adjacent to the River Boyne which is tidally

influenced. The CFRAMS maps indicate that the site is susceptible to coastal flooding.
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10.9.7.

10.10.

10.10.1.

10.10.2.

Groundwater Flooding: The site is not considered to be at risk from groundwater

flooding and no basement levels are proposed as part of the development.

The Planning System and Flood Risk Management Guidelines, 2009 outlines in Table
3.1 the ‘vulnerability of different types of development’. The proposed development is
residential in nature and, therefore, classified as ‘Highly Vulnerable Development’. As
the site is considered to be located in Flood Zone A, a Justification Test is required in
of
the criteria set out in Box 5.1 of the guidelines. It is my opinion that the d

accordance with the guidelines. Section 5 of the applicants FRA addresses 2

development satisfies each of the criteria, in this regard the site is zo ra mix of
town centre uses and contributes to the wider objective of regener, th ckiands

area. The scheme has also been subject to a site specific F F&A includes a

e finished floor
in 1000 year floed

ern boundary of the site,

number of flood mitigation measures, in particular it is no
levels of the development would be raised above the e
level, in this regard c. 4.3mAOD and the area along tisn

adjacent to the river, would be provided as publi m/ln the event of a flooding this

access to the site it is stated that

emergency access to the stie duri

Having regard to the infor
Sy

arrangements would not r, ttential flood risk within the site or to any adjoining
sites and | am satisfi ere are no infrastructural aspects to the proposed
development that gre conflicts or issues to be clarified.

mitted | am satisfied that the proposed

Ecology
Thir iosWafsed concerns that insufficient information has been submitted with
regar e impact on birds and bat flight lines / collision risks to allow for a full

assessment of the potential impact of the development.

An Ecological Assessment was submitted with the application. The report considers
that due to the low ecological value of the site the proposed development would not
have a significant impact on the ecological value of the site. Site surveys were carried
out on the 24" April 2019 and the 15™ May 2019 and comprises of a fiora, fauna and
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habitat survey. The assessment notes that due to the sites current use as a surface
car park the ecological value is low. This is reflected in the low number of plant and
bird species recorded. The surveys found that bird species (jackdaw, magpie, pied
wagtail, swallow, wren, herring gull and great blackbacked gull) were recorded on the
site. The assessment states that the proposed development would not impact on the
bird species that are currently found on the site as they would continue to utilise this
site, with or without the development. | am further satisfied that having regard to the

would not have a significant potential impact on bird species. No ma
recorded. The assessment also noted that several bat species
Soprano pipistrelle, Daubenton’s and Lester's bats) are know,
the site and a number of other species (Brown long ez
Whiskered bay are known to occur within 10km of
Ireland). Therefore, as a variety of bat species yXoccur at the site, street
light spill. The applicants
be minimised and contained
within the subject site. However, it is reconfgeho® that a condition be attached that
the final details of public lighting be agrelad with the planning authority. The report from
the DAU also noted the occurrepge arious bat species within a kilometre of the site
was and recommended th te t lighting within the scheme be designed to
minimise light spill. &

The concerns of thi arties are noted, however, having regard to the urban
location, the rrem of the site as a surface car park and the contents of the
nt, which is evidence based and robust, it is my view that

fon has been submitted to fully assess the impact of the development

assessment of the proposals and ecological report of the applicant, that neither the
planning authority or the DAU raised concerns regarding the impact of the
development on biodiversity within or adjacent to the site, and that this is supported by
documentary evidence on the file.
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10.11.

10.11.1.

10.11.2.

10.11.3.

The Local Biodiversity Action Plan for County Louth 2021 — 2026 refers to installation
of bat and bird boxes, where possible. Having regard to the overall size of the subject
site it is recommended that a condition be attached that bat and bird boxes be provided
at appropriate locations within the site, subject to the agreement of the planning
authority.

Built Heritage / Protected Structures

The site is located on reclaimed land and originally comprises a flax mill, ¢ ed
in ¢.1830’s. This building was later converted to a meat processpigspl nd
subsequently it accommodated the Irish Oil and Cake Mills. This sed in
1983 and the former Mill remained vacant for over 20 years. T uilding on

site was demolished in 2006. In general, the site has been : d comprises a
the site’s southern
rt of the development.

surface car park. There are some remaining structuresgJoca
boundary. It is proposed to demolish these 3 no. stryggure

The proposed works also includes the demoliti d of terrace derelict 2-storey
house (c.152sqm) fronting onto Marsh Roa ted that this structure is missing
its roof and the upper part of its walland paft of the western elevation has been

demolished. It is also proposed to (c.42sgm) garage / shed and (c.103sgm)

a warehouse building along thg W eWboundary of the site, to the rear of properties

on Marsh Road. Both of Mes@ysitdctures appear to be vacant and in a state of
disrepair. It is noted th ngs to be demolished do not contain any features of
architectural merit a&' state of disrepair. It is noted that no concerns regarding

the demolition ¢f any, sictures on site were raised by the planning authority or the

7 protected structures within and adjacent to the subject site / red line
0. 4 Marsh Road (Ref. DB144) No. 5 Marsh Road (Ref. DB145). These
dwellings are also listed on the NIAH (13622065 and 13622064). No. 15 Marsh Road
(ref. DB146) which is also listed on the NIAH (ref. 13622066). The red line boundary
incorporates a section of Poorhouse Lane. The single arch bridge over the laneway is
a protected structure (Ref. DB367). There is a parish centre located to the west of

Poorhouse Lane which is also a protected structure (DB365) and a boundary stone to
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10.11.5.

10.11.6.

10.12.

10.12.1.

the side of the Dublin Road, adjacent to the parapet on the top of the bridge which is
also a protected structure (DB366).

No. 4 and 5 Marsh Road comprise a pair of semi-detached houses, each being 2-bay,
3-storey and gable ended. The houses are faced with squared limestone rubble. The
derelict house to be demolished is immediately adjacent to the east of no. 4 Marsh
Road. The applicants Architectural Heritage Assessment notes that this derelict

structure is likely to be causing problems for the protected structure, due to [jasgluie to

its roofless state and rear walls which are in poor condition. An area of Ptglic gpen
space would replace the derelict structure. Subject to the house bei ished in
accordance with good conservation practice it is my view tha re al of this

structure would not negatively impact on the protected struct waodld improve ifs

character and setting. The garage / shed to be demolishe ted c. 6m from the

rear elevation of no. 4 and no. 5 Marsh Road. It is my e demolition of this
structure would not have any impact on the setling, or\gharacter of the protected

structures.

The rear gardens of No. 4, 5 and 15 ars@re located a minimum of ¢. 30m
from Block D. Block D is 5-storeys height and | agree with the applicant's

Architectural Heritage Assessmagnt\that the proposed development would not
negatively impact on the ¢ r setting of these protected structures.

The works to Poorho @ e intended to improve pedestrian safety and include

the provision of & 7 route under the bridge, re-painting the under pass white
and landscapiig wqrk® Having regard to the nature of the works proposed on

s my view that the proposed development would not have a

The site is located 30m south of a Zone of Archaeological Potential for the historical
town of Drogheda (RMP LH024-041). There are no recorded monuments on the site.
The applicants Archaeological Impact Statement notes that a range of archaeological
investigations have taken place at the subject site between 2004 and 2019. These
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10.12.3.

10.12.4.

archaeological investigations have revealed medieval archaeological remains
including garden soils, a stone structure, walls and post medieval buriais within and
adjacent to the subject site. In 2008 a complex, area specific finds retrieval strategy
was carried out on the overall landholding. A substantial quantity of medieval pottery,

roof and floor tiles, metal objects and numerous other artefacts were recovered.

During archaeological monitoring of construction activity in 2008 medieval structural

remains and burials were identified. These structural remains are located at thaggouth

east corner of the subject site and were preserved in situ. The foundati

Block D aims to avoid any impact on these remains. Full detad Vious
archaeological investigates within and adjacent to the subject sit iged within
the Archaeological Impact Statement and Appendix 4 - Sum xcg¥Wation Report

2008 submitted with the application.

It is noted that the submission from the DAU that ar¢iaecig@icll recommendations set
out in the Archaeological Impact Assessment ort, Id be implemented in full.
In accordance with the recommendation of tfie Agha®0logical Impact Assessment, is

._nl_ﬂ? hn area where medieval and pot

medieval remains have been presegied M situ a condition should be attached to any

it my view that having regard to the sitgs lo

grant of permission that ail e ttan works be monitored by a suitably qualified
archaeologist. 6

With regard to underwfte ology applicants Archaeological Assessment states
{ ce visual inspection was carried out and a full metal

that in 2005 & n A‘s(
detection survely. No ardhaeological features were identified. The submission from the
DAU not he existing outfall in the quay wall is to be enlarged to allow

dischasgy ce water, the possibility of impact on underwater cultural heritage

Sological features cannot be excluded. Having regard to the archaeological
potentia®of the area and the findings of the Moore Marine Archaeological Reports
submitted as part of the Archaeological Assessment - Appendix 5 Underwater
Archaeological Impact Assessment 2009, it is recommended that 3 no. conditions be
attached to any grant of permission, in this regard (1) the applicant shall engage the
services of a suitably qualified archaeologist to monitor all areas of the proposed works

associated with the enlarged outfall pipe and all excavated material should be metal
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10.13.1.

10.13.2.

10.13.3.

detected for the presence of possible archaeological artefacts, (2) Should
archaeological material, wreckage, timbers, or other artefacts be found during the
course of monitoring, the archaeologist shall have work on the site stopped, pending
a decision as to how best to deal with the archaeology. The developer shall be advised
by the Department with regard to any necessary mitigating action (e.g. preservation in
situ, dive and/or geophysical survey or excavation). The applicant shall facilitate the
archaeologist in recording any material found. (3) The National Monuments Service
section of the Department shall be furnished with a report describing the r the
monitoring. | agree with the recommendation of the DAU and rec n ta
condition be attached to any grant of permission relating to archaegiog

Land Contamination

the potential impact of the pre-existing contaminatie® of

Concerns were raised by third parties that insufficient cqggidergtidn has been given to
%vebpment site.

A Contamination Risk Assessment was su@‘ the application. It noted that

site investigations were carried out in 20 and 2008. In 2008 significant
volumes of inert, non-hazardous and ardous material were removed from the site
and the excavated areas were b ; ith clean engineering grade material. In
2019, 12 no. trial pits (1.5m -2 th) were excavated. Where trial pits revealed
areas that have not be& ated or some evidence was found of recent
contamination these re collected for laboratory analysis. Full details of all
trail holes and la lysis are included as appendices. In the absence of any

legislation for goil qyal® in Ireland, the results were compared with UK threshold

suitableMisposal method.

ndicate that there is no exceedance for these UK standards. The

ds that further sampling of any stockpiles for WAC (Waste
riteria) and asbestos concentrations should be undertaken to confirm a

The Contamination Risk Assessment also confirmed that there is no likely emission
which could affect the overall water quality status of the River Boyne. The development
works, which includes hardstanding and landscaping would further reduce the risk by
minimising infiliration to the River. A human health risk confirmed no likely exposure

risk during construction from volatile organic compounds.
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10.13.4. A Technical Note relating to the classification of soil in terms of Waste Acceptance

10.13.5.

10.14.

10.14.1.

10.14.2.

10.15.

Criteria was also submitted. This note recommends that all excavations be monitored
by a suitably qualified person to ensure that waste or potentially contaminated material
is identified and appropriately segregated for disposal purposes.

Having regard to the information submitted | am satisfied that significant consideration
has been given to the issue of pre-existing contamination of the site. The site
investigations undertaken have confirmed that there are no exceedamess of
appropriate standards (UK LQM /CIEH) for Human Health Risk for co

use. Therefore, in my view the proposed development does not presé

9 @nflicts

or issues to be clarified with regard to contamination. It is note planning

authority raised no concerns in this regard.
Health and Safety %

Third parties have raised concerns regarding the prdxi of the subject site to a
Seveso Site and raised concerns that congi ust be given to the overall
management of the area in terms of emer onse to a major incident at the

facility itself or on a vessel.

The subject site is located c. 1. 2Ky f the Flogas Ireland Limited site, which is a

Seveso site on Marsh R d. 8.2 of the development plan indicates that

consultation with the H %ired for sites within 600m of this upper tier Seveso
h

site. Having regard epgration distance from the site the issue of major accidents

is
does not arise i [ ce.

Material ion

* Density: Table 2.5, Table 4.3 and Policy RES 18
e Building Height. Policy RES 19
e Car Parking: Table 7.6

e Apartment Floor Areas: Table 4.5
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The proposed development would also materially contravene the Drogheda Borough

Council Development Plan 2011 - 2017 (as extended) with regard to:
e Car Parking: Table 4.5

¢ Density. Table 6.2 and Policy HC17

In addition, the proposed development would materially contravene the Drogheda
Docklands Area Plan, 2007 (DDAP) with regard to:

» Building Height: Section 3.7 Building height and massing

The applicants Material Contravention Statement submitted wi@ t lication

addresses and provided a justification for these material contr

Density: Table 2.5 of the Louth County Development Plan average density
for Drogheda and Environs of 40 units per ha. It is note Is an average density
to achieve the population growth outlined in the cors strgtegy. Table 4.3 sets out a

density of 30 plus units per ha for centrally locat

%

villages as set out in Table 4.3 and ta{carry ®at further refinement where necessary

iteg in towns and villages. Policy

RES 18 seeks to apply the density standq spect of the County’s towns and

r

as part of the review of the local

In addition to developm @andards, Table 6.2 of the Drogheda Borough
Development Plan se t ity standards, which require a minimum density of 50

units per hain tow&: sifes. This is supposed by Policy HC17 to apply the density

standards as d@ ections 6.7.1 and 6.7.2.

It is not e third parties raised concerns that the proposed density would be a
onPéavention, however, having regard to the flexibility in the wording of the

yinty Development Plan and the Drogheda Borough Development Plan with
regard to density, it is my view that the proposed development would not be a material
contravention of either the Development Plan or the Drogheda Borough Council
Development Plan. It is also noted that the planning authority raised no concerns
regarding a material contravention relating to density. However, if the Board were to
consider a material contravention applies, the following provisions under s.37(2)(b}

should be considered

ABP-309668-20 Inspector’'s Report Page 74 of 127



Building Height: The proposed development ranges in height from 5 — 9 storeys.
Blocks A and B are 8 storeys, Block C is predominately 8 storeys with a 12 storey

element and Block D is 5 storeys.

Policy RES19 of the Louth County Development Plan 2015 - 2021 states at residential
buildings shall not exceed 3 storeys in height, (including roof space development),
except in exceptional circumstances where the planning authority considers that the
site can adequately accommodate 4 storeys (including roof space developm and

where provision for higher buildings is provided for in any local area plan.

Section 3.7 of the DDAP states ‘that in general terms, a maximum hgj
residential (plus set-back storey) or five storeys commercial (p
proposed on the waterfronts, stepping down to a maximum eys residential
(plus set-back storey) or three storeys commercial (plug set- torey) adjacent to
Marsh Road, North Strand and the Viaduct'. Therefgre,

envisioned as part of the regeneration of the ject it

defined by RES 19. %
While it is acknowledged that Section of th AP states that the building heights

ended maximum heights, having regard

er range of heights is

in excess of the heights

should not be applied rigidly and
to the difference between %. roposed (up to 12 storeys) and to the
recommended maximum & storeys) set out in the plan, in the circumstance

where a precautiona @}]o O is taken with regard to height, | am satisfied that the

issue of material aventign has been addressed and justified. It is noted that the

planning authogty rd parties did not raise any concerns regarding a material
contraventi oposed building height.
Car Paiig, le 7.6 of the Louth County Development Plan 2015 — 2021 and Table

rogheda Borough Council Development Plan 2011 — 2017 (as extended)
require ¥no. car parking space per apartment. The proposed development comprises
275 no. apartments. Therefore, there is a requirement for 275 no. residential car

parking spaces.

Table 7.6 of the Louth County Development Plan and Table 5.3 of the Drogheda

Borough Council Development Plan also require 1 no. car parking space per 6 no.
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10.15.2.

children in a creche. The proposed creche has a stated capacity for 68 no. children.
Therefore, an additional 11 no. creche car parking spaces are required.

The Drogheda Borough Council Development Plan also requires 1 no. space per 3 no.

employees for a creche. The envisioned number of staff is unclear.

The proposed development includes the provision of 94 no. car parking spaces and,
therefore, is not in accordance with the car parking standards set out in either the Louth

County Development Plan or the Drogheda Borough Council Developmenig

Apartment Floor Areas: Table 4.5 Space Provision and Room rypical
Dwellings of the Louth County Development Plan 2015 - 2021 s S rget floor
area and room sizes. It is noted that a number of the units¥all"glow’ the specified
targets. In particular, the gross fioor area of apartments | (6 nd apartments K

(70sgm) fall below the specified 73sqgm gross

Iozv for 2-bed, 3-person

{ living / dining of 28sqm for a

apartments.

Table 4.5 sets out aggregate room sizes forf
3-person, 2-bed and 30sqm for a 4-pegson, Wlled ®it. The aggregate kitchen / living

/ dining room sizes of Apartment D.E, I, KN and O range between 27.8sqgm

and 29.5sgm which is also maggmgll ow the standard.
Table 4.5 also sets out a& e bedroom area of 25sqm for 2-bed apartments
(both 3-person and 4 YPApartment types B,D,G, I, KN and O range between

S marginally below the standard.

The applicaqts§Matgrial Contravention Statement also stated that the Board may
conside the proposed development material contravenes the Louth County
De lan 2015 — 2021 and the Docklands Area Development Plan, 2007 with

regaensity.

Section 37(2)(b) of the Planning and Development Act, 2000 (as amended) states that
where a planning authority has decided to refuse permission on the grounds that a
proposed development materially contravenes the development plan, the Board may

only grant permission in accordance with paragraph (a) where it considers that: -

(i) the proposed development is of strategic or national importance,
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10.16.3.

10.15.4.

10.15.5.

(i) there are conflicting objectives in the development plan, or the objectives are

not clearly stated, insofar as the proposed development is concerned, or

(i) permission for the proposed development should be granted having regard to
the regional spatial and economic strategy for the area, guidelines under section
28, policy directives under sectfion 29, the statutory obligations of any local
authority in the area, and any relevant policy of the Government, the Minister or

any Minister of the Government, or

(iv) permission for the proposed development should be granted having

the pattern of development, and permissions granted, in the

making of the development plan.

Having regard to the characteristics of the proposed develo t, lon 37 (2) (b)

(i} and (iii) are considered relevant in this instance.

Section 37 (2) (b)(i) z

The proposed development falis within the dafisit trategic housing as set out in
the Planning and Development (Housing) a ntial Tenancies Act 2016 and by
the government’s policy to provide m ousing set out in Rebuilding Ireland — Action
Plan for Housing and Homeless d in July 20186, the proposed material

contravention is justified by @ td”section 37(2)(b)(i) of the act.
Section 37 (2) (b)(iii) -

The proposed maieriZygongravention of Table 2.5, Table 4.3 and Policy RES 18 of the
Louth County Develo nt Plan 2015 - 2021 and Table 6.2 and Policy HC17 of the
Area Plan, 2007 is justified by reference to: -

% tives 35 of the National Planning Framework which support increased

d&Sities at appropriate locations .

» Section 4.5 Regional Growth Centres of the Eastern and Midland Regional
Assembly — Regional Spatial and Economic Strategy (RSES) 2019, to realise a
more consolidated urban form that will optimise the uses of existing and planned
services by increasing population and employment density in a sustainable

fashion.
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10.15.7.

10.15.8.

10.15.9.

Section 37 (2) (b)(iii) — Height

The proposed material contravention of Policy RES 19 of the Louth County
Development Plan 2015 - 2021 and Section 3.7 of the Drogheda Docklands Area
Plan, 2007 is justified by reference to: -

e Objectives 13 and 35 of the National Planning Framework which support
increased building heights at appropriate locations .

o SPPR3 of the 2018 Urban Development and Building Heights Gui 18
which support increased building heights.

Section 37 (2) (b)(iii) - Car Parking ;@

The proposed material contravention of Table 7.6 of the L unty Development
Plan 2015 — 2021 and Table 4.5 of the Drogheda Bgrou cil Development Plan
2011 — 2017 (as extended) is justified by referenge to’

and Standards of the Sustainable
vartments, 2020.

¢ Appendix 1: Required Minimum Floq e,
Urban Housing: Design Standagls for'

Section 37 (2) (b)(iii) — Apart,
The proposed material ¢ am of Table 4.5 of the Louth County Development
Plan 2015 - 2021 is j ference to: -

s Section 4% 4.20 (Car Parking: Central and / or Accessible Urban
Locatio of)the Sustainable Urban Housing: Design Standards for New

ts, 2020.

C n

Having’regard to the provisions of Section 37 (2) (b) of the Planning and Development
Act, 2000 (as amended), | consider that a grant of permission, that may be considered
to material contravene the Louth County Development Plan 2015 — 2021, the
Drogheda Borough Council Development Plan 2011 — 2017 (as extended) and the
Drogheda Docklands Area Plan, 2007 (DDAP), would be justified in this instance under
sub sections (i) and (iii) having regard to the Planning and Development (Housing) and
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11.1.

11.2.

11.3.

Residential Tenancies Act 2016, by government’s policy to provide more housing, as
set out in Rebuilding Ireland — Action Plan for Housing and Homelessness issued in
July 2016, the National Planning Framework, 2018, the Regional and Economic
Strategy for the Eastern and Midland Region 2019-2031, Urban Development and
Building Heights Guidelines, 2018 and Sustainable Urban Housing: Design Standards
for New Apartments, 2020.

Environmental Impact Assessment (EIA) Screening

Class 10(b) of Part 2 of Schedule 5 of the Planning and Develop t ReguBtions
2001, as amended and section 172(1)(a) of the Planning and De eNpAct 2000,
as amended provides that an Environmental Impact Assessm A) X required for

infrastructure projects that involve:

» Construction of more than 500 dwelling units

* Urban Development which would involve awfgrea dyeater than 2 hectares in the

case of a business district, 10 hectares i of other parts of a built-up area
and 20 hectares elsewhere.

Class 14 relates to works of demol d out in order to facilitate a project listed
in Part 1 or Part 2 of this Sched % rePsuch works would be likely to have significant
effects on the environmen LZgard to the criteria set out in Schedule 7.

It is proposed to cg a)275 no apartments, a creche and 2 no. retail / café /

restaurant units@ ith a stated area of 1.34ha. The site is located within an

existing DocklaRgs arka (other parts of a built up area). The site is, therefore, well

below th icgble threshold of 10ha. There is limited demolition works proposed.
d excavation works and it is noted that no basement is proposed.
Havin ard to the limited size and the location of the development, and by reference
to any of the classes outlined above, a mandatory EIA is not required. The
development is marginally over 50% of the threshold (500 dwelling units). | would note
that the development would not give rise to significant use of natural recourses,
production of waste, poliution, nuisance, or a risk of accidents. The site is not subject
to a nature conservation designation and does not contain habitats or species of

conservation significance. The proposed development would use the public water and
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11.3.1.

drainage services of Irish Water and Louth County Council, upon which its effects
would be marginal. An NIS was submitted with the application. The Appropriate
Assessment conclusion set out in Section 12.5 concludes that the proposed
development individually or in combination with other plans or projects would not
adversely affect the integrity of any European site.

The criteria set out in schedule 7 of the regulations are relevant to the question as to

whether the proposed sub-threshold development would be likely to have si

effects on the environment that could and should be the subject of en

impact assessment. Section 15 (Brief Description of Possible Effects osed
Development on the Environment) of the applicants Planning rt des the
information required under Schedule 7A of the planning regulatiog. addition, the
various reports submitted with the application address f environmental

impacts with regard to other permitted develop S roximity to the site, and
demonstrate that, subject to the various congiruNg hnd design related mitigation

on the environment. | have had regardg€o the O#era

issues and assess the impact of the proposed develop'w ddition to cumulative
i

measures recommended, the proposed de it will not have a significant impact
cteristics of the site, location of the

proposed development, and typ aracteristics of potential impacts. | have
examined the sub criteria havj Naalyrto the Schedule 7A information and all other
d All information which accompanied the application

submissions, and | have ¢ si
including inter alia:

o Architectugdi Wes tatement
s Tow e Vual Impact Assessment
e La Design and Access Statement

ening Statement for Appropriate Assessment and Natura impact

atement.
¢ Ecological Assessment
+ Traffic and Transport Assessment
¢ Flood Risk Assessment

e Wind Analysis and Pedestrian Comfort Report
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11.5.

» Preliminary Construction and Demolition Waste Management Plan.

e Outline Construction Management Plan

» Construction and Demolition Waste Management Plan

» Contamination Risk Assessment

¢ Engineering Assessment Report

» OQutline Construction Management Plan

e Fagade Acoustic Assessment

* Public Lighting Report

¢ Daylight and Sunlight Analysis

e Planning Report and Statement of Consistency

» Archaeological Impact Assessment v
Third parties have raised concerns that the in rovided by the applicant does
not comply with the mandatory requirem he Planning and Development

Regulations as the applicant has faf&d to provide the statement required under
Regulation 299B(1)(b)(ii){11)(C) of t ing and Development regulations.

Noting the requirements of 9B (1)(b)(ii)(II)(C), whereby the applicant is

required to provide to th ra & statement indicating how the available results of
other relevant asses e effects on the environment carried out pursuant to
joMother than the Environmental Impact Assessment Directive

count | would note that the following assessments / reports

requirement for Near Zero Energy Buildings

» A Site Specific Flood Risk Assessment that addresses the potential for flooding
having regard to the OPW CFRAMS study which was undertaken in response
to the EU Floods Directive.
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11.6.

11.7.

e An AA Screening Statement and NIS in support of the Habitats Directive
(92/43/EEC) and the Birds Directive (2009/147/EC) have been submitted with
the application.

e A Preliminary Construction and Demolition Waste Management Plan has been
submitted which was undertaken in accordance with the Waste Management
Act, 1996 and associated regulations, Litter Act 1997 and the Eastern -Midlands
Region (EMR) Waste Management Plan 2015-2021.

e The Facade Acoustic Assessment relies on standards derived u

to the EU Environmental Noise Directive.

Section 14 (Environmental Impact Assessment) and Section
Possible Effects of the Proposed Development on the Envi the applicants
Planning Report has, under the relevant themed headingg, congideTed the implications
and interactions between these assessments and pr: d development, and as
outlined in the report states that the developme@o e likely to have significant
effects on the environment. | am satisfied fhatSyll

identified for the purpose of EIA Screening. Q

vant assessments have been

It is noted that third parties raise s that the due to the nature, location and

characterises of the propose ent it should be subject to a full EIA. | have
completed an EIA screeni ’nation as set out in Appendix A of this report. |
consider that the lo ) e proposed development and the environmental
sensitivity of the gedgraphicai area would not justify a conclusion that it would be likely
to have signifi n&%e on the environment. The proposed development does not
have the ppte @ave effects the impact of which would be rendered significant by

its exterfi Ngaagjtude, complexity, probability, duration, frequency or reversibility. In

effects on the environment and that an environmental impact assessment is not
required before a grant of permission is considered. This conclusion is consistent with
the information provided in Section 14 (Environmental impact Assessment) and
Section 15 (Brief Description of Possible Effects of the Proposed Development on the
Environment) of the applicant’'s Planning Report.

ABP-309668-20 Inspector’s Report Page 82 of 127



11.8.

12.0

12.1.

12.2.

A Screening Determination should be issued confirming that there is no requirement

for an EIAR based on the above considerations.

Appropriate Assessment

Screening

Compliance with Article 6(3) of the Habitats Directive

Screening Report was prepared in line with nt/best practice guidance and

jent and identifies European Siies

e Section 2 entitled Sche

s Section 1 provides an ovemiigwWh\of the proposed project.
@-, for Appropriate Assessment describes the

proposed develg activities, identifies the characteristics of European

Sites and prqyi reening Outcome.
e Section & Natura Impact Statement. It identifies elements of the

potential significant effects of the development, alone, or in combination with other

plans and projects on European sites.

Screening for Appropriate Assessment
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12.21.

12.2.2.

12.2.3.

The proposed development is located immediately south of the River Boyne SAC,
surface water from the site would discharge to the SAC, therefore, it needs to be

determined if the development is likely to have significant effects.
Proposed development
The development site is described in section 2.2.4 of the applicants Screening

Statement for Appropriate Assessment. The site comprises 2 area, one area is located

at Poorhouse Lane and the other area is located beside the banks of the Rivg

brownfield site.

Submissions and Observations

It is noted that the third party submissions raise gon nga’c insufficient information
has been submitted with the AA screenj orf/ and NIS and the relevant
assessments required to be carried out ard in respect of same cannot,

therefore, be completed in the absefice o e. Concerns are also raised that

Screening for Appropriate Asses to provide reasoned conclusions, in light

of the best scientific knowledgg avelably, for screening out the impact of the proposed

development on bats and JMgds

In my opinion, havi raptd the information submitted in the applicants Screening
Statement for te*Assessment and the Natural Impact Assessment, sufficient
information beey submitted to allow for a full assessment of the impact of the

propos ment on designated sites and to allow for a reasoned determination

to IBQ WYthich is outlined below.
The subfhission from the DAU accepts that if the mitigation measures outlined in the

NIS are implemented the proposed development should have no significant effect on
the Qualifying Interests of the adjacent River Boyne and River Blackwater SAC or on
the integrity of any designated sites.

The submission from Irish Water noes that subject local upgrades to the sewer network
there is no objection in principle to the development.
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12.3.

12.3.1.

European Sites

The development site is not located in a European site, however, the River Boyne and

River Blackwater SAC (002299) is immediately north of the subject site.

12.3.2. A summary of European Sites that occur within a possible zone of influence of the

proposed development is presented in the table below. Where a possible connection

between the development and a European site has been identified, these sites are

examined in more detail.

licoghia and other

nuals colonising mud and
sand
Atlantic salt meadows
Embryenic shifting dunes
Shifting dunes along the
shoreline with Ammaophila

arenaria {(white dunes)

A
List of Qualifying interest | Distance from Connections id&red
European Site /Special conservation proposed (source ugner in
Interest development pathyray reening
Site Code recep
{Km) ( 'I' " ¢ Y/N
Alkaline fens Immediately via‘/ Yes
River Boyne i
i Alluvial forests adjacent Water
and River
Blackwater River Lamprey &/
SAC Salmon Q
002299 Otter
Boyne Coast Estuaries km Yes via Yes
and Estuary Mudflats and sa Surface Water
SAC
001957 covered by s
tide
bn of drift
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Fixed coastal dunes with

herbaceous vegetation

{grey dunes)
Clogher Head | Vegetated sea cliffs of the 11km No No
SAC Atlantic and Baltic coasts
001459 European dry heaths

Kingfisher 3.5km No o
River Boyne
and River Black
Water SPA
004232

Oystercatcher 6.7km No
River Nanny '

Ringed Plover
Estuary and

Golden Plover
Shore SPA Q

Knot
004158 Sanderling

Herring Gull

Wetland and W

o,

12.3.3. Identification %ﬁts

2.11 of the applicants Screening Statement for AA identifies
s and activities affecting relevant SAC’'s and SPA’s within 15km of

e Construction discharges — activities associated with construction and civil
works may result in the release of sediment, chemical or other waste material
poliution during construction periods.

« Noise disturbance — construction noise impacts.
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12.3.4.

12.4.

In my view it is also considered that the enlarged outfall in the quay wall to allow for
the discharge of surface water during the operational phase could also have a likely
impact. Therefore, in the absence of mitigation measures, it is not possible to rule out
impacts which could negatively impact on qualifying interests of the River Boyne and
River Blackwater SAC (002299) and the Boyne Coast and Estuary SAC (001957).

Screening Determination

The conservation objective for the Clogher Head SAC (001459) is to mai the
favourable conservation status of habitats and species of community he
conservation objective for both the River Nanny Estuary and Sh 4158)

and the River Boyne and River Blackwater SPA (004232) s to

favourable conservation condition of the bird species liste

offestore the
Conservation
Interests for these SPA. Having regard to the distance befWeen/the site and these
designated sites, the qualifying interest and conservatio Ive for the site and the
nature and scale of the proposed development, flie possitity of significant effects to
the Clogher Head SAC (001459), River Nan@ nd Shore SPA (004158) and

the River Boyne and River Blackwater SPA have been screened out.

The proposed development was i d in light of the requirements of Section
177U of the Planning and De&e Act 2000 as amended. Having carried out

Screening for Appropriate 46s t of the project, it has been concluded that the
project individually or A1=s ipation with other plans or projects could have a
o@ Sites, the River Boyne and River Blackwater SAC

ne ast and Estuary SAC (001957), in view of the site's
iyes, and Appropriate Assessment and submission of a NIS is,

significant effect o
(002299) and

The Impact Statement

The application included a NIS which examines and assesses the potential adverse
effects of the proposed development on the River Boyne and River Blackwater SAC
(002298) and Boyne Coast and Estuary SAC (001957). It was prepared in line with
current best practice guidance and provides an assessment of the potential impacts to

the designated sites and an evaluation of the mitigation measures proposed.

ABP-309668-20 Inspector’s Report Page 87 of 127




12.4.1.

12.4.2.

Having reviewed the documents, submissions and consultations 1 am satisfied that the
information allows for a complete assessment of any adverse effecis of the
development, on the conservation objectives of the River Boyne and River Blackwater
SAC (002299) and Boyne Coast and Estuary SAC (001957) alone, or in combination
with other plans and projects

Appropriate Assessment of implications of the proposed development

The following is a summary of the objective assessment of the implicatigf!

project on the qualifying interest features of the European sites using th
knowledge in the field. All aspects of the project which could result i : effects
are assessed and mitigation measures designed to avoid o

effects are considered and assessed.

European Sites v
The following sites are subject to Appropriate AggesstRgny’-

« River Boyne and River Blackwater )
+ Boyne Coast and Estuary SAC (001

Section 3.3 of the applicants NI s a detailed description of both the River
Boyne and River Blackwater 00B299) and the Boyne Coast and Estuary SAC
(001957). The qualifying j e@

out below in Tables Whe aspects of the proposed development that could
adversely affect conservation objectives of these European sites have been
identified as i pax construction discharges, noise disturbance and operational
surface w; . Tables 1 and 2 below summarise the appropriate assessment
and int&QNedt for both the River Boyne and River Blackwater SAC (002299) and
! ast and Estuary SAC (001957). The conservation objectives, targets and

d conservation objectives for these sites are set

attrib as relevant to the identified potential adverse effects have been examined
and assessed in relation to all aspects of the project (alone and in combination with
other plans and projects). | have also examined the Natura 2000 data forms as
relevant and the conservation objectives supporting documents for these sites
available through the NPWS website (www.npws.ie). Mitigation measures proposed
to avoid and reduce impacts to a non-significant level have been assessed. In terms

of possible in-combination effects, plans, programmes and existing and proposed
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developments were considered. This allows for clear, precise and definitive
conclusions to be reached in terms of adverse effects on the integrity of European

sites.

12.4.3. Potential Adverse Impacts

The main aspects of the proposed development that could adversely affect the

conservation objectives of European sites include the following: -

Hydrological Link: Surface water run off associated with the constructio

operational phase could potentially enter the River Boyne. Therefore, th€re is

for indirect effects on surface water quality during site preparati n hworks,
inlcuding potentially contaminating material such as oils, ubpitants, other
construction related solutions and cement based product e used on site
during the construction phase and the accidental emls ch a material would

have the potential to undermine water quality withi

During the operational phase there is poten minated surface water run-off
from fuel leaks or accidental spills to poten dermine water quality within the
bay.

Any uncontrolled release of ¢ inaped surface water to the River Boyne would
likely be rapidly diluted an @ Notwithstanding this, the ongoing discharge of
waters with high conc joryef contaminating substances could over time lead to
the deposition of ﬂo minants, which has the potential to undermine the

conservation stgtus*of designated sites,

Section e NIS recommends control mitigation measures, to protect the
envir t pollutants. These include the preparation of a Construction and
Dem aste Management Plan, temporary drainage and sediment control

measures, including silt fences and the correct storage, use and maintenance of all

equipment, materials and chemicals.

Adherence to best practices methodologies during the construction phase would
control the release of sediments to surface water and prevent surface and ground

water pollution as a result of accidental spillages or leaks.
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During the operational phase all surface water run-off associated with the development
would drain via to an existing outfall in the quay wall to the River Boyne. This existing
outfall currently drains surface water from the existing surface car park. The applicants
Engineering Report notes that there are several outfalls through the quay wall of
varying sizes and inverts which were utilised by previous industrial uses which
previously occupied the site. Therefore, the general arrangement has been

predetermined.

Noise Disturbance: Potential noise disturbance has t tewgiell to impact on otters

only. Itis considered that the noise generated from e8gstriCtieh activities on site would

not significantly impact on otters in the river. In ion, ponstruction operations would
be carried out in daylight hours. The interag h The otter is likely to be minimal as
otters are considered to be mainly nogturn e generally active after dusk and

before dawn.

from noise is unlikely and the consequences

The likelihood of effects to ott
of the proposed devel & o’minor. The overall impact is concluded to be
insignificant. &
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12.5.

Following the appropriate assessment and the consideration of mitigation measures,
I conclude with confidence that the project would not adversely affect the integrity of
both the River Boyne and River Blackwater SAC (002299) and the Boyne Coast and
Estuary SAC (001957) in view of the Conservation Objectives of these sites. This
conclusion has been based on a complete assessment of all implications of the project

alone and in combination with plans and projects.

Appropriate Assessment Conclusion

The proposed development has been considered in light of t ssgsgnent
requirements of Section 177 of the Planning and Developm A 00 (as
amended).

Having carried out screening for Appropriate Assesgment of jhe project, it was
concluded that it may have a significant effect %er Boyne and River
Blackwater SAC (002299) and the Boyne st Estuary SAC (001957).
Consequently, an Appropriate Assessment equited of the implications of the
project on the qualifying features of those light of its / their conservation

objectives.

Following an Appropriate Ass has been ascertained that the proposed
development, individually o i ination with other plans or projects would not

European site No.002299 and 001957, or any other

gite's Conservation Objectives.

adversely affect the int

European site, in vi

This conclusjorijis baged on a complete assessment of all aspects of the proposed

project a iS no reasonable doubt as to the absence of adverse effects:

and detailed assessment of all aspects of the proposed project including
piPposed mitigation measures and ecological monitoring in relation to the
Conservation Objectives both the River Boyne and River Blackwater SAC
(002299) and the Boyne Coast and Estuary SAC (001957).

* Detailed assessment of in-combination effects with other plans and projects

including current proposals and future plans.
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13.0

14.0

» No reasonable scientific doubt as to the absence of adverse effects on the
integrity of both the River Boyne and River Blackwater SAC (002299) and the
Boyne Coast and Estuary SAC (001957).

Recommendation

Having regard to the above assessment, | recommend that Section 9(4)(a) of the Act
of 2016 be applied and that permission is granted for the reasons and consjderagons
and subject to the conditions set out below. %

Reasons and Considerations

Having regard to

a. The sites planning history;

b. The site’s location on lands with a zoning 0%0 esidential development;

c. The policies and objectives in the ocklands Area Plan, 2007,
Drogheda Borough Council Developﬂ@ 2011-2017 (as extended) and
Louth County Development Plan -2021;

d. Nature, scale and design osed development;

e. Pattern of existing devgiofg n the area;

f. The Rebuilding Ir AQon Plan for Housing and Homelessness 2016;

g. The National ni mework issued by the Department of Housing, Planning
t in February 2018;

and Economic Strategy for the Eastern and Midland Region,

2020;

j. The Urban Development and Building Heights Guidelines for Planning Authorities
2018;

k. The Design Manual for Urban Roads and Streets (DMURS) issued by the
Department of Transport, Tourism and Sport and the Depariment of the
Environment, Community and Local Government in March 2013;
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I. The Planning System and Flood Risk Management’ (including the associated
‘Technical Appendices’) 2009;

m. Submissions and observations received; and

n. Chief Executive’s Report;

It is considered that, subject to compliance with the conditions set out below, the

proposed development would not seriously injure the residential or visual amenities of

in accordance with the proper planning and sustainable develo

Application: for permission under section 4 of the Pla%a Development
{(Housing) and Residential Tenancies Act 2016, in I e with plans and
particulars, lodged with An Bord Pleanala on the 1 amrch 2021 by Stephen
Little and Associates, on behalf of Hallscotch Vén®ge Liited.

Proposed Development: @

The development proposed compri no. apartments, a creche (¢.299.5sgm)},

and 2 no. retail units (¢.291.6 sqpimig 40, blocks ranging in height from 5 -12 storeys.
The scheme includes a cenjra % of public open space (1,319sgm), a waterfront

promenade (532.2sq cket parks (147sgm). Communal open space

(2,154.4sqm) is prow form of roof terraces and outdoor spaces to the south

of Block D and e of Block C. Internal residential amenity area (355sqm) is
also providegd afground floor level within Block C.

A total«é ar parking spaces are provided to serve the proposed development.

parking spaces are provided at ground level throughout the proposed
develop#ient. The 84 no. surface spaces will be for the use exclusively by the future
residents of the proposed development. An additional 10 no. car parking spaces are

provided at third floor level of Scotch Hall shopping centre.

The main vehicular access to the site is proposed via an existing access road, to the
west which serves the Scotch Hall shopping centre. An additional vehicular access, to

serve the existing warehouse units to the south of the proposed development, will be
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provided from Marsh Road. The scheme includes an internal network of streets and
pedestrian routes connecting the development to the Scotch Hall complex, Marsh

Road and the future development lands to the east.

All ancillary site development and landscape works are also provided for, including

improvements to pedestrian facilities along Poorhouse Lane.

The application contains a Statement of Consistency setting out how the propagal will

be consistent with National and Regiona! Policy and the objectives of the
Docklands Area Plan, 2007, the Drogheda Borough Council Develop
— 2017 (as extended) and the Louth County Development Plan 2 2

The application contains a statement indicating why permisgio be granted for
the proposed development, having regard to a consideraiion gpecified in section
37(2)(b) of the Planning and Development Act, 200, a nded, notwithstanding

that the proposed development materially contyyeneda’relevant development plan

or local area plan other than in relation to tr@ the land.
Decision:

Grant permission for the above propos evelopment in accordance with the said
plans and particulars based o

R

ons and considerations under and subject to

the conditions set out b
Matters Consider;

In making its d§cisio e Board had regard to those matters to which, by virtue of the
opment Acts and Regulations made thereunder, it was required to

In coming to its decision, the Board had regard to the following:
a. The sites planning history;

b. The site’s location on lands with a zoning objective for residential

development;
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c. The policies and objectives in the Drogheda Docklands Area Plan, 2007,
Drogheda Borough Council Development Plan 2011-2017 (as extended) and
Louth County Development Plan 2015-2021;

d. Nature, scale and design of the proposed development;
e. Pattern of existing development in the area;
f. The Rebuilding Ireland Action Plan for Housing and Homelessness 2016:

g. The National Planning Framework issued by the Department of Ho
Planning and Local Government in February 2018;

h. Regional Spatial and Economic Strategy for the Eastern apd Wiidiar® Region,

2019 — 2031;
i. The Sustainable Urban Housing: Design Standargds fo Apartments

issued by the Department of the EnvironmentgCo y and Local
Government in March 2020;

j.  The Urban Development and Bui[din uidelines for Planning
Authorities 2018; L/

k. The Design Manual for Urb and Streets (DMURS) issued by the
Department of Transpo isfpand Sport and the Department of the
Environment, Com i ocal Government in March 2013;

I.  The Planning Syt n#Flood Risk Management’ (including the associated
“Technical di ) 2009;

m. Submissigns aijd ‘observations received:
n. C tive’s Report; and

ectors Report.

Appropriate Assessment

The Board completed an Appropriate Assessment in relation to the potential effects of
the proposed development on designated European sites, taking into account the
nature, scale and location of the proposed development within an zoned and
adequately serviced urban site, the information in the Natura Impact Assessment, the
Screening Statement for Appropriate Assessment and the Ecological Assessment
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submitted with the application, the Inspector's Report, and submissions on file. In
completing the Appropriate Assessment, the Board adopted the report of the Inspector
and concluded that the proposed development, individually or in combination with
other plans or projects would not adversely affect the integrity of the European site No.
002299 or 001957, or any other European site, in view of the site’s Conservation
Objectives. This conclusion is based on a complete assessment of all aspects of the
proposed project and there is no reasonable doubt as to the absence of adverse

effects.

Environmental Impact Assessment

The Board completed a screening determination of the pro
considered that the Environmental Impact Assessment Sc

the Planning Report submitted by the applicant, identi n scribes adequately
the direct, indirect, secondary, and cumulative eff %roposed development

on the environment.

Having regard to: @

¢ nature and scale of the propg elopment, which is below the threshold in
respect Class10(b)(i) and (2% iy) of Part 2 of Schedule 5 of the Planning and
Development Regulatighs & as amended,

e the location of thesgi nds zoned TCd - Docklands with the associated and
use objectivgio for a mix of new town centre activities in accordance with

DocklanddhArea\Pan in the Drogheda Borough Development Plan 2011-2017.

o t plan and Drogheda Borough Development Pian were subject to

¢ The location of the site within the existing built up urban area and Docklands area,
which is served by public infrastructure, and the existing pattern of development
in the vicinity.

« the location of the development outside of any sensitive location specified in article

299(C)(1)(v) of the Planning and Development Regulations 2001 (as amended)
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e The guidance set out in the “Environmental Impact Assessment (EIA) Guidance
for Consent Authorities regarding Sub-threshold Development’, issued by the
Department of the Environment, Heritage and Local Government (2003),

» The criteria set out in Schedule 7 of the Planning and Development Regulations
2001 (as amended), and
¢ The features and measures proposed by the applicant envisaged to avoid or

prevent what might otherwise be significant effects on the environment, i ding

measures identified in the Outline Construction Management Plan
Construction and Demolition Waste Management Plan and Outli rdtional
Waste Management Plan, Construction and Demolition Waste a ent Plan,
a Preliminary Contamination Risk Assessment, Site SyMsi Report and
Ecological Report submitted as appendices of the S or AA and NIS

document.

in conclusion, having regard to the absence of a t environmental sensitivity
in the vicinity and the absence of any conne W

real likelihood of significant effects on,the Ygir?mhent arising from the proposed
development and that the preparation 2yd submission of an environmental impact
assessment report would not th e required.

Conclusions on Proper P, d Sustainable Development:

The Board considere % roposed development is, apart from the parameters
of Table 2.5, Tablg 4" olicy RES 18: Density, Policy RES 19: Building Height,

Table 7.6: CarfParki nd Table 4.5. Apartment Floor Areas the Louth County
16 — 2021; Table 6.2 and Policy HC17: - Density and Table 4.5:
e Drogheda Borough Council Development Plan 2011 — 2017 (as
ind Section 3.7: Building Height of the Drogheda Docklands Area Plan,
2007 bro&dly compliant with the provisions of the Louth County Development Plan
2015-2022, Drogheda Borough Council Development Plan 2011 — 2017 (as extended)
and Drogheda Docklands Area Plan, 2007 and would therefore be in accordance with

sensitive location, there is no

the proper planning and sustainable development of the area.

The Board considers that, while a grant of permission for the proposed Strategic

Housing Development would not materially contravene a zoning objective of the
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Development Plan, it would materially contravene the Louth County Development Plan
2015-2022, Drogheda Borough Council Development Plan 2011 —-2017 (as extended)
and Drogheda Docklands Area Plan, 2007 as outlined below: -

Louth County Development Plan 2015-2022,

o Density: Table 2.5 which sets out an average density for Drogheda and
Environs of 40 units per ha and Table 4.3 and Policy RES 18 which set out a
minimum density of 30 units per ha for centrally located sites in nd

villages.

o Height: Policy RES19 which states that building shall ngifexghgd ¥ storeys in
height, except in exceptional circumstances w reys can be
accommodated or where provision for higher byildings is jprovided for in any

local area plan.

e Car Parking: The standards set out in Tab® .6 vhich require 1 no. space per

apartment and 1 no. space per 6 no.fchildi®n,in a creche.

e Apartment Floor Areas: Tab ace Provision and Room Sizes for Typical

Dwellings of the Louth Caegh elopment Plan 2015 - 2021 specifies a target
floor area and room gi: %

Apartments.

Drogheda Borough 0 i Wevelopment Plan 2011 — 2017 (as extended)

o Density; le and Policy HC17 which set out a minimum density target of
50 ymi r ha for town centre sites.

ing: The standards set out in Table 5.3 which require 1 no. space per
Iriment, 1 no. space per 6 no. children and 1 no. space per 3 no. staff in a

reche.
Drogheda Docklands Area Plan, 2007

« Height: Section 3.7 which states in general a maximum height of 6 storeys (plus
set-back storey) on the waterfronts, stepping down to a maximum of four

storeys (plus set-back storey) adjacent to Marsh Road.
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The Board considers that, having regard to the provisions of section 37(2)(b)(i) of the
Planning and Development Act 2000, as amended, the grant of permission in material
contravention of the Louth County Development Plan 2015-2022, Drogheda Borough
Council Development Plan 2011 — 2017 (as extended) and Drogheda Docklands Area

Plan, 2007 would be justified for the following reasons and considerations:

e The proposed development falls within the definition of strategic housing set
out in Planning and Development (Housing) and Residential Tenancjgs Act
2016.

e Government's policy to provide more housing set out in Rebuigiry, Iseldnd —

Action Plan for Housing and Homelessness issued in July 2

The Board considers that, having regard to the provisions of §ecfj 2)(b)(iii) of the
Planning and Development Act 2000, as amended, the t ofgermission in material
019222, Drogheda Borough

Council Development Plan 2011 — 2017 (as ext d) akd Drogheda Docklands Area

Plan, 2007 would be justified for the fol]owi and considerations:
L J

Density:

contravention of the Louth County Development Pl

oNEable 2.5, Table 4.3 and Policy RES 18 of the
5 - 2021 and Table 6.2 and Policy HC17 of the

Louth County Developmenjg|2
Drogheda Borough Co% opment Plan, 2011 — 2017 (as extended) is justified

The proposed material contravgfii

by reference to: -

e Objectivlls 35 pf‘the National Planning Framework which support increased

appropriate locations .

4.5 Regional Growth Centres of the Eastern and Midland Regional
Pembly — Regional Spatial and Economic Strategy (RSES) 2019, to realise
a more consolidated urban form that will optimise the uses of existing and
planned services by increasing population and employment density in a

sustainable fashion.

Height
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The proposed material contravention of Policy RES 19 of the Louth County
Development Plan 2015 - 2021 and Section 3.7 of the Drogheda Docklands Area
Plan, 2007 is justified by reference to: -

¢ Objectives 13 and 35 of the National Planning Framework which support

increased building heights at appropriate locations .

* SPPR3 of the 2018 Urban Development and Building Heights Guidelines, 2018
which support increased building heights.

Car Parking

The proposed material contravention of Table 7.6 of the L C Development
Plan 2015 ~2021 and Table 4.5 of the Drogheda Borough nck Development Plan
2011 — 2017 (as extended) is justified by reference to: -

e Appendix 1: Required Minimum Floor Are nd/Standards of the Sustainable

Urban Housing: Design Standards fartments, 2020.
( J

Apartment Floor Areas

The proposed material co of Table 4.5 of the Louth County Development
d

Plan 2015 - 2021 is justj reference to: -

* Section 4 7% 720 (Car Parking: Central and / or Accessible Urban
Locatiorg) szt Sustainable Urban Housing: Design Standards for New
Ap e 20.

In cpPwith section 9(6) of the 2016 Act, the Board considered that the criteria
in se 37(2)(b)(i) and (i) of the 2000 Act were satisfied for the reasons and

considerations set out in the decision.

Furthermore, the Board considered that, subject to compliance with the conditions set
out below that the proposed development would not seriously injure the residential or
visual amenities of the area or of property in the vicinity, would be acceptable in terms
of urban design, height and quantum of development and would be acceptable in
terms of traffic and pedestrian safety and convenience. The proposed development
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would, therefore, be in accordance with the proper planning and sustainable

development of the area.

15.0 Conditions

1. The development shall be carried out and completed in accordance with the

plans and particulars lodged with the application except as may ot be
required in order to comply with the following conditions. ch
conditions require details to be agreed with the planni opty, the
developer shall agree such details in writing with the pl ority prior

to commencement of development, or as otherwis by conditions

hereunder, and the development shall be carried out Jand completed in
accordance with the agreed particulars. In defa reement the matter(s)
in dispute shall be referred to An _ord \Pldanala for determination.

Reason: In the interest of clarity. &

2. The disused steps linking oad to Dublin Road shall be reinstated at
ils of the works shall be submitied to and

the developer's expensesgD
agreed in writing wgit % anning authority. No residential unit shall be
¥
S

rks are completed. In default of agreement the

occupied until
matter(s) in& all be referred to An Bord Pleanala for determination.
heyi

Reasonifin t rest of sustainable travel and to ensure the satisfactory
co o e works.
3. upgrades to Poorhouse Lane, including lighting provision and the road

crossing proposed on the Dublin Road shall be completed to the satisfaction
of the planning authority. No residential unit shall be occupied until these
works are completed. In default of agreement the matter(s) in dispute shall be

referred to An Bord Pleandla for determination.

Reason: In the interest of pedestrian and traffic safety and to ensure the

satisfactory completion of the works.
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4. Details of signage relating to the creche unit and 2 no. retail / café / restaurant
units shall be submitted to and agreed in writing with the planning authority

prior fo commencement of development.

Reason: In the interest of visual amenity.

5. Details of the materials, colours and textures of all the external finis the

proposed buildings shall be as submitted with the applic SS

otherwise agreed in writing with, the planning a r to

commencement of development. In default of agreement Jge Matter(s) in
dispute shall be referred to An Bord Plea etermination.

Reason: In the interest of visual amenity.

6. No additional development shall take pladg aboke foof parapet level, including

lift motor enclosures, air handling g« ¥ storage tanks, ducts or other
external plant, telecommunication antennas or equipment, unless

authorised by a further grant of

Reason: To protect thewg: tial amenities of property in the vicinity and
the visual ameniti 2a.

7. Proposals ap apgartment naming / numbering scheme and associated
sighagg shall submitted to, and agreed in writing with, the planning
a risaprior to commencement of development. Thereafter, all signs, and

t numbers, shall be provided in accordance with the agreed

nning permission.

e. The proposed names shall be based on local historical or
ographical features, or other alternatives acceptable to the planning
authority. No advertisements/marketing signage relating to the name(s) of the
development shall be erected until the developer has obtained the planning
authority's  written agreement 1fo the proposed name(s).
Reason: In the interest of urban legibility and to ensure the use of locally

appropriate place names for new residential areas.
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8. Prior to commencement of development the applicant shall agree in writing
with the Planning Authority the requirement for a piece of public art within the
site. All works shall be at the applicant’s expense.

Reason: In the interest of place making and visual amenity.

9. Prior to commencement of development the applicant shall submit, for the
written agreement of the planning authority, proposals to provide ragped /

accessible access to the area of communal open space locate n
Block C and the sites eastern boundary
Reason: In the interest of residential amenity Q

10. Prior to commencement of development the applic lPagree in writing

with the Planning Authority the requirement for ik 's play area within
the central area of public open space. All ks | be at the applicant’s

expense.

Reason: In the interest of residentia@ and place making

11. A public lighting shall be s , and agreed in writing with, the planning

authority prior to co %— t of development. The proposed public
lighting shall minimi€e Mgt spill int general and in particular onto the adjacent

River Boyne a mapproved by a bat specialist.
Reason:Ch) ite¥ests of amenity and to promote biodiversity

Reason: To promote biodiversity.

13.The developer shall facilitate the preservation, recording and protection of
archaeological materials or features which may exist within the site. In this

regard, the developer shall -
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(a) notify the planning authority in writing at least four weeks prior to the
commencement of any site operation (including hydrological and geotechnical
investigations) relating to the proposed development,

(b} employ a suitably-qualified archaeologist who shall monitor all site

investigations and other excavation works, and

(c}) provide arrangements, acceptable to the planning authority Jfor the
recording and for the removal of any archaeological materia he

authority considers appropriate to remove.

In default of agreement on any of these requirementsg t er shall be

referred to An Bord Pleanala for determination.

Reason: In order to conserve the archaeologi ge of the site and to
secure the preservation and protection of ahwy r ins that may exist within
the site.

14.All service cables associate€, with tle proposed development such as
electrical, telecommunic communal television shall be located
underground. Ductin@b provided by the developer to facilitate the

provision of broa tructure within the proposed development.

Reason: In tie igiage S of visual and residential amenity.
15.The cék parl facilities hereby permitted shall be reserved solely to serve

\

hall provide for the permanent retention of the designated residential parking

d development. Prior to the occupation of the development, a

Management Plan shall be prepared for the development and shall
submitted to and agreed in writing with the planning authority. This plan

spaces and shall indicate how these and other spaces within the development
shall be assigned, segregated by use and how the car park shall be continually
managed.

Reason: To ensure that adequate parking facilities are permanently available
to serve the proposed residential units and to prevent inappropriate commuter
parking.
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16. The internal road network serving the proposed development, including the
barrier system to the shared surface from Marsh Road, turning bays, junctions,
parking areas, footpaths and kerbs, shall be in accordance with the detailed
construction standards of the planning authority for such works and design
standards outlined in DMURS. In default of agreement the matter(s) in dispute

shall be referred to An Bord Pleanala for determination.

Reason:; In the interest of amenity and of traffic and pedestrian s@

17. Prior to commencement of development a Construction Ata agement
Plan shall be submitted to, and agreed in writing wit > niNig authority

Reason: In the interest of road safety

18. Prior to commencement of developmentdgtails e works to the public road,
shall be submitted to, and agreed in the planning authority.
Reason: [n the interest of roadesafe

19. Prior to the occupatior m elopment, a Mobility Management Strategy
shall be submitted Mg aMg, agieed in writing with the planning authority. This
shall provide f niges to encourage the use of public transport, cycling,

walking an r g by residents in the development and to reduce and
regulatg the t of parking. The mobility strategy shall be prepared and

by the management company for all units within the

son: In the interest of encouraging the use of sustainable modes of
wansport.

20.A minimum of 10% of all car parking spaces should be provided with
functioning EV charging stations/points, and ducting shall be provided for all
remaining car parking spaces, including in-curtilage spaces, facilitating the

installation of EV charging points/stations at a later date.
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Reason: To provide for and/or future proof the development such as would

facilitate the use of Electric Vehicles

21.Drainage arrangements including the attenuation and disposal of surface
water, shall comply with the requirements of the planning authority for such

works and services.

Prior to commencement of development the developer shall sub

Planning Authority for written agreement a Stage 2 - Detailed

Storm Water Audit.

Upon Completion of the development, a Stage 3 Completion ater Audit
to demonstrate Sustainable Urban Drainage Syst s have been
installed, and are working as designed and t re has been no
misconnections or damage to storm wat :nfrastructure during
construction, shall be submitted to g authority for written
agreement.

Reason: In the interest of public h urface water management

in accordance with the scheme of landscaping,
which accompanied i Mication. The developer shall appoint and retain
the services of Landscape Architect (or qualified Landscape
Designer) a pe Consultant, throughout the life of the construction
works, £ ise agreed in writing with, the planning authority prior to

commdncemenrt of development.

: In the interest of residential and visual amenity

2 chedule of landscape maintenance shall be submitted to, and agreed in
writing with, the planning authority prior to occupation of the
development. This schedule shall cover a period of at least three years, and
shall include details of the arrangements for its implementation.

Reason: To provide for the satisfactory future maintenance of this

development in the interest of visual amenity
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24. Prior to commencement of development, the applicant or other person with an
interest in the land to which the application relates shall enter into an
agreement in writing with the planning authority in relation to the provision of
housing in accordance with the requirements of section 94(4) and section
96(2) and (3) (Part V) of the Planning and Development Act 2000, as
amended, unless an exemption certificate shall have been applied for and
been granted under section 97 of the Act, as amended. Where such an
agreement is not reached within eight weeks from the date of this

matter in dispute (other than a matter to which section 96(7) a

referred by the planning authority or any other prospegifve to the
agreement to An Bord Pleanala for determination.

Reason: To comply with the requirements of Pa t@ Planning and
Development Act 2000, as amended, and of ng strategy in the

development plan of the area.

25.The developer shall enter into wate@t&wa’ter connection agreements
with  Irish  Water, prior commencement of development.

Reason: In the interest of Ith.

%; ing works shall be carried out only between the

ondays to Fridays inclusive, between 0800 to 1400

26. Site developmen
hours of 070,

hours o t and not at all on Sundays and public holidays. Deviation
from th@se i will only be allowed in exceptional circumstances where prior
t oval has been received from the planning authority.
: In order to safeguard the residential amenities of property in the
ity

27.Construction and demolition waste shall be managed in accordance with a
construction waste and demolition management plan, which shall be
submitted to, and agreed in writing with, the planning authority prior to
commencement of development. This plan shall be prepared in accordance

with the “Best Practice Guidelines on the Preparation of Waste Management
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Plans for Construction and Demolition Projects”, published by the Department
of the Environment, Heritage and Local Government in July 2006.

Reason: In the interest of sustainable waste management.

28.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 commencens

development. This plan shall provide details of intended constr
for the development, including hours of working, noise mana asures
and off-site disposal of construction/demolition waste.

Reason: In the interests of public safety and residerittsl a

29. The management and maintenance of the prop opment following its
completion shall be the responsibility of aly, constituted management

company. A management scheme proWgding) adequate measures for the

future maintenance of public open § roads and communal areas shall

be submitted to, and agreed 4 , the planning authority prior to

occupation of the develop
Reason: To provide ft' factory future maintenance of this
development in thg irMgreStof residential amenity.
epient of development, the developer shall lodge with the

30. Priorto ¢ e
i thoiy a cash deposit, a bond of an insurance company, or other

ure the provision and satisfactory completion and maintenance

in charge by the local authority of roads, footpaths, watermains,
, public open space and other services required in connection with the

velopment, 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.
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Reason: To ensure the satisfactory completion and maintenance of the

development until taken in charge

31.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 Devel ent

Contribution Scheme made under section 48 of the PI d
Development Act 2000, as amended. The contribution shall i r to
commencement of development or in such phased paym s lanning

authority may facilitate and shall be subject to any,aphgcal® indexation

provisions of the Scheme at the time of payment. D e application of

the terms of the Scheme shall be agreed betwe nning authority and

the developer or, in default of such agreegény, theimatter shall be referred to

An Bord Pleanala to determine the apdlication of the terms of the

Scheme.

Reason: It is a requirement e Planning and Development Act 2000, as
amended, that a conditio% a contribution in accordance with the
Development Contrib e made under section 48 of the Act be
applied to the

}ﬁé’fp

Elaine er

Planning Inspector

23" June 2021
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endix 1:
EIA - Screening Determj a@ Strategic Housing Development Applications
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