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1.0

2.0

21.

2.2.

3.0

3.1

o

Introduction

This is an assessment of a proposed strategic housing development submitted to the
Board under section 4(1) of the Planning and Development (Housing) and
Residential Tenancies Act 2016.

Site Location and Description

The site, with a stated area of ¢. 0.77 hectares is located at Punch’s Cross, a
suburban area on the western side of Limerick, approximately 1.5km fro
centre. The site occupies a corner site between Rosbrien Road and
Road/ O ‘Connell Avenue. The site is vacant and overgrown with di
commercial buildings on the site. The site is surrounded by hoar

The Rosbrien Road bounds the north eastern side of the sitefth
along the west and there are traffic lights at the most northerly*poin here these two

roads meet New Street and O’'Connell Avenue. There is ail centre to the
southwestern corner and a modemn Lidl discount foa storg’in #ie south eastern
corner and surrounding area comprises of a mixgf co ial and community uses

in conjunction with low to medium density regidentgl defeiopment.
Proposed Strategic Housing Deve

The proposed development co .77ha area at the junction of Punches
Cross, between Ballinacurr { South West and Rosbrien Road to the
North East to include;

(A) Demolition of @nt derelict structures including basement area of

approx. 1,000
(B) A stre t—frming ranging in height from four storey plus recessed penthouse
alon IMacurgh Road and Rosbrien Road, culminating in a six storey feature

es cross junction, for use as student accommodation, including
munal facilities such as dining rooms, social activity rooms suitable for
ema/Games room, reception and social areas of 778m2 at ground and first
Two ancillary retail units of 105.6m2 and 99m2 and 54 student apartments in

affangement of 3,4,5,and 6 bedroom configurations. Overall area of building A is
9,028m2 .

(C) A rear courtyard building ranging in height from 5 storeys plus penthouse to
seven storeys, containing 14 student apartments in 5 bedroom configuration; also
including 30 build-to rent apartments as follows — 10 no one bedroom apartments, 18
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3.1.

no. two bedroom apartments and 2 no. three bedroom apartments. Overall area of
building B is 5,330m?2 .

(D) A basement leve! containing social activity rooms suitable for yoga, aerobics and
general social use, laundry facilities, a total of 76 car spaces, designated for
apartments, staff and visitors, bicycle storage areas for 326 bicycles for students,
and 50 bicycles separately stored for apartments, ancillary refuse and maintenance
stores, sub-station and switch rooms and water storage tanks. Overall area o

basement is 5,061m2 .
ents

(F) Vehicular access and egress onto Ballinacurra Ro d rien Road in a
strict controlled oneway arrangement to suit existipg) tra S.

(E) Ancillary courtyard gardens of 1,486m2 , including 48 further su
spaces, to serve as amenity for the student apartments and a sepa
courtyard garden of 450m2 to serve as amenity for the build-to
development, with feature l[andscaping.

(G) Building boundary set back along Rosbrie provide additional traffic
lane for public use, and footpath for publi UMing also set back at corner of
Punches Cross to provide mini public pl vision for future public
subscription bicycle stands.
The total number of student ents proposed is 68 containing 318 bedspaces.
The total number of build- apPiments is 30, containing 104 bedspaces.
Overall building area hround level is 14,358m2 .

The application i%ﬂ led by a Natura Impact Statement
% set out below:

r ) Site Proposal
0.77 ha

318 student bed spaces in 68 apartments &
30 BTR apartments (104 bedspaces)

DA

|

nsity Net c. 109 units per hectare (422 bed spaces)
Dual aspect Stated to be 67%
Other Uses 2 retail units (c.204m?)
Car Parking Basement: 76 spaces
Bicycle Parking Basement: 326 (students) & 50 (BTR)
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Surface: 50 (BTR)

Vehicular Access Roshrien Road and Ballinacurra Road
Part V (applies to BTR 3 units
element}

3.2.Unit mix in the BTR building is as follows:

UnitType  {dbed  |@bed  |8bed Total Q)
Apartment | 10 18 2 30 ‘@
% Total 33% 60% 7% 100%

3.3 Unit mix in the Student Accommodation is as follcQ

Unit Type | 3bed
| §paces
Apartments | 16 68 Apartments (318 bedspaces)
3.4 A letter of support M3y Immaculate College (MIC) dated 14 June 2018 has

been submitted.

3.5 A letter of copseMyfro perations and Management Services dated 10% June 2019
Limerick ity an nty Council has been submitted, giving consent to the inclusion
of seclignSef thefR526 public road as per site location map 1232-17-02 as part of a
i at Punches Cross. If the application is successful, Cloncaragh

egrover the proposed works within the public roadway.

ndix 1 includes a list of documentation submitted with the application.
4.0 Planning History

ABP 304705-19 refers to a 2019 SHD application for 70 student apartments (326
bed spaces), 30 no Build to Rent apartments and two ancillary retail units and
associated works. Permission was refused for the following reason:
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The proposed development includes the excavation of c. 33,000m?3 of soil/ subsoil
and removal of fuel tanks and hazardous substances. The site is located on lands
where the groundwater is extremely vulnerable (www.gsi.ie) and it is located ¢. 1km
from the edge of the River Shannon and River Fergus Estuaries SPA (site code
004077) and the Lower River Shannon SAC (site code 002165).

The submitted Screening for Appropriate Assessment has regard o the inclusion of
mifigation measures to control silt/ sedimentation and spillage of hazardous
substances to prevent any likely significant impact on the groundwater pathwé
which provide a hydrological pathway for polfuted water. Measures intende!

for AA. If such measures are required to avoid potentially significa
European site then a Natura Impact Statement should be submit
the effectiveness of such measures. Notwithstanding this, det
are absent from the submitted documentation. Having reg th
information provided in the Screening Report, the nature o praposed
development, the misapplication of mitigation measur d bsence of a Natura
Impact Statement, the Board could not be satisfiegttha nderstanding and
analysis of the hydrological connectivity betwe iteyrith the European Sites,
River Shannon and River Fergus Estuaries site Jode 004077) and the Lower

River Shannon SAC (site code 002165), ntial implications of the
proposed development on the groundw. as not been undertaken.

The Board therefore cannot be

beyond reasonable scientific doubt, that the

projects, would not adverge e integrity of River Shannon and River Fergus
Estuaries SPA (site cofle 88407 J) and the Lower River Shannon SAC (site code
002165), in view of % onservation Objectives. The proposed development
would therefore He ¢

the area.

o the proper planning and sustainable development of

.96/ BP Ref. No. PL30.221336) refers to a grant of permission for
existing buildings and erection of mixed use retail/office
luding an anchor retail unit, 5 no. retail units, betting office, takeaway

upper floor office development.

inor alterations
Within the vicinity

PA Ref. No. 14/1255 (immediately west of proposed site) refers to a grant of
permission for a change of use of part of ground floor from office to HSE’s Child and
Adolescent Mental Health Service and other works to NEPS building
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5.0

PA Ref. No. 16/44 (ABP Ref. No. PL91.247323) refers to an appeal in relation to a
development contribution for special works with a grant of permission for demolition
of structure and erection of discount foodstore.

PA Ref. No. 17/60 (ABP ref. No. PL91.248965) (immediately SW of proposed site)
refers to a decision to refuse permission for the demolition existing buildings and
construction of a new monopitched licenced discount food store considering the
excessive size on the retail floor space on an area zoning for local centre.

PA Ref. No. 18/8014 (Part 8 development at site on Rosbrien Road to SE of
proposed development) Provision of 17 residential units, relocation of existjsg, pi
provision of new junction onto Rosbrien Road from community centre a ill

works.

Section 5 Pre Application Consultation

A section 5 pre-application consultation with the applica nd lanning authority
took place online under ABP-306772-20 (26" May 2@20) ct of a proposed
development of 70 student apartments (326 bed gpa , 3Build to Rent
apariments and 2 ancillary retail units and ass d warks.

Notification of Opinion @

An Bord Pleanala issued a notificgi t it was of the opinion that the that the
documentation submitted with the uestto enter into consultations constituie a
reasonable basis for an app fopetrategic housing development.

The opinion notificatign pHguant to article 285(5)(b) referred to the following specific
information shouldfe d with any application for permission:

1. Arespgns ers raised within the PA Opinion and Appended City and
Coynty Cqu Depariment comments submitied to ABP on the 02 April 2020.

ro ater Environment Risk Assessment, Ground Water Management
n screening report and NIS which support and have regard o one
er, and which inter alia, consider the possibility of contamination
reaching the Lower River Shannon SAC from the proposed development site,
through the medium of ground water.

3. A Construction and Demolition Waste Management Plan (CDWMP) that
addresses, inter alia, site investigation, demolition of structures on site,
basement construction, end destination and treatment of contaminaied waste /
soils / oils, cumulative impact and where construction technology proposed
has been effectively used in other similar sites.
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4. Adetailed statement of consistency and planning rationale, clearly outlining
how in the prospective applicant’s opinion, the proposal is consistent with local
planning policies having specific regard to the zoning objective of the site,
Zoned ‘C1'": ‘To protect, provide for and/or improve the retail function of local
centres and provide a focus for local centres and its applicability to the
development site in question having regard to the mainly residential nature of
the proposed scheme.

5. An updated Architectural Design Statement. The statement shouid ingflide

the blocks, the design relationship between the individ
site, the relationship with adjoining development an
site boundaries. The statement should be supporte
contiguous elevations and sections.

oriextual plans and

8. A site specific student management plan

7. A detailed schedule of accommodatio ich sfjall indicate clearly number of
bed spaces proposed. Colour codg I hich clearly indicates
individual clusters within the stud nodation element of the proposal
and apartment types within the resSag glement

_and also as rai

9. Areportth ecMgally addresses boundary treatment, the proposed building

material and the requirement to provide high quality and
sustali e figish€s and details.
10.Agfper of the Sustainable Urban housing: Design Standards for New

merks Guidelines for Planning Authorities, March 2018 the development

described in the public notices associated with a planning application
spefifically as ‘Build to Rent’ housing development and a covenant/legal

reement is required at application stage for BTR development.

plicant’s Statement

The applicant has submitted a 'Statement of Response’, this refers to ABP 309772-
20. This is a typo and the correct reference is ABP 306772-20. With regard to the
specific additional information required, the applicant has submitted/ responded as
follows:
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Response to ltem No. 1:

» The applicant has noted that in general no objection was raised and a suit of
documentation was set out that should be submitted with the application.

o [tis noted that the previous reason for refusal has been addressed and
reference to notes by the Heritage Officer.

» The applicant notes the recommended conditions regarding traffic a
transportation and has no objection to them.

e An acoustic Design Statement has been submitted.

e The applicant notes the recommended conditions regagd e and has no
objection to them.

¢ A Natura Impact Statement (NIS) and Groynd WatehManagement Plan have
been submitted

Response to ltem No. 2: &

e Refer to the following rep itted with the application: a} Groundwater
Management Plan (Bagemen, Construction Phase), b) AA Screening Report

and Natura Impact Sfe nt A ¢) Technical Note: Water Environment
Assessment.

Response to ltem{N

o Refi th ated Construction & Demolition Waste Management Plan
CIWMP) mitted.
Res Item No. 4:

Refer to the Statement of Consistency submitted.

Response to ltem No. 5:

s Refer to the Architectural Report and Urban Design Statement submitted.

Response to Item No. 6:
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o Refer to Student Management Plan submitted.
Response to Iltem No. 7:
» Refer to documentation and architectural drawing submitted.

Response to Item No. 8:

o Refer to Acoustic Design Statement submitted. Q
Response to Item No. 9: 2 § )

¢ Refer to the Materials and Finishes Report submitte

Response to Item No. 10:

« Refer to the Site Notice, Newspaper Nojice ahg t ovenant Statement
submitted.
6.0 Policy Context Q

6.1 National
Project Ireland 2040 — Natiagal

The NPF includes a Chap w 6 ‘entitled ‘People, Homes and Communities’. It
sets out that place is #W gAchieving good quality of life. A number of key policy
objectives are no

anning Framework

Objective 2a gbc thaj half of the future population growth will be in our cities or
their subur]

ramework sets ambitious growth targets for Limerick, proposing a
in population to 2040. In achieving this, it places a great emphasis

growth requiring a concentration of development within the existing built

gVided for. Brownfield sites, in particular, are identified as suitable in this context.

Objective 13 provides that “in urban areas, planning and related standards, including
in particular, height and car parking will be based on performance criteria that seek to
achieve well-designed high-quality outcomes in order to achieve targeted growth.
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Objective 33 seeks to prioritise the provision of new homes at locations that can

support sustainable development and at an appropriate scale of provision relative to
location.

Objective 35 is to increase residential density in settlements, through a range of
measures including reductions in vacancy, reuse of existing buildings, infill

development schemes, area or site-based regeneration and increased building
height.

At Section 6.6, dealing with housing, the framework refers specifically to

accommodation. |t notes that accommodation pressures are anticip
in the years ahead and indicates preferred locations for purpose biit s
accommodation proximate to centres of education and accessille iMigstrdcture such
as walking, cycling and public transport. It also notes that th
Accommodation Strategy supports these objectives.

The National Student Accommodation Strategy 2

The National Student Accommodation Stra the Department of

Education and Skills in July 2017 aims to

PBS ey national targets include the
PBSA bedspaces by end 2019 and at
least an additional 21,000 bgfiSSace 2024. It states that 3,788 spaces were
available in Cork 2017 apd % that 6,436 would be required there in 2019 and
7,391 in 2024. A pr: s ort issued in July 2019 reported that 12,677 spaces
were available ip t at the end of Q3 2018, with planning permission

17es. 8, and sought for 2023.

increased level of supply of
purpose built student accommodati

construction of at least an additi

granted for

Minigterial Guidelines

IS a list of section 28 Ministerial Guidelines considered of relevance to
d development. Specific policies and objectives are referenced within the
sMent where appropriate.

o

» ‘Design Manual for Urban Roads and Streets’ (DMURS)

‘Guidelines for Planning Authorities on Sustainable Residential Development
in Urban Areas’ (including the associated ‘Urban Design Manual’)

» ‘Childcare Facilities — Guidelines for Planning Authorities’

» ‘Sustainable Urban Housing: Design Standards for New Apartments,
Guidelines for Planning Authorities’ 2018
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6.2

6.3

o Urban Development and Building Height, Guidelines for Planning Authorities,
2018.

« Appropriate Assessment of Plans and Projects in Ireland, Guidelines for
Planning Authorities.

Other policy of note is:

* Dept. of Education and Skills ‘National Student Accommodation Strategy’
(July 2017).

¢ Dept. of Education and Science ‘Guidelines on Residential De or
3rd Level Students Section 50 Finance Act 1999’ (1999).

» Dept. of Education and Science ‘Matters Arising in Rel uidelines
on Residential Developments for 3rd Level Studen Finance Act

1999." (July 2005).

Regional
Regional Spatial and Economic Strategy fogthe Squtifern Region, Southern
Assembly (2020).

The RSES identifies a number of object @L seek to achieve compact growth,
increased residential densities and wrbanYedeptetion.

act growth in the metropolitan areas), RPO
elopment), and RPO 35 (compact growth).

Of particular relance are: RPO
34 (regeneration, brownfield a

Limerick-Shannon is idenfffied 2@o#e of three Metropolitan Areas in the Strategy
which includes the Ling€ri gnon Metropolitan Area Strategic Plan (MASP).
Of particular rele a following MASP Policy Objectives 1 and 2 to achieve
compact gro ration and consolidation of development in Limerick city
centre and cy Objective 5 to identify suitable sites for regeneration and
developmg€ntby lity site selection process that addresses environmental
concerndaPolicy Objective 10 which seeks to support the environmentally
sugfaipab sification of Limerick City Centre, the assembly of brownfield sites for
t and the regeneration of suburbs to accommodate residential use.
jective 18 seeks to support the existing educational facilities in the Limerick
non Metropolitan Area as critical drivers of economic development. Policy
ective 21 seeks to deliver projects which can strengthen placemaking and public
realm improvements.

Local
Limerick City Development Plan 2010-2016 (as extended)
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The site is located on lands zoned local centre, where Objective Z0.5 (D) states itis
an objective “To protect, provide for and/or improve the retail function of local centres
and provide a focus for local centres”.

Part Il Quantitative Standards
Building Heights

The issue of appropriate building height in context is relative and relates not only {o
the prevailing or dominant heights but also to the grain and its consistency or
diversity within an existing character area.

Limerick has many different character areas reflecting histories, commupifies.a
various opportunities for change. Different character areas will requirgdi

conservation areas and the architectural character of existing b
spaces of artistic, civic or historic importance. In particular, agy n osal must
be sensitive to the historic City Centre.

City Council's policy to allow for the developmenft
locations in order to promote investment, vi

Special Standards Applying to Medium &

The following considerations will be n into account in considering proposals for
high buildings:

o The need to create a posijfc Qb sign;
o The need to suitably i % e building into the urban grain;

0
o The need to crea %’rban spaces;
o In view of the ineWil@0le prominence of a high building it should be of outstanding

o
architectural gua ing a building which is elegant, contemporary, stylish, and,
in terms offform gndypfofile, makes a positive contribution to the existing skyline;

regpect important views, landmarks, prospects, roofscapes and vistas;

al should be very carefully related to, and not have any serious
ges to, its immediate surroundings, both existing and proposed, and

L] v
% ally to any other high buildings and prominent features in the vicinity and to
expting open space;

o The site must be of appropriate size and context to allow for a well designed setting
of lower buildings and/or landscaped open space;

o The design of high buildings should seek to minimise overshadowing and
overlooking of surrounding property and should not create adverse micro-climatic
effects (such as down-draft);
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o The building should consider important telecommunication channels and not
interfere with air navigation.

When submitting plans for high rise buildings the developer will be required to submit
a Visual Impact Analysis Study including a 3-D model of the scheme, and
photomontages of the impact of the building(s) at a city-wide and local scale. When
developing landmark high rise buildings the Planning Authority will encourage
architectural design competitions.

Transport

» Policy TR.6- Mobility Management. Require a Mobility Manage la
any development which will have a significant trip generation

+ Policy TR.9- Cj/cling & Walking. Prioritise safe facilities fgf pe and
cyclists throughout the city.

* Policy TR.12- Controlled & Non- Controlled Crossin e traffic
management through controlled pedestrian crogming a or interchanges.

» Policy TR.25- Promotion of an Alternative rg\Ndoufces for Vehicles by on-
street charging points for electric vehic|gh or faglit#s for discharge of Bio-

Fuels.
Parking: &
Table 16.1 Carparking standards:

Zone 3 suburban (minimum):

Retail —1.25 per sq.m
Apartment —1.25/apartge % % visitor.

. apartment
commodation — 1: 10 students
& Urban Design

Policy H.2- Housing Mix- Provide a good mix of house types for all different
ages and lifestyles.

» Policy H.3- Density- Provide a density in line with the sustainable residential
density guidelines and support a mix of tenures.

» Policy H.5- Density- Promote increased density having regard to existing or
proposed public transport provisions and proximity to the City Centre.
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» Part ll- Quantitative Standards- Increase in density in city centre locations
should include a variety of built form in the layout.

e Part |- Quantitative Standards- Site coverage in Zone 3- Suburban is 50%.

e Policy DM.2 -Planning Statements- larger schemes will be accompanied with
design statements including, inter alia, the architectural response to the site.

Contaminated lands

e The development plan refers to the Docklands as having a legacy of
contamination on the site, no specific polices are detailed.

Surface Water

e Policy WS.6- It is policy to provide high quality Surface Wajgr Coligction and
Disposal System.

* The control of surface water discharges to 2 I/sec/ha is restricted
capacity.

¢ Policy WS.7 Sustainable Urban Drainage S m%) It is the policy of

Limerick City Council to ensure that all ngy devélpp#ents incorporate
sustainable urban drainage systems afthe lication stage.

Open Space

¢ General provision 10%

= All applications shall hav the standards on the national apartment

guidelines.
¢ Private open spa ents 12-15m? per bed space.

Built Heritage

Policy BHA.17 in Architectural Conservation Areas

It is the poligko emgk City Council to protect and enhance the special heritage
values, unfque charg€teristics and distinctive features from inappropriate external

works ittt the fbur Architectural Conservation Areas as follows:
B South Circular Road
Q 1C O’'Connell Avenue

ACA 3 Ballinacurra Road
Policy BHA.19 ACA 1B South Circular Road & New Street
Policy BHA.20 ACA 1C O’'Connell Avenue
Policy BHA.22 ACA 3 Ballinacurra Road

Part lll Development Management

Residential Development
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A high quality of urban design, building design and dwelling design will be sought in
any development incorporating residential uses. in considering applications for new
developments the Planning Authority will refer to the Department of the Environment
Heritage and Local Government guidelines on ‘Sustainable Urban Housing: Design
Standards for New Apartments: Guidelines for Planning Authorities’ (DEHLG,
September 2007) and ‘Quality Housing for Sustainable Communities’ (DEHLG,
2007). Research completed for the Department of the Environment, Heritage and

sustainable urban homes and neighbourhoods we need to ensure that d
their neighbourhoods are attractive and functional to live in for all secti

space.
All new housing and apartment developments should:

o Reflect the existing character of the street by payin enti the proportion,
pattern, massing, density and materials of surrounging S.

ghtyand window proportions.

o Incorporate variations in design- roof typgsgtc. a common theme, in

o Specify the design BER rating f ed dwellings.
Open Space

General provision

Table 16.4 Public Open 8 OWP
Greenfield sites 15% \

| design of residential buildings, where the amount of incoming
, can ensure that sufficient sunlight can enter habitable rooms to

he principles of ‘Site Planning for Daylight and Sunlight: A Good Practice’
esearch Establishment Report, 1991).

is regard the majority of apartments in a development must be dual aspect.

ingle aspect dwellings will only be acceptable where it is not possible to
accommodate dual aspect dwellings. Where single aspect buildings are unavoidable,
they should be designed to avoid exclusively northern orientation. If this is not
possible some compensation is appropriate, such as a view of landscaped areas and
greater floor-to-ceiling heights
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6.4

6.5

6.6

7.0

Draft Limerick Shannon Metropolitan Area Transport Strategy (LSMATS),
published by the NTA — This is a framework for investment in transport for the
Limerick Shannon Metropolitan Area for the next 20 years and includes proposals for
the significant development of the cycle network and enhancement of bus services
and infrastructure. The Bus Connects Limerick programme envisages a network of
reliable high frequency routes connecting Limerick City and suburbs, which includes
provision for the widening of a number of roads.

Designated sites

The subject site is located ¢.1km to the south of the River Shannon and Rj¥®@sFe
Estuaries SPA (site code 004077) and the Lower River Shannon SAC

002165).

Applicant’s Statement of Consistency

The applicant has submitted a Statement of Consistenc e tion 8(1)(iv) of
the Act of 2016, which states how the proposal is cqasist National, Regional
and local policy and requirements of section 28 gridellges.

Observer Submissions

were received by An Bord Pleandia, in

9 no. third party observer submissi
i Prescribed Bodies which are

addition to 2 no. submissions re
summarised in section 9 of thiss#ep

% dents: Ann Warner, Donal & Edwina Cantilion,
ry O*Connell, Mary Duggan & Seamus Bergin, Mary
i erard Reidy, Patrick Hanley and Trudy Morrissey.

A submissi aseceived from ‘Environmental Trust lreland’, this includes
Appendix § whic tains a petition with 103 names. (**| note page 45 of the
n

submEsi legible).

Submission were from t
Marguerita McCarth
Gallagher & Otherg,

e egree of overlap in the issues raised, | therefore propose to provide a
afy by topic to avoid repetition. The main issues are summarised as follows:

mpliance with Limerick City Development Plan:

¢ Punches Cross is zoned ‘Local Centre’. The development materially
contravenes the statutory Development Plan for the area. It contravenes the
land use zoning and therefore does not constitute a SHD pursuant to the
Planning and Development Act 2016.
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» The proposal does not comply with policy H6 (residential amenities), EDS9
(masterplan), BHA192 ACA 1B South Circular Road & New Street, BHA20
ACA1C O’Connell Avenue, Policy BHA22 ACA3 Ballinacurra Road, Section
14.7 (vi) key objective.

e Does not comply with Policy LBR 8 of the Limerick City Development Plan
which refers to the requirement to apply the precautionary principle in relation
to proposed development in environmentally sensitive areas.

» Incorrect zoning description and cumulative impact of 3 separgji ARA

* NO SEA prepared for the Masterplan. )%
Density:

* Over development of site.

¢ Density of 118/ha is excessive.

¢ Development should be amende nsity low rise along Punches
Cross and Rosbrien Road rglds wi her density towards the rear of the
site where it drops dow Childers Road.
» Proposed density g % thise present in Dublin and London.
Pemand for Stu ABgommodation:
e Thei e of the development is not supported with sufficient evidence
to ib et student accommodation demand in the supplied

dagumenyafion.

is demand in the area for units to cater for young professionals not
dents.

» Three other purpose built student buildings in the city are no longer used as
student accommodation and concerns raised that the same would happen
here. Two of which are within 100m of Mary Immaculate College (MIC).
Former student accommodation used as a homeless shelter, a centre for
immigrants and a third property that has high vacancy.

e Query need for more student accommaodation in the region.
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¢ Student accommodation should be provided on campus at MIC.

Design/height/streetscape:

e The height (7 storeys) of the proposed building is out of keeping with all
surrounding structures (2 storeys).

¢ No objection to the redevelopment of the site, if done is an appropriate
sympathetic manner that has regard to the existing structures.

¢ Object to the suggestion that the Cloncaragh Student village de WilL#Tand
as a ‘gateway to the city’.

e The proposal will be overbearing and dominant when % rém adjoining
houses.

e Modern design is not in keeping with the pinetedgth p&ntury cottages and
houses.

s Design should reflect the iconic Lim@ House landmark opposite the
- site.

e Scale, height and desjgisg

and is injurious to thg

properties. x

o Excessiv @s ally intrusive and risk of bird collisions.
%

aches on adjoining houses, overbearing impact
, amenity and appreciation of the neighbouring

e No Bir assessment has been conducted/submitted.

n liance with EU Directive 2018/844. Reference to gov.ie where it is
atg® “Under the previous 2011 Regulations, a typical new dwelling is built to
A3 Building Energy Rating (BER). The NZEB requirements will equate to
an A2 BER.” The Building Life Cycle Report submitted with the application
states “The building will achieve a BER A3” Therefore the proposed

development is not being built to be ‘more energy efficient than the
regulations’.

o Reference to Sl 183/2019 and reference to Part L Building Regulations

regarding solar energy. The proposed buildings fall short of the mandatory
requirement for renewable sources.
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Residential Amenity:

« The height is excessive and will lead to overshading and a poor quality of
residential amenity for existing and future residents and is accordingly not in
keeping with the proper planning and sustainable development of the area.

» The proposed plaza will have a negative effect on the area and will dimigish
the quality of life of local residents as it will lead to large gatherings of¢g .
people and anti-social behaviour and noise,

e The height, design and uses of the development on its boundgry

Rosbrien Road has failed to have regard to the residentigfa ilices’of
existing residents

s Overbearing impact on houses along Rosbrien ac%

» Overlooking of existing houses along Rogbrieg Rdgd, loss of privacy.

o Shadow cast and loss of daylight/ t isting houses opposite the site
along Rosbrien Road.

¢ Visually intrusive develo

nity.

» Destruction of resi
« Noise nuis %‘struction and operational phase).
o Anti- b our associated with student accommodation.
D @ear air.
Q;

y issues associated with the proposed civic plaza.
Heritage:

« Proposed development will dramatically alter the setting of the Ballinacurra
Road, O'Connell Avenue, New Street and Rosbrien Architectural
Conservation Area.

o Impact on the Quaker Graveyard and the Quaker Meeting House.
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Traffic & Transportation:

* Insufficient parking proposed and concerns raised that this will lead to parking
along adjoining residential roads.

» No consideration given to what route student will take (pedestrian) to college.
Details submitted do not accurately reflect existing footpaths. Routes throu
residential areas will lead to disruptions.

e The pre-existing difficult traffic arrangement at the junction of the &gs
Road with the Rosbrien Hill will be further complicated by the dgve
during and after construction phase.

e Traiffic congestion and road safety

» Site visit for the RSA report was undertaken igeAu 8 when schools and
colleges were on holidays. Therefore is noj refldgtiv@gof the conditions for
September to June. Updated stage 1 vis arch 2021 noted that the team

had not been advised of any signific n o the network surrounding
the site. This is not correct.

* Punches Cross is the subject of Bxtensive congestion, the proposal will further
exacerbate this.

* Road Safety Audit s@ efl is incomplete, no information submitted for
collision statistics.

ity apd Qounty Council launched the Limerick Metropolitan District
work. The proposed development seeks to introduce a
dly multi-lane one way system’ on the Rosbrien Road. The

uld contrive Limerick City policy and National policy by creating a
azard.

Mov, t
‘cydiist -un¥ri

Rosbrien Road has been disregarded in the assessment (traffic and
photographs).

o Creation of a third lane will add to traffic congestion in the area.

+ Negative cumulative impact on traffic when considered along with other
permitted development along Rosbrien Road.
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» Topographical photographs submitted are outdated and do not reflect the
current nature of the area.

¢ A roundabout should replace the exist inefficient traffic lights in place at
Punches Cross.

+ Loss of parking spaces along Rosbrien Road in an area where there is
already a shortage of parking spaces. Q

« Inconsistency in documentation submitted. @

¢ Proposal does not comply with DMURS. ,@

s Extinguishment of the local residents parking rights.

e Surrounding roads infrastructure and path
proposed development and extra dema

ngdequate to support the
wiptrise from occupiers.

e 76 car parking spaces is inadequg ® tel"Tor 422 people.
L J

o Development is premature ding upgrades to public transport.

Construction Phase:
» Disruptionto r@s arising from traffic, noise, dust etc.

* Disruptign 0 removal of tanks and extent of excavation to provide the
und d ark has not been adequately addressed nor mitigation
out.

damage to older properties, roads and footpaths from vibrations
sg#ciated with excavations required to provide an underground car park.
st and noise will also have a detrimental impact on the health of local
residents.

« Significant piling will be required, concerns raised regarding the stability and
impact on existing structures.

¢ Concerns raised that the fracturing of the underlying limestone bedrock will
cause radon gas to be released.
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Disregard for existing residential community.

Quarrying of bedrock will be disruptive, distressing and possible dangerous for
local residents.

Environmental Considerations:

No details submitted regarding the former quarry on site. No assessm
submitted regarding the impact this use has had on bedrock, aguife

u
groundwater vulnerability and directional flow, contamination an
environmental impacts.

Presence of ground water well on site is ignored.

No asbestos survey carried out of building to be
No ecological assessment of buildings to pe deMoli

Ground water vulnerability.

No regard to the underlying ow bedrock in the wastewater and surface
water drainage proposals

SUDS systems are ended in areas of high aquifer vulnerabilify.

No assess ep n greenhouse gas emissions in relation to the
demolitiop, or construction works.

Endronmen oncerns (noise, light and air pollution during both construction
eraffonal phases)

tails of author or qualifications/experience of the person whom prepared
th€ Water Environment Risk Assessment Report.

The Water Environment Risk Assessment Report fails to consider the quarry,
ignores the direct hydrological link to the Lower Shannon SAC, ignores the
URS report statement that inferred groundwater is to the west (direction of
Lower River Shannon SAC) as well as to the southwest, ignores the
complexities of karst on groundwater directional flow.

URS Closure Report:

ABP-310103-21 Inspector’'s Report Page 24 of 119



e The Closure report dated September 2013 prepared by URS is heavily relied
upon in the applicant’s planning documentation.

¢ The URS report was prepared on the assumption that the end use would be
commercial not residential

¢ The four tanks which remain in situ were installed in 1986 and are prob
seriously eroded, leaching contaminants.

+ The site boundary of the old petrol station is not the same as t e.

« Following the removal of 4 underground fuel tanks, the ation was
filled in. The trial pits and holes were also filled in. T, g e applicant’s
reports , it is assumed and concluded that it was th tWat was filled in,

this may not be a valid assumption.
» Concerns regarding the removal of tankg and\on¥gminated soil and water and
potential impacts on the health and sa f logpl residents.

Contaminated lands: @

e There are 4 buried haza dergrounded storage tanks on site. Concerns
regarding their remova g with the removal of contaminated soil and water
and impacts arisingfl i

e Hydro carb 0 inated water on site. No evidence that the concerns
raised by {C cQogist, regarding the use of portable modular treatment
syste d examples of schemes where this has been successful,
ha eMgdgtessed.

X contaminated soil is not known and local residents have raised
rns that works may expose contaminant that are currently buried.

Query the integrity of bore hole soil samples.
e Query the integrity of reports based on undated soil samples.
Appropriate Assessment:

e The current proposal has not addressed/overcome the reason for refusal
under ABP 304705-19.
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¢ Impact on ground water and threat to the integrity of Lower River Shannon
SAC

» The redevelopment of a former petrol fuel station has major implication for
groundwater contamination and the nearby River Shannon SAC and the River
Shannon and River Fergus SPA to which it has a direct hydrological link. It is
also within a few kilometres of Bunlicky-Clayfiled Pond NHA for which the
Whooper Swan is an SCIl species.

» Previous use (petrol fuel station) was abandoned not decommissi

material will have to be properly addressed and remedied i to the
nearby European Natura sites and NHA and the impac
before the site is suitable for re-development.

» Previous refusal (ABP Ref 304705-19) on the gite ck of evidence
supplied by the applicant in relation to the potengial act of the proposed
development on the Lower River Shann C aydthe River Shannon and
River Fergus Estuaries SPA. The Bosd petent authority, must again

e The applicant has % ed sufficient data for ABP to undertake its own
a¥” The applicant has provided a summary of its

findings an rpretation of these. Leaving the Board at a
disadva able to undertake a robust and defensible screening
proce s from a 2020 survey are not provided. Field notes/data

fronfl previpuSMisits are not provided.

egualification/experience/expertise of the authors of documents the

re€ning and NIS relied upon have not been provided. In particular the Soil

nagement, Ecological Impact Assessment Report, Groundwater
Management Plan and Water Environmental Risk Assessment.

e ltis unclear if the measures that ‘should’ be done referenced in reports have
been incorporated into the design. Therefore cannot be relied upon as
mitigation measures.
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S

Ecology:

The applicant has not assessed the potential impact arising from the wheel
wash which could potentials discharge to the surface water system and
ultimately into the River Shannon SAC. This also includes potential impacts
from the wheels of trucks transporting contaminated soil that have traversed
the contaminated section of the site on the River Shannon SAC.

The information submitted is insufficient for the Bord to satisfy itself, beygpd
all scientific doubt, that this development, on its own or in combinatiog
other developments, will not adversely impact on the integrity of t
River Shannon SAC and/or the River Shannon and River Ferg tugri
SPA. Therefore permission should be refused.

Local knowledge of a stream on site is not included i
notes that closest surface water feature is ¢.920m
connectivity to SPA or SAC.

ent, which
there is no

The conclusion that the Whooper Swan
not likely to be present within the exte fLi
inadequacies and deficiencies in t a

rick city is an eg of the

No consideration of cumulati
developments but not yet co
proposed incinerator, t

strikes) and the Op :
renders the AA an

im ing to existing and permitted
ucted. Such as the Irish Cement works and
nd Flood relief works, Clarion Hotel (bird
failure to consider any cumulative impacts
s fundamentally and fatally flawed.

It is obse at nearest river Shannon fributary is 500m downbhill from
the pro I6pment, then, irrespective of reports commissioned by the

it d seems that this contaminated site represents a threat to
thg'S

h ent of site contamination surround the 4 disused USTs, decommission
upfull of contaminated water is unknown. The extent of likely water ingress
o the spaces that will be let by the said tanks, when removed, or the extent
of compacted heavily contaminated soil beneath and surround said tanks.

The effectiveness of the PMTS for dealing with contaminated water is also still
in question.
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» FEcological impact Assessment Report does not include an amphibian survey
eventhough there are localised areas of ponding were identified in other
reports.

* Query bat assessment, no bat survey included.

* The ecological survey contains an arbitrary restriction of the zone of

influence of 1km. Q
s Impact on wildlife. No consideration has been given to the potentifiji

on local vegetation and wildlife outside the site in nearby gar !
¢ Reports submitted are inadequate. Appear to be base de surveys

and follow on from the EclA which is defective.

Other:

+ The planning application has made no atteMpt to Address the
implications/impacts arising from th 1 ndemic.
[ J

e Set an undesirable preceden

e Devaluation of prope

s Apartment size n ly with the minimum 55sq.m required for a 1 bed
apartment.

e Noecr % d.

) ncefto wrong roads when describing those that bound the site

wnership, site include lands owed by LCCC

Deed — Not executed by LCCC (17t June 2019). Furthermore this refers to
the 2019 application which is not identical to the current one.

» Reference to constitutional rights

« The application needs to be assessed de novo and not just the previous
reason for refusal.
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¢ SHD is a developer's charter.

» Planning legislation does not supersede the constitutional rights of the local
residents.

¢ The Conservation report notes no potential for archaeological material to be
present onsite given the extensive quarrying in the past . However, no
Archaeological survey or impact assessment has been submitted wif
application.

e Inaccuracies and miss-descriptions throughout the develop va
documents and reports.

e Lack of detailftransparency regarding ownership of ldpment.

o Concerns proposed retail units would becogfe ta
magnet for anti-social behaviour.

ys/off licences and a

¢ Co-living developmej

habitation give the
8.0 Planning Aut mission
8.1 Incompliange on 8(5)(a) of the 2016 Act the planning authority for the area
in which ghe pr d development is located, Limerick City and County Council,
submu repgrt of its Chief Executive Officer in relation to the proposal. This was
re Bord Pleandla on 24" June 2021. The planning authority has not

ais erious concerns with regard to the proposed development submitted.
re@®rt may be summarised as follows:

mation Submitted by the Planning Authority

he submission from the Chief Executive includes details in relation site location and
description, proposal, zoning, planning history, interdepartmental reports, summary
of submissions/observations, summary of views of elected members, policy context
and assessment.

8.2 Summary of views of Elected Representatives (Meeting of the Metropolitan
District of Limerick held on 21t June 2021).
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A synopsis of the comments/views in respect of the proposed development is set out
as follows:

* Scale of development a key issue- visual impact on ACA, impact on right to
light, excessive number of storeys proposed, dominant and overbearing,
height and density not fitting with the area. Members reference Goatstown
SHD refusal by ABP for these reasons.

» Insufficient car parking proposed.

» Limited number of tree stands shown on the landscaping. 9

e Query for potential change of use, could a condition be attache @ e
change of use. The BTR element should be used for associati ith'\gehege
use only and not for private rental.

e Query if AA screening carried out.

e Health & safety concerns.

+ Traffic concerns.

» Difficulty loading observations onto websi

+» Management of anti-social behavio outside the development.

« Have issues in previous application@ssed.

e Site should be developed in symgathy with recent positive development in the
area (Templeville, LIDL,

8.3 Planning Assessment
Principle of Develop :

The principle of a consisting of student accommodation and apartments
is regarded as et this location and is in line with objective ZO.5 Local
Centres in th pment Plan. The proposal for managed student

accommodation, would inevitably increase footfail and activity in the wider

presented in the Greenpark local centre and the Lidl food discount
rms part of the local centre zoning, there is also a petrol station and
Rry @hop located directly across the Ballinacurra road from the Greenpark

#sidential development is ‘permitted in principle’ under Objective ZO.5 (D) Local
Centres. The principle of a development consisting of student accommodation and

apartments is considered acceptable at this location and is in line with objective ZO.5
(D) Local centres.

As the retail element of the development is specifically to serve the student complex
requirements it is considered to be in compliance with the zoning objective in the
Development Plan.
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A Student Demand and Concentration Report is submitted with the application. The
Planning Authority consider the proposed development does not represent over
concentration of student accommodation in the area and represents a much needed
facility to tackle the lack of student accommaodation in Limerick city.

Design/layout

The Planning Authority is satisfied that the proposed layout can successfully respond
to the subject site and represent a high standard of urban design in accordan i
the principle set out in DMURS, the Urban Design Manual a best practice g#
the NPF.

Density:

The Planning Authority refer to the 2018 Apartment Guidelines
categories remain unchanged in the 2020 Apartment Guidelipgs).
as Central Urban and/or Accessible Urban location. The Plgnniss
view that the proposed density of 127uph at this locatign is r|
line with the Apartment Guidelines.

e is classed
ority are of the
essive and is in

Apartment Blocks:

The Planning Authority consider that the propos®il deyklopment is consistent with
the SPPRs set out in the 2018 Apartme in

Design, scale, height, materials & finis

The Planning Authority consider_that
the redevelopment of a brownfle
a positive contribution to pjdceNa

e development would positively contribute to
“®is considered that the development makes
and incorporated new public spaces.

Separation distances gn blgcks are considered adequate.

Units affected by 0 re dual and treble aspect so any shadowing that may
oceur will not e unit.

The submitigd 'St and Sunlight Access Analysis’ states that “all living rooms
within thg propgse@Pdevelopment are likely to achieve Average Daylight Factors
consider in gxcess of the minimum levels recommend by the British Standard for

edominantly daylight appearance”.

jéctural Repot and Urban Design Statement and addition to a Conservation
examine the relationship of the development to the ACAs.

idential Amenity of adjacent property:
The submission of a Residential Amenity Report is noted.

The Planning Authority notes that any development of vacant/brownfield sites in an
urban area will have an impact on the residential amenity of the existing receiving
environment.
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The Planning Authority considers that the development as proposed is consistent
with the Urban Development and Building Heights Guidelines (2018).

The Planning Authority considers that separation distance achieved between the

proposed development and site boundaries with other developments is acceptable
and will not lead to undue adverse impact.

The Planning Authority considers that the overbearing impact that may result is not
considered unduly excessive. Building heights are acceptable.

Overall it is considered that the development will not have a significant und

adverse impact on the residential amenity of the adjoining area. Given thg'ralatiye
limited height of the proposed buildings and the distance to the site bpun®gries is
considered that any shadowing impacts that occur will be limited.

Public Open Space/Landscape Strategy:
Student accommodation do not contain private open space i of balconies.

BTR apartments contain private open space in the form
quality communal area.

s and a high

Communal area between the two blocks acco dated bOth student
accommodation and BTR residents. This isj a ¢.1480 sg.m main
courtyard for student apartments and a c. W apartment courtyard for the BTR.

A space has been proved in the comrgunal Spgee’/T™F BTR apartments play facilities
for children.

Childcare Facility:

Given the proposed mix of € ial&ffered and the characterization of the site as
an inner core area, the ghovign offa childcare facility at this location is not
considered necess

Unit Mix/BTR/

rtments/retail Element:

Management Plan has been submitted to address issues of security
site day to day management.

pariments:

The Planning Authority note the inclusion of 30 BTR apartments following pre-
planning consultation advise.

o The developer shall retain the apartments for a minimum of 15 years.

* A Management Plan is submitted and a Management Company shall be
employed on site.

Retail element:
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¢ 2 no. retail units proposed at ground floor level of the feature corner building.
C. 105.6 sg.m and ¢.99sq.m respectively.

* The proposed retail element is ancillary to the primary use and to serve the
residential complex.

e The scale of retail will not undermine the adjacent retail.
* No take away or off licence provision should be permitted at this locatio

Appropriate Assessment Screening/Environmental Impact Assessme

The Planning Authority notes that the Board is the Competent Authorit
to EIA screening/scoping and the consideration of a Stage1/Stage pPred by
the application and the carrying out of an AA screening or AA of an
application.

Part V:

3 units to LCCC. Final negotiations to be concluded o ecify ails of PartV
compliance prior to the commencement of develogmen

Development Contributions:

Standard section 48 development contrib
Bond for residential element.

Other:

The report contains a summa missions received, the report references 8

observer submissions and cribed Bodies.
Chief Executive Rep ion:
The Planning Au comes an application for a residential scheme on this site.

tho
It is considered tHat rgposed development is consistent with the relative
objectives of #g Limgerigk City Development Plan 2010-2016 (as extended).

Statemegft it*ac ance with Section 5(b){(ii)
Havig,ro@ard i@ the sites location on lands zoned Z0.5 - Local Centre, The National

ramework and Rebuilding lreland (Project 2040), Guidelines for Planning

on Sustainable Residential Development in Urban Areas 2009, Urban
anual a Best Practice Guide 2009, Sustainable Urban Housing — Design
dards for New Apartment 2018, Design Manual for Urban Roads and Streets
013 and The Planning System and Flood Risk management Guidelines 2009, the
proposed development subject to conditions below, is in accordance with the proper
planning and sustainable development of the area.

27 no. conditions are recommended. These are mostly standard in nature.
Conditions of note include:

No. 2 (management company)

ABP-310103-21 Inspector’'s Report Page 33 of 119



No. 19 (Refurbishment Demolition Asbestos Survey (RDAS))
No. 23 (details of nature of retail units)
No. 24 (restriction on use of student accommodation)

No. 25 (Section 47 agreement relating to BTR units to be retained in ownership and
operated by developer for period not less than 15 years)

No. 26 a) notification to PA of any site operation (including hydrological and
geotechnical investigations).
b) Employment of qualified archaeologist to monitor all site investi sa

other excavation works).

¢) name of suitably qualified archaeologist to be submitted tg P

No. 27 (archaeology)

8.4 Summary of Inter-Departmental Reports

9.0

Environment Section (waste management) (3" June
to conditions.

Archaeologist (24" May 2021). No objection

Roads Section (26" May 2021). This inclyfi
relating to a}) car parking arrangements, b) Y pedestrian issues, ¢) public

objection subject

ct to fonditions.

Delivery Plan.

Physical Development Secjie
Physical Development Set w
Prescribed Bodfe

Under the *
the followi

ood Risk) (21%t June 2021). No objection.

io issued (ABP 306772-20) the applicant was required to notify
bodigs©f the making of the application:

1) &, 2) National Transport Authority (NTA), 3) Transport Infrastructure
, 4) Department of Culture, Heritage and the Gaeltacht, 5) An Taisce, 6)
e’ Council, 7) Health Service Executive and 8) Commission for Energy

The following is a summary of the reports from the above bodies that made a
submission:

Transport Infrastructure Ireland (TIl) (12" May 2021). The observation noted that
in the case of this application TIli has no observations to make.

ABP-310103-21 Inspector's Report Page 34 of 119



10.0

Irish Water (IW) (3" June 2021). Based on the information submitted as part of the
pre-connection enquiry and on the capacity available in the IW networks, new
connection(s) to the existing network to service this development are feasible
subject to:

Wastewater:

IW will not accept stormwater into the W network. The applicant must consj
onsite disposal measures for the stormwater or alternatively contact the Jgoc
Authority to discuss a connection to the stormwater sewer.

Design Acceptance:

The applicant has engaged with IW in respect of design pr iPrn the redline
boundary of their proposed development site and has Qeen ISguegf with a Statement
of Design Acceptance for the development.

4 no. conditions are set out in the submissio t WYeduest be attached in the

event of a grant of planning permission. @
Assessment

The Board has received a plannihg a ation for a housing scheme under section
4(1) of the Planning and Dg {(Housing) and Residential Tenancies Act
2016.

| have had regarq(to ocumentation before me, including, inter alia, the report
of the Planningl Aority; the submissions received; the provisions of the Limerick
2010-2016 (as extended), relevant section 28 Ministerial
s of the Planning Acts, as amended and associated Regulations;
Framework; Regional Spatial & Economic Strategy for the

Principle of Development

o Design Strategy

» Residential Amenity (existing properties)
o Residential Standards for future occupiers

o Built Heritage
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e Traffic & Transportation
e Services & Drainage

o Contaminated Lands

e Ecology/Biodiversity

e Other matters

¢ Chief Executive Report

The attention of the Bord is drawn to the fact that a previous SHD applicat
these lands was refused permission under ABP-304705-19 for reasons
solely to appropriate assessment (see section 4 above). The propo
is very similar to that previously refused in terms of typology of uni
height, density and infrastructural proposals. In addition, an N
with this current application.

10.1 Principle of Development
10.1.1 Context Q

Having regard to the nature and scale of dt proposed, namely an
application for 318 student bedspacegin 68¥ig L2t Mments and 30 no. Build to Rent
apariments located on lands for which\gsidential development is permitted in

principle under the zoning objec f the opinion that the proposed
Strategic Housing Development, as set out

development falls within the #€MRikio
in section 3 of the Plannipg w velopment (Housing) and Residential Tenancies
Act 20186. S

Permission was

en‘submitted

I 19 under ABP 304705-19 for 326 student bedspaces in
70 no. apart n BTR apartments for reasons relating to appropriate
assessmejfl. [he clgent proposal mirrors the 2019 application to a large extent
albeit fgr r@ducedjno. of student bedspaces.

Prev on the majority of the site relate to a petrol filling station and a large
\ct mercial building remains on the site.

mon thread across submissions received, including signed petitions, relates to
the’principle of the development on this site, in particular the inclusion of the student
accommodation, and the lack of demand for same in the area given the amount of
change of uses to existing student accommodation developments in recent years.
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10.1.2 Land Use Zoning

The site is zoned under land use objective ZO.5 (D) Local Centres with an objective
"To protect, provide for and/or improve the retail function of local centres and provide
a focus for local centres’.

| note that some Observers have raised concerns that the proposal would materially
contravene the land use zoning attached to the site and therefore the Board

be precluded from dealing with a SHD application at this location. The issu
material contravention of the zoning was not raised under ABP 304705
note that the Chief Executive Report for the current application does
proposal to be a material contravention of the land use zoning att,
have reviewed the documentation on file, the Limerick City De
2016 (as extended) and the history file (ABP 304705-19)
and | note the Board established that the proposed use is i
use zoning objective attached to the site and is not a rial
use.

Student Accommodation falls under the definitign ofsgsidgntial under Strategic
Housing Development as per the Planning a evelgpment (Residential
Tenancies) Act 20186.

| am satisfied that Student Accommodati jdential use. Residential is
permitted in principle under land us& zonin Jective Z0.5 Local Centres and
therefore | am satisfied that St ommodation and Build to Rent Apariments
are acceptable and does not contsgvenethe land use zoning objective attached to
the site. Furthermore, the velopment includes 2 no. retail units which
contribute to the deliv the area.

ith this site
ce with the land
ravention of said

Igcal centres refer to the use of small convenience retail
e area and inclusion of residential use. A range of local
centre servic e neighbourhood centre to the south of the site and a
discount sto ) is operational adjacent to the site. A small hotel/ public
house isfpcatedy of the opposite side of the road at Punches Corner, outside of

tho gnated as local centre.

hegQcalfentre zoning permits residential development. | have inspected that area
| nPfe the scale of retail use in the existing neighbourhood centre to the south,

% Bnd the public bar on the corner of Punches Cross. | consider an acceptable

ge of facilities are currently available to support local needs. On balance | do not

consider the inclusion of residential development at this location would detract from

the existing retail uses or prevent any further delivery of local services in the

immediate vicinity.

The current statutory Development Plan does not contain specific Student
Accommodation policies and objectives. The NPF notes that accommodation
pressures are anticipated to increase in the years ahead and indicates preferred
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locations for purpose built student accommodation proximate 1o centres of education
and accessible infrastructure such as walking, cycling and public transport. It also |
notes that the National Student Accommodation Strategy 2017 supports these
objectives. The site is located ¢c500m from Mary Immaculate College (MIC).

The proposal includes two retail units (204.6m?) along the front of the site at Punches
Corner, at the entrance to the student accommodation. The Statement of
Consistency which accompanied the application states that the retail units are to
operate in conjunction with the student accommaodation. A number of submissj

from local residents are concerned the proposed retfail use will be for a takeéaya

off licence. No details have been submitied that indicate the retail uses u

for takeaway or off licence. As noted above it is stated that the units

e
anciflary to the student accommodation. There is no indication b
drawings submitied (ventilation, ducting etc) that a takeaway i part of
this application. | am satisfied that this matter can be addresded ition of the
Board is of a mind to grant permission.
The Planning Authority concurs that the proposed depelo & acceptable in

principle. The majority of third-party observers hagd noYajoggebjection to the principle
of a residential development on the subject site werg more concerned with the
nature of such (ie student accommodation) d density associated with
the scheme.

Having regard to the zoning objectiv
principle and the previous use o
development, consisting of stude
acceptable in principle subje
planning considerations yhigh

n the , those uses which are permitted in
(18| consider the principle of residential
odation and BTR units, on this site is
ymPHance with the relevant standards and other
ddressed in this report.

Finally, in relation tq i er | note that the Bord did not raise issue with the
principle of the d t0n this site, in their previous refusal on site (ABP-
in

e
304705-19). e of all the above, | therefore consider the proposal to be
acceptablegd

10.1.3 Densi

A third parties raised concerns that the density proposed is too high and
ti ver development of the site.

roposal is for 68 student apartments (318 bedspaces) and 30 BTR apartments
on a site with a stated area of c. 0.77hectares, therefore a density of 127 units per
hectare is proposed. | note that the applicant’'s documentation refers to net density of
the proposed development is calculated to be ca. 118 dwellings per hectare. This is
based on a density dwelling per hectare equivalent for the student bedspaces and
apariments of 5 bedspaces per dwelling. | do not agree with the calculation and
consider the appropriate density of the site should be calculated on the number of
units (i.e 98 apariments) resulting in the above mentioned density of 127uph. The
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Planning Authority refer to a proposed density of 127uph at this location which was
not considered excessive and in line with the 2018 Apartment Guidelines?.

Policy at national, regional and local level seeks to encourage higher densities in key
locations. It is Government and regional policy to increase compact growth within
specified areas and increase residential density. The RSES requires that all future
development within the metropolitan area be planned in a manner that facilitates
sustainable transport patterns and is focused on increasing modal share of acti

and public transport modes. The MASP identifies strategic residential and
employment corridors along key public transport corridors existing and plagn
Guidelines for Planning Authorities on Sustainable Residential Develo ti an
Areas (2009), Sustainable Urban Housing: Design Standards for N ts

consolidated higher density developments within existing orpianngd public transport
corridors (within 500m walking distance of a bus stop a light rail
stop/station), where higher densities with minimu sifles of 50 dwellings per
hectare are supported, subject to appropriate [ d¥menity standards, in order

and RPO35 of the Regional Spati
and SSPR2 of the Urban Deve

is necessary to sggnif
Developmen
appropria lo
relation t© proxi
locaj

crease housing supply, and City and County
ans mugt appropriately reflect this and that apartments are most

ithin urban areas, and the scale and extent should increase in
to public transport as well as shopping and employment

s@he gurrent site falls within the category of an ‘Central and/or Accessible
njQcation’, given its location within 1.5km walking distance of third level

n€ and employment centres and therefore suitable for higher densities.

i

area is served by a number of bus routes/services, including the No. 301, 304
d 304A. Of which the 304 and 304A provide links (15 min. frequency) between the
site and the University of Limerick. The 301 provides a line to Limerick Institute of
Technology by means of a 1km walk. Mary Immaculate College (MIC) is ¢.550m (ie a
7 minute walk) from the site. Provision is made for taxi bays along the road frontage

! The Chief Executive report refers to the Sustainable Urban Housing: Design Standards for New
Apartments 2018. These were superseded by the Guidelines published din December 2020. | have
had regard to the 2020 Guidelines in my assessment.
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of the site The surrounding local centres, third level institutions and employment
opportunities are easily accessed by bike or by bus from the site location. As such, |
consider that the site having regard to access to public transport (bus) and proximity
to urban services/employment, as defined under the Apartment Guidelines and can
sustainably support the increased density level proposed.

The subject site is a brownfield site on the edge of Limerick City Centre and within a
designated local centre. The Development Plan promotes density standards fr
Sustainable Residential Guidelines, therefore a minimum of 50 per ha is requfr

note the location of the site adjoining a bus route, in the vicinity of mixed
developments and close to the Mary immaculate College. In my opini
have capacity for increased density, subject to appropriate assessmeén
safeguards. The development accords with national guidance |

sustainable development on appropriate sites. While the dengity r than that
currently existing in the immediate vicinity, it is reflective of th anging context of
the area. The planning authority are generally satisfied irfinig.re . The Bord did

not raise concerns in relation to proposed density indfie prgfiol® application on this
site, under ABP-304705-19.

Having considered the applicant’s submissj ervers submissions and those of
the Planning Authority, as well as local, re national policy, the site is
within the MASP, close to public trapport an line with s.28 guidance on
residential density, | am satisfied roposed quantum and density of
development is appropriate in this stance having regard to national policy, the

relatively recent permissiong ity, the area’s changing context, the site’s
size and proximity to p q

and is not contrary to the provisions of the
development plan in esp8gt orgensity or guantum.
10.1.4 Demand for St n%vmodation and Build to Rent (BTR)
Student Ag€othm ion
A compagnreadfthroughout the observations is the lack of demand for student
datio

in the area and reference is made to an number of change of uses

pafidemic, further reducing the demand for student accommodation in the area. |
acknowledge the observations made and note the concerns. The movement of
lectures to online is a short term solution to address the educational requirements
during the Covid 19 pandemic and associated public health restrictions. The demand
for student accommeodation is based on in person attendance at lectures rather that
the short term emergency measures in place at present.
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The application is accompanied by a Student Demand and Concentration Report and
letters of support from Mary Immaculate College (MIC). The report refers to The
National Student Accommodation Strategy. The National Student Accommodation
Strategy was launched in July 2017 and is described as an important action in the
Government's overall plan to accelerate housing supply. Rebuilding Ireland sets a
target to bring on-stream an additional 7,000 purpose built accommodation bed
spaces by 2019. While there were 179,354 full-time enrolments in the 2015/2016
academic year, in terms of increased demand, the Department of Education

Skills (DES) has previously indicated there is potential for the number of fylf-
enrolments in DES aided HEls (Higher Education Institutes) to increas 7%
2030. It is noted that the most recent progress report published in
concluded that at the end of Q3 a total of 21,254 bedspaces wer
construction, completed or with planning permission. Resultin
bedspaces remaining to be provided. The strategy also log ed supply and
demand for purpose built student accommaodation (PBSA) e and for
Limerick notes that in 2019 there will be a demand fo

The Student Demand and Concentration Report efyclud€s tHat there is one existing
small scale student accommodation develop t in e ¥cinity and no permitted
developments. The proposed developmen
estimated shortfall in student accommod
2019.

imerick of 2169 bedspaces in

| consider based on the infornfa ided by the applicant and a number of
reports cited relating to styd RC modation that it is clear that there is a need
for this accommodatio % nationally and within Limerick City. A number of
observers criticise t P8 or the accommodation proposed at this location in
terms of concent 0 ommodation for students (when viewed cumulatively
with rentals u ufehts in the vicinity) as well as questioning the need for such
accommodgliony of the current public health environment relating to Covid-19.
I would ffe o that there is sufficient information to determine that there is

demandWer addtional student accommodation and in the case of Covid-18, it is too
ely state that this situation will be different. Speculation regarding the

rrent public health scenario is not justification for precluding the

$filding A provides 54 student apartments in arrangement of 3,4,5 and 6 bedroom
configurations. Building B includes 14 student apartments in 5 bedroom
configuration. | consider the range of student accommodation acceptable.

Build to Rent (BTR) apartments

The proposed development also includes 30 no. Build to Rent apartments. Section 5
of the Sustainable Urban Housing: Design Standards for New Apartments, 2020
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provides guidance on Build-to-Rent (BRT). The guidelines define BTR as “purpose ‘
built residential accommodation and associated amenities built specifically for long-
term rental that is managed and serviced in an institutional manner by an institutional
landlord”. These schemes have specific distinct characteristics which are of
relevance to the planning assessment. The ownership and management of such a
scheme is usually carried out by a single entity. A Site Specific BTR Apartment
Management Plan and a draft covenant have been submitted with the application.
Having regard to the location of the site close to employment centres, educatio
institutions and beside good public transport facilities, | am satisfied that t
provision of Built to Rent apartments as part of the proposed scheme is
justifiable at this location. The proposal will provide a viable housing sgiuti
households where home-ownership may not be a priority. The resi

tenure provides a greater choice for people in the rental sector,
Rebuilding ireland.

| refer the Board to the provisions of SPPR 7 which provides that:
BTR development must be:
(a) Described in the public notices associated$ith 2¥0la ning application
specifically as a ‘Build-to-Rent’ housing d lopriyntfthat unambiguously
categorises the project (or part thereof)ss rm rental housing scheme,
or legal agreement further to

permission to ensure that the

include a requirement that pment remains owned and operated by
an institutional entity apdeRat¥is status will continue to apply for a minimum

are sold or rente are or that period:

(b) Accompanj

recreational be provided as part of the BTR development. These

facilities rised as:

(i) Resi®ant port facilities — comprising of facilities related to the

oper@tion o\the development for residents such as laundry facilities, concierge
ment facilities, maintenance/repair services, waste management

, efc.

sidential Services and Amenities — comprising of facilities for communal

eCreational and other activities by residents including sports facilities, shared

flounge areas, work/study spaces, function rooms for use as private dining
and kitchen facilities, etc.

The public notices refer to the scheme that includes 30 no. ‘Build-to-Rent’
apartments and a draft deed of covenant indicates that the applicant is willing to
accept a condition requiring that the 30 BTR residential units remain in use as BTR
accommodation, that no individual residential unit within the development be
disposed of to any third party for a period of 15 years only from the date of grant of
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permission. | consider that the matter of the covenant be further dealt with by means
of condition.

All of the BTR apartments are provided in Building B and are as follows: 10 no one
bedroom apartments, 18 no. two bedroom apartments and 2 no. three bedroom
apartments. SPPR 8 sets out proposals that qualify as specific BTR development in
accordance with SPPR 7. In this regard, no restrictions on dwelling mix apply and
therefore the units mix is considered acceptable.

10.1.5 Conclusion

Having regard to the zoning objective on the site, those uses whith ewnitted in
principle and the previous use on the site | consider the princigle ntial
development, consisting of student accommodation and B e, this site is

acceptable in principle subject to compliance with the relevallt stafldards and other
planning considerations which are addressed in this re

Having regard to local, regional and national p
close to public transport and in line with g
satisfied that the proposed quantum and
instance having regard to national @licy, t
vicinity, the area’s changing co
and is not contrary to the provisi
guantum.

site is within the MASP,

€ on residential density, [ am
. development is appropriate in this
Elatively recent permissions in the
site’s size and proximity to public transport
development plan in respect of density or

The application
College and

ccessible location within ¢.500m of Mary Immaculate
le via bike and bus to Limerick Institute of Technology
and Universi iCk. 1 am satisfied that the proposed use as Student
Accom ion TR apartments are appropriate at this location and in line
with natf@nal pdficy which indicates preferred locations for purpose built student
ac @h and BTR apartments are proximate to centres of education,

t at accessible locations where in terms of walking, cycling and public

10.2 Wesign Strategy
10.2.1 Height/Scale/Massing

Numerous Observers have raised concerns with regards the impacts of the proposal
on the visual amenity of the area and that it is out of character with the existing built
environment. These concerns are interlinked with concerns regarding height, scale
and massing of the proposal. There is a general consensus amongst third party
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observers that the proposal would negatively impact on the visual amenity of the
area. The planning authority have not raised concemns in this regard.

The immediate vicinity is predominantly characterised by low density, established
suburban area with houses primarily single storey or two-storey in height.

Guidance for medium & high rise buildings, as provided in the current Development
Plan, includes an emphasis on high quality contemporary buildings which make
positive contribution to the skyline and have cognisance to the surrounding ar,
current Development Plan does not prescribe height limits parameters Thean
states that the issue of appropriate building height in context is relative atgs
not only to the prevailing or dominant heights but also to the grain a S CEgSI

ncy
or diversity within an existing character area.

Permission is sought for fwo buildings with heights ranging b n nd seven
storeys around two internal courtyards. Building A (¢ 9028sq! in height
from four storey plus recessed penthouse along Ballina R nd Rosbrien
Road, culminating in a six storey feature comer at Punch junction. Here a
civic square (mini-plaza) is provided to coincide wjth tMg eftgance. Building B (c.
9330sqg.m} located to the rear ranges in height 5 st@reys plus penthouse to

seven storeys.

i3l features of Building A,
B at ear of the site. | consider that the
ent of the nature and scale proposed,

adjoining the public plaza, and Buildj
site has the capacity to absorb a

and | am of the opinion that d redevelopment of these lands would be an
appropriate re would be 2n g ate intervention at this location.

The CGils of the pr elopment illustrate the transition in heights between
the proposed lo and a selection of permitted development immediately

adjoining t e. ider that the proposal would not be visually dominant when
viewed frofp the ounding area.

Th velopment and Building Height Guidelines provide clear criteria to be

ARl n assessing applications for increased height. The Guidelines describe
% to move away from blanket height restrictions and that within appropriate

ORatfons, increased height will be acceptable even where established heights in the
arta are lower in comparison. The proposed development does not materially
contravene the Limerick City Development Plan 2010-2016 (as extended).

Having regard to the Urban Development and Building Heights Guidelines, 2018, |
note that specific assessments were undertaken including photomontages and

daylight/sunlight analysis. Applying section 3.2 of the Building Height Guidelines |
consider the following
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At the scale of relevant city/town, the proposal will make a positive contribution to
place-making introducing new street frontage and utilises massing and height to
achieve the required densities. | consider there to be sufficient variety in scale and
form to respond to the scale of adjoining developments and create visual interest in
the streetscape. | consider the proposed quantum of residential development,
residential density and housing mix (student accommodation and BTR apartments)
acceptable in the context of the location of the site in an area that is undergoing
redevelopment, is an area in transition proximate third level institutions, centg
employment and public transport.

At the scale of district/neighbourhood/street, | consider that the propos
satisfactorily to its overall natural and built environment in this insta
a positive coniribution to the urban neighbourhood at this location.

development would not interfere with significant views in the lo€3i} ite (while
near to ACAs} is not located within an architecturally sensitpr€ are | am of the
opinion that the proposal can be accommodated on this sit oyt Uetriment to the
visual amenities of the area. The use of material and fiighes e elevations

contributes to breaking down the overall mass of t development. CGls of
the proposed development have also been subpmitteMwithgthe application and have
assisted in my assessment of the proposal. nsider the height and
massing of the development appropriate

At the scale of the site/building: The pro es new public realm, active
frontages and fenestration that willfgssively Survey the access road and pedestrian
linkages. It will contribute to th My of the area, by establishing a positive

contribute to the dwelling §
section 13.6. Sunlight ghd ¥ consideration are addressed in section 13.6.2
(o)

Flood Risk AssessmentWgs been carried out and this is addressed in section13.10.4.
| therefore find th@t t sed development satisfies the criteria described in
section 3.2 ofdRe Blilding Height Guidelines.

buildings at this location is acceptable. | am of the view that having
tional guidance, the context of the site in an accessible location which is
yfig significant redevelopment, the proposed height is acceptable.

Having r@gard tq ihe considerations above, | consider that the proposal in principle
for
.
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| have inspected the site and surrounding area and | agree with observers that the
blocks will be visible to residents in the vicinity. There are no residential properties
immediately bounding the site. The closest dwellings are located along Rosbrien
Road to the northeast of the site facing the application site. | am satisfied that the
proposed development would not result in an overbearing or visually dominate
development when viewed from the 6 no. dwellings facing the site along Rosbrien
Road This is also reoccurring theme raised in the Observer submissions which

proposed development will not have a significant adverse impact on the
amenities of sensitive receptors in the area, such as existing residenti

serviced underutilised site.
10.2.2 Design/Materials/Finishes

Numerous submissions have raised concerns regarding r d design,
materials and finishes which are considered out of kgepin e area and in
particular the ACAs. The application site is not logated\yithigeor adjacent to any

The current Development Plan sets out th
to create a positive urban design; to suitab
grain and create positive urban spa
contemporary intervention in an

ight buildings need inter alia
‘P pte the building into the urban

. The @PPficant in this instance is proposing a
ominantly characterised by commercial

ata promlnent location

therefore can accom 0 ent designs and styles when seeking to introduce
new elements to th @'ﬂ nment.

%- troduce a new element to this disused site

The proposed @i teplls are as follows: * Honed Limestone for the feature

corner blo tion of both roads * Red kiln fired brick on the outer spine
walls - Plagtered Rlifths at ground level « Combination of plaster, brick and limestone
on th and courtyard. = Feature railings to outer terrace set backs. -

Gl tanding seam roofing soffit/fascia details.

ppl¥ation documentation outlines that the materials have been chosen to
traditional facades in the nearby Limerick Georgian quarter while also
Masising the landmark nature of the entrance to the overall development.
Features railings at ground level at both road frontages will ensure an attractive
transition between the public footpaths and the student accommodation. A Materials
and Finishes Report is included with the application.

The applicants have submitted photomontages showing the proposal in the context
of the existing built environment. An Architectural Report & Urban Design Statement
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Board considers granting permission .
10.2.3 Conclusion

is submitted with the application which sets out clearly the overall architectural
rationale and approach. The applicant also provides a Landscape Design Rationale
Report and Building Lifecycle Report, these should be read in tandem as they set out
external building materials and landscape external materials. In my view, the use of
high-quality materials and finishes and contemporary design offers an opportunity for
an aesthetically pleasing development at this location. While | recognise that the
proposal would have a visual impact when viewed from the surrounding area it is
reflective of the evolving built environment in general area and | consider it to
positive one which enhances the architectural grain of the area.

The Apartment Guidelines require the preparation of a Building Life
regarding the long-term management and maintenance of apart
has been supplied with the planning application.

report

| consider that the development has been designed to be of the character
of the area and provides a modern development that i e of its surroundings
through appropriate design intervention at this locgtion! wledge successful
delivery of design is dependent on high quality finisfgs akg materials. | am satisfied
that specifics pertaining to finishes and mate required by condition if the

The issues of height, scale and m
sum of all these parts that, am
appropriateness or otherwi oposal. | am generally satisfied in this regard

and to improving the public realm, streetscape and
connectivity of N Tfle communal open space [ayout and provision will ensure
that the sch S active addition to the area. While, there is no doubt, it will
bringac t character and context of the area, | am of the view that this will
be a posflive ch&nfe and | consider the proposal to be in compliance with national
guigln i regard.

existing residenti

ncerns raised in the submissions, however | consider that the

ent has been designed to be respecitful of the character of the area and
des a modern development that is respectful of its surroundings through
Fppropriate heights, massing and scale. | am satisfied that the proposed
development would not have so great an impact on the visual amenity of the area as
to warrant a refusal of permission. The highest element is 7 storeys and forms a
feature corner located at the entrance at the northern most corner, which connects to
a plaza, providing a focal point for the development which a transition in height and
scale as one moves through the site.
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I note the existing brownfield use, commercial nature of the adjoining lands and the .
local centre zoning and the need for efficient land use | consider the height range
acceptable for this urban setting, providing a focal point into Limerick City Centre. |
consider this variation in height and design compliments the site. The set back from
the edge of the road and public plaza ensures the building is not overbearing on the
surrounding area. | consider the scale and massing appropriate at this location and
the scheme responds sufficiently to the location along main approach roads into
Limerick City and in the context to the surrounding environment. | am of the vi

the proposal will improve the architectural grain of the area, by bringing into,fs
zoned serviced site that is hoarded up at present.

I am satisfied that setbacks from the nearest residential propertiesg(lo the
opposite side of a public road) are adequate to address any p oneerns
kK$S account of

adjacent sites and recently permitted development in the a. Overall the
proposed development has been designed to mini imp@acts on existing
residential development.

| consider the height proposed to be in keef
note the policies and objectives within Reb z
Plan on Housing and Homelessnes d the National Planning Framework — Ireland
2040 which fully support and rei
development such as that propgged\gn sites in close proximity to quality public
transport routes and within &b 8 n areas. | consider this to be one such site.
The NPF also signals a ghift 2rnment policy towards securing more compact
and sustainable urb Nment and recognises that a more compact urban form
facilitated through Wel jgp@€d higher density development is required. | am also
cognisant of thelrban De¥elopment and Building Heights, Guidelines for Planning

Authorities 8) WRigh sets out the requirements for considering increased building
height in v@rious lgcaltions but principally, inter alia, in urban and city centre locations

7

and s wider town locations. | have had particular regard to the
de management criteria, as set out in section 3.2 of these Guidelines, in
S S proposal

examined the potential visual impacts of the proposed development on nearby
ar@as. My assessment has also been informed by my site visit, where | viewed the
proposed development site from surrounding areas. In principle, | consider that the
site can accommodate a development of the nature proposed and the proposal
represents an acceptable form and scale of development at this location. The Bord
did not raise issue in this regard in the previous decision on the site, ABP-304705-19.

In my opinion, any impacts on visual amenities would not be so great as to warrant a
refusal of permission.
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10.3 Residential Amenity - Impact on Existing properties
10.3.1 Context

The development site is bounded to the immediate north by Rosbrien Road. To the
south by electricity substation and south of this Greenpark shopping cenire and Lidl
(southeast), to the west by Ballinacurra Road which leads into O'Connell Avenue and
to the east by HSE building. Many of third party submissions received raised
concerns in relation to the impact on surrounding residential amenity. Elec

Members have also raised concern in relation to same. Potential impac

specific headings dealing with these issues. This section consi ing and
overshadowing/access to daylight/sunlight.

| note that there are no residential properties immedia bowgdifig the application
site. The nearest residential properties, a row of 6 go. ‘@) y terraced dwellings

10.3.2 Overlooking

The primary issue around overlQokin®yelates to rear garden/private amenity areas.
This does not arise in this instan houses back onto or immediately bound the
site.

Overlooking of prope orthern side of Rosbrien Road from Building A
does not arise giy, e ration distances between the proposed block and the

front fagade of jh S.

Overlookfig ®f h s set back from Ballinacurra Road (Southville Gardens) does
not arjsef@iven the separation distances between them and the proposed blocks
j public road and footpaths and intervening land uses.

10.3.3 Loss of Daylight/Sunlight/Overshadowing

10.3.3.1 Context:

A common thread raised in observer submissions relates to the impact of the
proposed development on the residential amenities of adjoining and nearby
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properties. The development site is bounded to the immediate northeast by
Rosbrien Road. To the southwest by electricity substation and south of this
Greenpark shopping centre and Lidl (southeast), to the west by Ballinacurra Road
which leads into O’Connell Avenue and to the east by HSE building. There are no
residential properties immediately bounding the development site.

The Planning Authority raised no concerns in relating to overshadowing or access to

sunlight/daylight from any of the residential properties within the immediately vj
of the application site.

Section 3.2 of the Urban Development and Building Height Guidelin
that the form, massing and height of proposed developments sho

minimise overshadowing and loss of light. The Guidelines st @ opriate and
reasonable regard should be taken of quantitative performan pppoaches to

and Sunlight’ (2nd edition) or BS 8206-2: 2008 — ‘Lidkti ildings — Part 2:

Code of Practice for Dayiighting’. Where a propggal m e able to fully meet all

the requirements of the daylight provisions above ki st be clearly identified and

lutions must be set out, in

cretion, having regard to local
ts and € balancing of that assessment

j lanning objectives. Such objectives might

factors including specific site constr
against the desirability of achievi

A ‘Shadow Ca

is submitte application. The report refers to requirements of Dublin City
Developm@nt Play 2816-2022 in relation to residential development. The report
submj iped the impact the proposed Development will have on neighbours
in tefgs ylight, sunlight & shadow. The analysis has been carried out in

iththe recommendations of "Site Layout Planning for Daylight and
t¥A Guide to Good Practice” (BRE 2011) and BS 8206 Lighting for Buildings,
- Code of Practice for Daylighting. A digital mode! of the proposed development
was constructed. Using this model shadows, and with refence to the BRE Guide,
were cast at several time of the day and samples demonstrated at 215t December
(winter lowest), 215! March , 21% June (Summer highest) and 21%t September to give
a substantial spread of comparative analysis.

The following receptors were identified for analysis by the applicant:
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« Existing neighbouring adjacent buildings or across public roads: Punches
Cross Hotel, 1-6 Rosbrien Terrace, HSE Offices.
» Existing neighbouring dwellings on Rosbrien Road leading to Lord Edward
Street to the north.
| have considered the Shadow Cast and Sunlight/Daylight Analysis Report submitted
with the application, had regard to BS 8206-2:2008 (British Standard Light for
Buildings- Code of practice for daylighting) and BRE 209 'Site Layout Planning for

Buildings'), which replaced the 2008 BS in May 20189 (in the UK), |
this document/UK updated guidance does not have a material beari

those referenced in the Urban Development and Building @;
carried out a site inspection, considered the third party sub
concern in respect of potential impacts as a resuli of o adhg
s. | ngidering the potential

e of light from the sky into
kitchen/ bedrooms; and (2)
nity spaces associated with the

impact on existing dwellings | have consideredge- (1)
the existing houses through the main window jvin
overshadowing and loss of sunlight to th
houses (rear gardens in this instance).

| am satisfied that | can exclude th
set out my reading for same be

» The HSE building to jagea

ollowi ceptors from further assessment and

pdsed development has the potential to impact in
adowing. Overshadowing is limited to late evening

terms of the le
and compli

o THe dwelinfs on Rosbrien Road leading to Lord Edward Street to the north
) cated proximate to the site to such an extent to experience a
timental impact in terms of overshadowing or loss of skylight.

0 note the location of the existing retail developments, predominantly
south of the proposed development. The proposed development is therefore
not considered to cause an obstruction to sunlight, and as such no further
tests in respect of overshadowing is required. | am satisfied that in respect of
overshadowing given the orientation of the existing buildings to the south and
their uses bounding the site there is no potential adverse impact as a result of
overshadowing.

| am satisfied that the further assessment is confined to the closest residential
properties ie the 6 no. houses along the northern side of Rosbrien Road facing the
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application site and potential impact from Building A and Punches Hotel and
potential impact from Building A. My assessment is based on two elements:

* In order for an amenity space to appear to be adequately sunlit throughout
the year, at least half of the amenity space should receive at least two hours
of sunlight on the design day, March 21, If as a result of a new development,
an existing garden or amenity area does not meet the above, and the area
can receive two hours of sun on March 215t is less than 0.8 times its form
value, then the loss of sunlight is likely to be noticeable.

* Vertical Sky Component (VSC): Where VSC of 27% or greateris a
“enough skylight should still be reaching the existing building” a
will not be seriously affected. Where VSC is less than 27% fu
required

ra

10.3.3.2 Overshadowing

In respect of considering the potential impact on existing and Punches
Hotel | am satisfied that the correct methodology andij{est §8teas used (and note
that the new BS makes no changes to test dates)fin th\as ssment submitted.

Section 3.2.2 of the BRE Guidelines states fOb38c to sunlight (to existing
dwellings) may become an issue if — &

(i) some part of a new devel

ent is situated within 90° of due south of a
main window wall of a i

uilding.

(ii) ...the new developMcfsu ds an angle greater than 25° to the
horizontal meagu % the centre of the lowest window to a main living

room.

The Shadow Cast dhd Daylight Analysis Report includes modelling of
overshadowin lougftimes on the 215t of March, 21t June, 21t September and
21% of Dec N rate overshadowing impact all year round. | have examined
the diagrarys submit®d. The BRE guidance recommends that at least 50% of the
amenj shguld receive a minimum of two hours sunlight on 21st March (spring

t sensitive receptors are 8 no. two storey terraced dwellings located to the
gast of the site on the northern side of the Rosbrien Road, set back ¢.23m from
@iront of Building A at a point where it is 4 storeys (parapet of c.11.5m) in height. A
degree of overshadowing will occur to the front of the properties given the set back of
Building A from these properties. The houses are located to the northeast of the site
with south facing front gardens. The analysis submitted with the application includes
shadow diagrams which show compliance with the BRE Guidelines. | am satisfied
that the extent of overshadowing experienced is confined to the front gardens and
complies with the BRE guidance. Furthermore | note that the critical amenity space
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10.3.3.3

associated with these houses (ie the rear gardens) are not affected by the shadow
cast by the proposed development. | am satisfied that the proposed development
would not have an adverse impact on the amenity of the properties in terms of
overshadowing.

A degree of overshadowing will occur to the section of Punches Hotel facing the
Ballinacurra Road given the ¢. 23.9m setback of Building A from the fagcade of the

satisfactory.

Having regard to the recommended standards and guidance

referenced daylighting standards (BRE 209 and BS 2008), /a d that the
applicants have carried out sufficient analysis in respect of e pyoperties where a
potential impact may arise by reason of obstruction of ' overshadowing,
and that these tests demonstrate that these existi and hotel are unlikely

eyflopment. | am therefore

satisfied that there will be no or negligible impa surrounding residential

properties by reason of overshadowing
Loss of Skylight

The BRE guidance on dayligh for rooms in adjoining dwellings where
daylight is required, includ /@ ™ ms, kitchens, and bedrooms. Criteria set out
in Section 2.2 of the guige % considering impact on existing buildings are

summarised as follo

(i) Is the separati
above the cepftre
a lesser segar n

greater than three times the height of the new building
e fhain window? In such cases the loss of light will be small. If
isfance is proposed further assessment is required.

(i) Doegfithe n velopment subtend an angle greater than 25° to the horizontal
ompthe centre line of the lowest window to a main living room? If it does

essment is required.

ertical Sky Component (VSC) >27% for any main window? If VSC is

en enough skylight should siill be reaching the window of the existing

ing. Any reduction below this level should be kept to a minimum.

Iv) Is the VSC <0.8 of the value before? The BRE guidance states that if VSC with

new development in place is both, 27% and, 0.8 times its former value, occupants of

the existing building will notice the reduction in the amount of skylight.

(v) In the room impacted, is area of working plan which can see the sky less than 0.8
the value of before? (i.e., of ‘yes' daylighting is likely to be significantly affected).
Where room layouts are known, the impact on daylight distribution in the existing
buildings can be assessed.
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The distance between the proposed development and the houses along Rosbrien
Road is less than three times the height above the lowest window, and as such

there is potential for loss of skylight within these houses if section 2.2.3 numerical
values are applied.

Section 2.2.3 of the BRE Guidelines notes that numerical values given are purely
advisory. Different criteria may be used based on requirements for daylighting in an
area viewed against other site layout constraints. Another important issue is whethe
the existing building is itself a good neighbour, standing a reasonable distancedt

the boundary and taking more than its fair share of light. Appendix F of the
Guidelines refers to 'setting alternative target values for skylight and su
sets out in Table F1 equivalent VSCs, spacing to height ratios and b
parameters corresponding to particular obstruction angles betwe
and angles are usually relative to a point at the centre of the wi
Figure F2 in Appendix F).

The analysis submitted by the applicant identifies sensitj , makes

at sensitive locations of the sensitive receptors. It
values for points at sensitive locations was provj standing, | am satisfied,
using the criteria set out in Figure F2 in Appeagix BRE Guidance and
applying these alternative targets using 2: at the required 27% VSC is

[ J

achieved.
set out that these are in close eno imity to merit further assessment in
on the BRE guidelines. Applying the

regard to impact of daylight .

alternative criteria set oy % F2 by using the 2:1 ratio the VSC levels of
windows on the front gleWatioMefthese dwellings retain a level of 27% and as such
loss of daylight wit ) ses is unlikely to be significantly affected.

Conclusion

In the case of the 6 no. dwellings

| have use G ce documents referred to in the Ministerial Guidelines to
assist me i identlfyifig where potential issues/impacts may arise and to consider
ntial impacts are reasonable, having regard to the need to provide
jal development (student accommodation and BTR apartments) within
y, and increase densities within zoned, serviced and accessible sites, as

% ensuring that the potential impact on existing residents is not significantly
alyefse and is mitigated in so far as is reasonable and practical. In this regard |
wduld be of the view that the level of impact on the dwellings along Rosbrien Road
and Punches Hotel is reasonable in the context of the urban location of the site and
the reasonable expectation of development of the site to a scale appropriate having
regard to its location relative to the city centre, public transport infrastructure and the
existing educational institution as well as in the context of national, regional and local
planning policy objectives.
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The LCCC Chief Executive report noted that the development will not have a
significant undue adverse impact on the residential amenity of the adjoining area.
And given the relatively limited height of the proposed buildings and the distances to
the site boundaries it is considered that any shadowing impact that will occur will be
limited.

Having regard to the recommended standards and guidance material laid out in the
referenced daylighting standards (BRE 209 and BS 2008), | am satisfied that ti)g
applicants have carried out sufficient analysis in respect of those properties,
potential impact may arise by reason of obstruction of sunlight or overshasiQw
and that these tests demonstrate that these existing dwellings and Hog

to be significantly affected as a result of the proposed developmen

10.3.4. Construction Impacts on Residential Amenities of existing

Third parties have raised concerns that the amenities of lo ' would be
impacted by noise and dust during the construction phase e pJoposed
development.

A number of items have been identified that requi
include removal of asbestos and the appoint
consultants and managers to oversee thi
soil and treatment of contaminated wate 8 prior to discharge/removal.

. how it is proposed to manage

noise, dust, vibration and other impa&ts arising at the construction phase to ensure
lled and appropriately engineered manner
to minimise intrusion.

%@ with the demolition, construction works and
g temporary and of a limited duration. | am satisfied that
be required by condition if the Board is of a mind to

| note that the impact
construction traffic

eals with matters of waste management amongst other matters.
lans are considered to assist in ensuring minimal disruption and
a \at® construction practices for the duration of the project. | have no
in before me to believe that the proposal will negatively impact on the
h of adjoining residents. A Refurbishment/Demolition Asbestos Survey (RDAS)

eans of condition. However, if the Board is disposed towards a grant of permission,

| recommend that a final Construction Management Plan be submitted and agreed
with the Planning Authority prior to the commencement of any works on site.
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A Soil Water Management Plan (Basement Construction Stage) and Groundwater ,
Management Plan are also submitted, these address excavation, the removal of the
underground storage tanks, methods proposed and mitigation measures, | address
this in more detail in section 10.8.

10.3.5 Anti-social behaviour

of the proposed uses, student accommodation and BTR apartments, at this
Concerns range from anti-social behaviour, transient nature of the occup
integration with the local community and lack of suitable housing in th
for local demands.

While | acknowledge the concerns raised, | have no reason to
be an issue. Any matters relating to law enforcement are a nfa
Siochana, outside the remit of this planning appeal.

A Student Management Plan accompanied the appligatio ers to the
existence of 24/7 management team, with security an¥geshisntial mangers, which |
consider sufficient management of the site.

10.3.6 Residential Amenity {(impact on existing ® ieSY Conclusion:
e

| consider that the design, scale and layouliga{e Migquate regard to the amenities
of adjoining properties. | am of the that the level of impact on adjoining
properties is reasonable in the e urban location of the site and the
reasonable expectation of de nt of the site to a scale appropriate having
regard to its location relativ i centre, public transport infrastructure and the
existing educational ingiffuti

local planning polic jeCliges. | would recommend that the proposed development
is granted permigs uld not recommend any alterations.

e mended standards and guidance material laid out in the
referenced tandards (BRE 209 and BS 2008), | am satisfied that the

ay arise by reason of obstruction of sunlight, overshadowing or
t and that these tests demonstrate that these existing dwellings and
likely to be significantly affected as a result of the proposed

udent Management Plan accompanied the application and refers to the
existence of 24/7 management team, with security and residential mangers, which |
consider sufficient management of the site.

| note that the impacts associated with the demolition, construction works and
construction traffic would be temporary and of a limited duration. | am satisfied that

any outstanding issues could be required by condition if the Board is of a mind to
grant permission.
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In addition, | note that the planning authority has not raised concermns in refation to
this residential amenity and potential impacts on existing residential properties.

10.4 Residential Standards for future occupiers

10.4.1 Context

The applicant has stated that each element of the proposed development will g
contained but wil! operate and appear in the urban context as an integrated
brownfield redevelopment of a prime site at this location within the inner
Limerick City.

The majority of the student accommodation element is provided in
including student communal facilities such as dining rooms, so
suitable for Gym, Cinema/Games room, reception and soci .778sqg.m) at
ground and first floor; Two ancillary retail units of 105.6sq.

respectively and 54 student apartments in arrangeme d 6 bedroom
configurations. The student accommodation includgs a of support services, a
number of which are provided in the large basgmeM T asement is formed as a
result of the creation of a podium in the centr a ofthe site to address the sloping

nature of the site levels.

Building B contains 14 student apggtment droom configuration and 30 build-
to rent apartments as follows — 10 no\gne bedroom apartments, 18 no. two bedroom
apartments and 2 no. three be ments.

Ancillary courtyard gar oposed, one of 1,486m2 to serve as amenity for
the student apartm seharate rear courtyard garden of 450m2 to serve as
amenity for the b partments development, with feature landscaping are
proposed.

Overlookjfig WithiMgte proposed development is not an issue given the layout of the
buildi eparhtion distances and their relationship to each other.

10.4.2_St commodation

ollowing assessment considers the quality and amenity of the development
tive to relevant quantitative and qualitative standards for residential
development. There are no national design standards for student accommodation
other than the standards in the Guidelines on Residential Development for 3rd Level
Students issued by the Department of Education and Science under Section 50 of
the 1999 Finance Act.

The guidelines set out the following general standards:
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* Student accommodation should be grouped as ‘house’ units, with a minimum of
three and maximum of eight bed spaces.

* GFA’s should range from 55 sqm to 160 sqm.

* Shared kitchen/dining/living room space is to be based on a minimum of 4 sq. m
per bed space in the unit.

* The minimum areas for bedrooms are: 8sq.m for a single study bedroom; 12 sq.
for a single study bedroom with ensuite; 15 sg.m for a twin study bedroom; 18
for a twin study bedroom with ensuite: and 15 sq.m for a single disabled st
bedroom with ensuite.

* Bathrooms shall serve a maximum of 3 bed spaces.

In terms of the provision of acceptable accommodation for stude
there are no national design standards other than those issu

the 1999 Finance Act. The current application has had regar
Residential Development for 3 Level Students publishe th
Education and Science.

exceed the requirement set out in theQepartment of Education and Science

Guidelines. The application inclu dent Accommodation Management Plan
which addresses the use and agement of the scheme.

10.4.3 Built to Rent

The development incl
Housing: Design S

and minimum flaér
Guidelines seto
complied with.

BTR units at the rear of the site, with separate access and open
jon allows for a clear distinction of uses within the site and a sufficient
: S provided. Section 5 of the Sustainable Urban Housing: Design

% rds for New Apartments, 2020 provides guidance on the Build-to-Rent (BRT)

S§Lpfs. The guidelines define BTR as “purpose built residential accommodation and
asSociated amenities built specifically for long-term rental that is managed and
serviced in an institutional manner by an institutional landlord”. The ownership and
management of such a scheme is usually carried out by a single entity which |
consider is achievable on this site and having regard to the integration with the
student accommodation a strong management regime has been provided and a

condition relating to the same owner wouid protect the residential amenities of future
residents of the BTR units.

apartments and as such the Sustainable
s 7 New Apartments 2020 has a bearing on the design
sociated with the apartments. In this context the
Planning Policy Requirements (SPPRs) that must be
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A schedule of compliance with the Apartment Guidelines accompanied the
application confirming required apartment sizes, which | note and consider
reasonable. SPPR 8 removes restrictions, for BTR proposals, on housing mix and
provides lower standards for parking, private amenity space, 10% exceedance for
spaces and lower units per core, although | note the proposed scheme complies with
the standards.

SPPR 7 provides guidance for the appropriate provision of communal resident]
facilities for occupants of the BTR units, | note that these have been proposg§i
are acceptable.

The apartments are provided with balcony spaces, all to an accepta
Units are uniformly distributed throughout the site and are provide
sized public or semi-private open space and play areas which
standards set out in the appendix to the Guidelines. A high andscape is
proposed throughout the scheme which provides future oc ith good quality
amenities.

Private amenity space (balconies proposed) and ofimunal space is

provided.

Overall | consider the design and internal I3 development are acceptable
regard to national guidance for residentis - nt and that there will be a
reasonable standard of residential acco dfor future residents of the
scheme.

10.4.4 Access to Daylight and Sunli
Section 10.3.4 has set out % s and requirements required to assess

access to Daylight and,S & Overshadowing.

The BRE standard A%;J ated British Standard (note that BS 8206-2:2008 is

withdrawn and supe y BS EN 17037:2018) describe recommended values

(eg. ADF, V c) to measure daylight, sunlight, and overshadowing

impact, h e uld be noted that the standards described in the BRE

guidelin%s etionary and not mandatory policy/criteria (para.1.6). The BRE
I

oState in paragraph 1.6 that:

ives numerical guidelines, these should be interpreted flexibly since
ting is only one of many factors in site layout design.

hadow Cast and Sunlight/Daylight Analysis Report submitted by the applicant
page 6 references ADF (daylight) the BS recommended minimum of 1% ADF for
bedrooms, 1.5% ADF for living rooms and 2% ADF for kitchens However no values
have been submitted, nor units identified for assessment.

| do not consider the nature of the specific daylight, sunlight and shadow cast
assessment submitted with the application renders the information submitted
unacceptable in this instance with regard to the specific characteristics of the
proposed development.
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10.4.5

The development is at an appropriate scale for this location limiting the extent of
overshadowing that may result. The proposed layout provides adequate separation
distances between blocks limiting the degree of obstruction that could result between
blocks in the proposed development. Having regard to the assessment submitted
regarding shadow cast, | am satisfied that the proposed development should not give

rise to any undue impact on communal amenity areas or private balconies within the
scheme.

Within the proposed development 1 consider that adequate allowance has b
made in the proposed design for daylight and sunlight through adequate s
between blocks relevant to the scale of the development. | am content
sunlight conditions for units in the proposed development will generz
acceptable range. While | acknowledge that the applicant has failg 3 t their
own assessment of the numerical targets for daylight and sunlight if¥e o oposed

development, | am satisfied that considerations of daylight a '
informed the proposed layout design in terms of separati

is considered acceptable. | have also carried out ssment in accordance

with the considerations outlined in the BRE guiddlines. ch and noting that the
guidelines state that numerical targets shou ieg flexibly (specifically ADF
values of 1% to bedrooms, 1.5% to living r d 2% to kitchens), and that natural
light is only one factor to be considered in | n, | consider the development

to be in accordance with the BRE g ines and therefore the-associated
requirements under the section es are satisfied. In addition, | note that the
planning authority has not raj oRNgerns in relation to this matter.

Open Space

The current County Dgve requires a minimum of 10% open space for
residential developfhenisn TH® current proposal is for student accommodation and
BTR apartmen

The propo ite ut provides for interconnected spaces. Soft and hard
landscapefeatures &reate a sense of place within the scheme.

Th development provides for two areas of communal open space. The

ti#Nner courtyard of the student accommodation. This area is formed by the
over the basement car park. There are three pedestrian entrances to this

g’ one from the mini-plaza at the front, and two alongside the vehicular ramps

from both roads. The hard landscaping provided at these entrances changes into a

landscaped area comprising amenity grass in the centre with shrub planting and tree
lines in selected locations.
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A second and separate area of communal open space is provided for the residential
apartments. This area provides the communal open space for the residential
apartments and is not accessible from the student accommodation part of the site.
The communal open space areas in the form of inner courtyard areas will be
landscaped and maintained by separate management companies for the student
accommodation and for the BTR accommodation.

In terms of private open space, the proposed student accommodation does no
contain private open space provision in the form of balconies. The apartme
contain private open space.

Given the context of the site it is my view that the proposed develop
provision and location of communal and private amenity space is
acceptable.

10.4.6 Conclusion

Overall, | consider that the development, both studenfygcco tion and BTR
apartments, provide an acceptable standard of regjde mmodation for future
occupants and is generally satisfactory with reg nafignal and development plan

guidance for residential development.

10.5 Built Heritage @

Third parties have raised concerns thgt the proposed development detract from the
character of the area, in partic As. The site is not located within a

, separated by residential development.

the east, along the New Street, from the South Circular Road &
eet ACA 1B, separated by the Punches Cross Public House.

Om to the north, along Ballinacurra Road, from the Ballinacurra Road
CA 3, separated by the existing neighbourhood centre,
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A Conservation Report has been submitted and addresses the potential for impact
on the ACAs. The assessment considers the location of the site, in conjunction with
ACAs in the vicinity and assesses the impact of the proposed development relative to
the setting (location of ACAs and Protected Structures). The report concluded that
while the development proposed is large and destined for a prominent site in public
view, and is in visual proximity to several ACAs including the O’Connell Avenue
ACA, it will not physically impact on any Protected Structures or on the ACAs. And

The Development Plan includes a number of relevant polices relatin
protection of the built heritage including Policy BHA.19 ACA 1B
Road & New Street), BHA.20 ACA 1C (O’Connell Avenue) an .
(Ballinacurra Road) which highlight the need to protect and efjh th® special
heritage values, unique characteristics and distinctive features f thg’all those ACAs
from inappropriate development affecting the external m d features defined
in the each of the ACAs ‘Statement of Character’ afKeWTh afs to Character'.

| have considered the “Statement of Character ntifidation of Key Threats” for
each of the ACAs in the development plan | gard to the separation
distance of those ACAs from the subject si%e of the buildings surrounding
the existing site and mix of uses in thegvicini the view that the proposed

development will not have any signific negative impact on the character and
setting of the South Circular Ro reet ACA, the O’Connell Avenue ACA or

the Ballinacurra Road ACA. 0
10.6 Traffic & Transpo
A number of thirgep uBnfissions refer to increase of traffic movements on

congested rogds Nthe of parking proposed and the loss of on-street parking and
the overall finpact oMfe pedestrians and other users.

10.6.1 Ac Improvements

PApétion site is bound to the east by the Rosbrien Road and west by the
urra Road and to the immediate north is a signalised junction connecting
p€ two main roads and O’ Connell Avenue and New Street. The Rosbrien Road

has a one way traffic system for vehicles travelling north. The speed limit is restricted
to 50km/h in the vicinity.
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Access is proposed via iwo access points into the site, to the north of the site along
the Rosbrien Road and to the west along the Ballinacurra Road, both are left- in and
left-out priority junctions. In addition to the proposed access, an additional traffic lane
is proposed along Rosbrien Road, a strip of land (3.25m) along Rosbrien Road,
between the access junction and signalised junction will be allocated to the Local
Authority and an upgrade of the signalised junction is also proposed in conjunction
with pedestrian crossings across the Ballinacurra Road and the Rosbrien Road.

A letter of consent has been submitted from Limerick City and County il
relating to the works along the edge of the site included the addition [ or
public use as per site location map 1232-17-02.

It is proposed to cede a full additional traffic lane of 3.5m Ifc footpath of

2.5m and a further set back of 1.8m to the building line alo ri€n road,
resulting in a significant improvement in traffic circulati nd ¢ amenity on this
side.

Footpaths (minimum of 2.5 m wide) are propds&g on bpth sides of the access roads
on Rosbrien Road and Ballinacurra Road n Road this footpath will be
provided adjacent to a new turning lane @ raad junction. As a result, the
existing road will be significantly wigened. aths with a minimum width of 2m are
provided on both sides of the access%ads into the development site. Surfacing
material of footpaths is propos ntinuous into the development site. As part

of the mini-plaza to be proyfdc¥ge3gthe northern point of the site, provision is made
for an area to the north of % on Ballinacurra Road to be available for future

expansion of the exi Li City Bike scheme.
The proposedde ment will therefore result in a significant improvement of the
public realmpal b®¥T road frontages and in particular where they meet at the

existing jfinctio

rom the Roads section set out a number of requirements from a traffic
?| note these were not included as specific requirements in the

ended conditions of the Chief Executive Report. | am of the view that
gtanding matters can be reasonably addressed by condition requiring that the
atter be agreed with the Planning Authority prior to the commencement of
development.

The TTA and RSA that accompany the current application are updated versions of
those previously submitted in 2019. The authors note that the only real difference in
terms of traffic from the current proposal to the 2019 one in terms of traffic is that 2
no. parking spaces originally proposed on Rosbrien Road are no longer included.
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A Transport and Traffic Assessment accompanied the application following
discussions with the Planning Authority and includes a traffic modelling scenario
based on medium growth and considers the recent developments in the vicinity,
including the discount foodstore to the south of the site. Section 8 of the TTA notes
the integration of some of the recommendations from this Stage 1 report, and refers
to the recommendations of the Road Safety Audit, the Opinion Report by The Board
and discussions with the Local Authority and concludes with the following:

 drawings revised to take account of the problems identified in the Road @
Audit.

* An option to introduce an additional left turn lane on the approa

» Mobility Management Plan includes provi
lanes provided on the ramps access }
anti-skid surfacing and connected td
cycle parking and accessible t
regarding real time information
kiosk. Collaborate with a

t carpark to be coated with
eserved for cycle parking. Secure
1Y and well lit. liaise with NTA
lays of bus timetable and leap card top up
romote a communal vehicle on-site.

The TTA ftraffic counts were @ ken at the three nearby road junctions. The
updated TTA submitte Pplication refers to an opening year of the
proposed develop f and the future design year 2038. However the author
noted that as th orgcasts for the opening year are not critical in the

ear in the updated TTA has been retained at 2021,

w discount food store south east of the site, have been taken into
TA concludes that the proposed development will have a minimal
ojfthe operation of the three signalised junctions in the vicinity. It is therefore
ded from this assessment that the proposed development will be adequately
acgdbmmodated by the proposed access junctions on Rosbrien Road and
Ballinacurra Road and that the subject development will have a minimal impact on
the existing local road network.

The Rosbrien Road accommodates a one-way system. | undertook a site inspection
at 12:30pm in July, and while | observed moderate volumes of traffic | did not
consider there was excessive congestion in the vicinity although | acknowledge that
schools and third level institutions were on their summer break and covid 19
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‘ restrictions relating to online education in place. | note the proposed upgrade of the
surrounding road network, alterations to the existing signalised junction and the
integration of additional pedestrian crossings. Further details of which can be
reasonably be dealt with reasonably by condition if the Board is of a mind to grant
permission

| am satisfied, in particular having regard to the TTA that the proposed development
will not unduly impact on the carrying capacity of the surrounding road networ (
junctions, and that subject to conditions, the development is acceptable fronaa
traffic/roads perspective. Furthermore, the site in on serviced zoned landgip SRg
where good public transport links exist within comfortable walking dis
residents will be well served by public transport and encourages a
from the private car.

10.6.2 Parking

sufficient to cater
alof existing public on
d the associated loss of

Observers have raised concerns that the proposed pa
for the demands of the proposed development. Th§re
street paring along Rosbrien Road has also bggn raisgd
these spaces by local residents.

Map 6 of the Development Plan illustrate @1 rking zones for Limerick City and
the site is located in Zone 3. Table 16.1 oMl J®&lopment Plan includes the
parking standards applicable for s nt accommodation in Zone 3 as a minimum of

1 per 5 students with apartme er apartments and 25% for visitor and 1
space per 20-25m? for reta)

Based on this, a mini
development. The p,
30 BTR apartme
basement.

arparking spaces are required for the proposed
felopment includes 318 bed spaces for students and
osed to provide ca. 76 car parking spaces in the

hief Executive report nor the Road Section report have raised
umber of car parking spaces proposed. | note the location of the
level institutions and employment centres.

of the NPF provides that “in urban areas, planning and related

’ . including in particular, height and car parking will be based on

% rmance criteria that seek to achieve well-designed high-quality outcomes in
Wfer to achieve targeted growth.
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The proposal is for a mix of student accommodation and BTR apartments, car
parking requirements associated with these types of development are open to
relaxation given their location at central and/or accessible locations as defined in the
2020 Apartment Guidelines. Justification for increased densities fies in with the
accessible nature of the site and reduced reliance on private car uses which
encourages modal shift to more sustainable modes of transport. | consider the
quantum of car parking provided sufficient to serve the overall development.

The applicant has outlined that as the basement car park provides car parkin
both the student accommodation and the apartments, access will not be resti
night but instead be regulated by the relevant management company fo,

residents only. | consider this acceptable.

Table 16.2 includes the cycle standards requires the provision of e per
10 student accommodation, 1 space per apartment and 1 sta re Om? of
retail space for developments in Zone 3. In addition to the ba rking,
additional surface cycle provision is included within the a rving the
student accommodation. Map 3B of the Developmegt Pl ates the main cycle
ways proposed throughout the City with the closest #iders Road to the south
of the site, which | consider will serve the site s

On balance | consider that the developme es Satisfactory car and cycle
parking provision and vehicular, cycle and Sede€Has connectivity and will enhance

vehicular and pedestrian permeabili

With regard to the removal of exi treet parking along a public road. | note

that the Planning Authority h tagised objection.
10.7 Services and Drain&
The applicant h ged with IW in respect of design proposal within the redline

boundary of theirfigop®eed development site and has been issued with a Statement
of Design fcceptand®for the development,

10.7.1 Fo

Qivi¥Engineering Report and drawing submitted with the application note that

| sewerage network will consist of a sealed gravity system. It will service this
velopment only. The proposed new foul sewerage system will extend from within
the development site and westwards to the side of the site, (Ballinacurra Road).
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It is proposed that all foul water from the proposed development will be collected on
site via a series of sewerage network pipes. A suitable grease trap will be installed to
service all the ancillary commercial units’ washdown and deli areas, prior to
discharge into the proposed new foul sewerage network. As per the agreement with
Irish Water the Basement sewerage will be pumped into the existing IW sewers on
Ballinacurra Road.

connection into an existing council foul sewer located on Chil
junction. The applicant does not include details of this foul
will provide it.

ork or who

Irish Water do not raise this matter. The IW sub
engaged with IW in respect of design proposa
proposed development site and has been iggle
Acceptance for the development.

jon NOted that the applicant has
ithinthe ¥edline boundary of their
ith # Statement of Design

Based on the Civil Engineering re
connection to the Ballinacurra
and can be address by congitig

satisfied that the proposal @ i

those proposed.

and associated foul sewer layout shows

this is what | am basing my assessment on
he Board is of a mind to grant permission. | am
he Civil Engineering Report and drawings are

10.7.2 Water

An existi %ﬂiameter watermain runs along the Ballinacurra Road adjacent to
the site ilhich w¥l De used to provide water to the site
10.7.3 Su ter

evelopemt is designed to ensure that the disposal of storm water from the
eloped site will equate to the disposal of storm water from the existing

undeveloped brownfield site. In addition, all rainwater from the roofs of the buildings
will be stored in storage tanks for reuse in all the toilets within the development. Any
surface water from within the basement car parking area, roadway entrances,
internal courtyard areas and excess rainwater from the roofs of the buildings will be
fed into attenuation storage area to be located with the basement ground floor. The
storm water attenuation area will be sized to ensure that the maximum storm water
discharge from the site will equate to that of the undeveloped brownfield site.
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IW have outlined in their submission that they will not accept stormwater into the IW
network. And that the applicant must consider onsite disposal measures for the
stormwater or alternatively contact the Local Authority to discuss a connection to the
stormwater sewer. | am satisfied that this matter can be addressed by condition.

10.7.4 Flood risk

A Flood Risk Assessment dated April 2021 is submitted with the application. 4§
site is located in Flood Zone C. LCC Physical Section (Flood Risk) have raj
objections on the grounds of flood risk.

The FRA concludes the site is located within Flood Zone C and isét |
flooding (Shannon CFRAM maps). It is recommended that the pofed FFL is
should include a minimum freeboard of 150mm above the gr ePOf the
surrounding landscape. Surface water management is detailed. Civil
Engineering report submitted with the application and.all enuation of the
100yr rainfall event plus climate change impacts. R fr urrounding roads is to
be managed by the installation of solid kerbline ad gllii€s and ramped access to

the basement.
10.7.5 Conclusion Q

10.8

10.8.1

The site can be facilitated by wa

d by an appropriate condition. | note the
requirements of Irish Wair 3 Council's Road Section (surface water

requirements) which ddressed by condition if the Board considers granting
permission.

Based on a ation before me, including the guidance contained within

the relevart Sectign&8 Guidelines, | am generally satisfied in relation to the matier of
drain 004 risk.

aMirfated Lands

oval of Underground Fuel storage tanks

The subject site is a brownfield site, the submitted documentation refers to past uses
as a vehicle/car sale, repairs and commercial premises and a fuel filling station from
as far back as 1960. A total of 8 no. fuel storage tanks where present on the site, 4 of
these have been decommissioned in two stages (2007 and 20102).

2 Closure Report, URS, Greenparks Former PFS, Prepared for ABB (2013)
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Observers have raised concerns that the information on file is misleading. It is stated
that the former use was not decommissioned rather it was abandoned and that the
Closure report, prepared in 2013 did not consider a potential residential use for the
site. Concerns has been raised in relation to the 4 no. remaining tanks on site which
contain contaminated water in addition to the contaminated soils on site. A common
thread in the submissions relates to the removal of the tanks, the proposed
excavation and the possible contamination (soil and water) which remains on the site
and methods proposed to address this matter.

A Closure Report, undertaken in 2013 is submitted with the application.

provides an analysis of the impact of the previous uses on the site, th tal
risks and includes results of groundwater monitoring over a period etails
of the phase 1 decommissioning are included in the Closure Regbrt e there
is a lack of clarity in report for works undertaken in Phase 2 - The report
states that tanks 1-4 remain in-situ. Groundwater monitori , over the 8

years, indicates that the levels of hydrocarbons and other ¢
and benzene) pre-recorded within the 4 no bore wells
been an improvement on the groundwater quality#he r&borf concludes that
assuming a proposed end commercial user aggd no u vegetable gardens, the
reported contaminants associated with the ggi rgundwater do not represent a
significant risk to the end user.

amphants (TPH, MTBE
eased and there has

—_

In addition, the application includes
Construction, a Technical Note:
Management Plan (Basement
should also be considered j

ter anagement Plan and Basement
Environment Risk Assessment, Groundwater
on Phase), a Civil Engineering Report which
jon with the submitted Natura Impact

The Constructio tion Waste and Management Plan notes the removal of
four fuel tankggen popal of materials associated with excavation works to a
licensed wagte T&gili hese works would not be unusual for a city centre brownfield
site and frould ke MEcessary for the decontamination of the site.
Q pved is collected, treated (where required) and disposed of/discharged in a
gafiner that does not affect the integrity of the River Shannon and River Fergus
Fstuaries SPA and River Shannon SAC.

Mitigation measures include inter alia:

r Management Plan (Basement Construction Phase) includes
ensure that groundwater on the site and any potential contaminated
er in the vicinity of the existing underground fuel storage tanks to be

» safety measures and contaminated water control measures relating to the
removal of the 4 inground fuel storage tanks and surrounding contaminated
ground
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* A site-specific groundwater control management document will be prepared
taking full cognisance of the details contained in the SLR reports (authors of
reports included with the application relating inter alia to groundwater
management, soil management, NiS) This plan will be coordinated with SLR

and agreed with Limerick City & County Council prior to any development
work commencing.

» Method Statements, procedures and agreed practices will be put in place
enforced to ensure that all the ground water generated from the activiti
site is filtered and processed such that only treated & filtered groun te
allowed into the Council’'s sewerage systems and with the full a
Limerick City & County Council

» Method Statements, procedures and agreed practices will

control of the groundwater will be such so as to p
downstream of the site, and the managemenigf th

ation. « Appendix 02 —

opirol Concept. * Appendix 03 —
Basement Excavation Phasin

Appendix B — Waste Classifi
Excavation Phasing.

Mitigation measures are setfp etdll in the relevant reports which | consider
reasonable and enforcegble!

10.8.2 Excavations & Co

c emolition Waste Management:

Extensive exactign s gre proposed to facilitate the removal of existing tanks and
the provisio a elient car park. Given the context and location of the site, a
brownfield §ite in gn #rban area, | consider that provision of a basement car park an

s&of thig prime site.

dged that the removal of existing made ground for basement

gréund conditions. The URS Closure Report and the Site Investigation Report
submitted identify that the ground around the 4 no. tanks is contaminated and details

are set out for the manner in which this contaminated ground is to be excavated and
disposed of.

Section 2.3 of the Construction Management Plan notes the extent of the Bulk
Excavation shall be as per the submitted drawings. SECANT reinforced concrete
piles will be designed and constructed around the site perimeter. This will ensure that
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the site boundaries along Rosbrien Road and Ballinacurra Road will be structurally
secured and will also prevent groundwater from around the surrounding public
roadways from entering the site. The manner of the excavation of the basement will
be carried out in accordance with the SLR reports:

o Punches Cross GW Management Plan.
« Punches Cross Soil Management Plan.

* Appendix 01 Bulk Excavation.

« Appendix 02 — Basement Excavation Plan — Groundwater Contr nc
» Appendix 03 — Basement Excavation Phasing.

« Appendix A — Basement Excavation Plan.

¢ Appendix B — Waste Classification Assessment.

« Appendix C — Basement Excavation Phasing.
Section 2.4 of the Construction Management Plan gote owing the installation
of the Secant Sheet Piles around the site boungarygpd securing of the site from
the possible ingress of groundwater from wit e Bdllinacurra and Rosbrien Roads
the removal of the underground fuel storgg commence. The process of
removing the inground fue! storage tank< qmpleted prior to the
commencement of the Bulk excava Where the 4# inground fuel storage
tanks are located and as per drawind\Bulk Excavation 18.104.10 will be surrounded
by steel sheet piles, to a dept . Based on a survey the top level of the
inground fuel tanks are 900 beMyy ground while the base of the fuel tanks are in
the order of 2.75m belo el. The sheet pile installation will allow for a safe
working setup within re #d section of the site to allow for the safe extraction
of the 4 no. fuel t an entially contaminated ground material surrounding the
tanks. The ma quencing and phasing of these works are contained
within the § Il excavation activities on site will be in accordance with the
SLR Re :

he the Construction & Demolitions Waste and Management Plan
P set out a preliminary estimate of the demolition waste that can be
d #® be generated in tonnes as follows: Concrete, bricks, tiles, plastics etc
phalt, tar/tar products (120), metals (55), glass (7) a total of 802 tonnes. In

addifion, 4 no. fuel tanks & surrounding soil material (3346 tonnes). Resulting in a
Mal of 4148 tonnes of waste of which 520 will be recycled and 3628.2 disposed of

(reference in the table to 3346 as the total to be disposed of would appear to be an
error).

Section 9 of the CDWMP sets out that the inert soil and subsoil will be excavated
and reused where possible. There will be an excess of non-hazardous overburden
which is proposed to be disposed of off-site by licenced contractors. A specialist
contractor will be employed to carry out environmental clean up to remove traces of
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contaminated material from the site. It is proposed to install temporary sheet piles
surrounding the affected area and carefully excavating and disposing of the
contaminated soil as per the Regulations (Waste Management (Facility Permit)
Regulations 2017).

Under ABP 304705-19 the extent of excavation works was raised and the reference

in the submitted Engineering Report for that application that the excavation works
may possibly have an impact on the groundwater through infiltration of polluting sl
surfaces and a specific groundwater filtration system would be designed and 3 Q

with Limerick City & County Council prior to any excavation. This matier is re
further below.
10.8.3 Groundwater Management Plan:

In response to the previous reason for refusal the applicant has ted With the
current application a ‘Ground Water Management Plan (BasgfmeniCoNtruction
Phase). A NIS has also been prepared on foot of the reason efugal under ABP
304705-19 which is addressed in section 11 of this repo

It is noted that the site is a historical limestone qua
redevelopment as a petrol filling station and gar.

at Wgs back filled prior to its
50/1960s.

es the groundwater

ound water elevation from the
shtour plots reports to temporary
site datums. These have been transpo to groundwater levels and elevations in
able 3-1) indicate groundwater is present
jons of between 9.4mOD and 10mOD,

Section 3.2 of the Groundwater Managem
conditions. SLR (authors of the Plan) have

across the majority of the sitg
corresponding to depths gf
groundwater elevatio ads to the depth of the Glacial Till and limestone

regolith layers acro ch e site but appears to be recharged from underlying

limestone bedrogk.
Historical h cargn, fmpact was recorded on the site in proximity to the

undergroufid stor. anks (UST), the impact is associated with the depth of the

smea thg’ groundwater table and the underlying soils at depths of between

4.5 nd indicates a probable contaminant source deriving from the base of
ich remain on site.
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The proposed basement has a formation level of 11mOD. Beneath the basement a
series of surface water and foul drainage sewers and attenuation tanks are
proposed. These wiil generally be placed at invert levels of between 10.2mOD and
10.4mOD but extending to 8.9m and 9.3m for the stormwater attenuation tank. page
13 states that assuming the basement construction and foundations will comprise an
approximate thickness of 950mm, it is estimated that basement excavation
formation level will approximately be 10mOD. This indicates a likely positive
groundwater head of up to +2m in the north-western corner of the site above
base of the excavation with the majority of the basement exaction above
groundwater level suggesting a dry excavation. Groundwater control wj

constructed in order to maintain a dry excavation and enable ba drainage
construction. The stormwater attenuation tank wili be below re
and therefore an appropriate waterproofing design will be r
ground water ingress into the attenuation tank or drainage
completion.

Section 4.2 contains Ground Water Management asUEs énd sets out the
excavation phasing and ground water manag

Phase 1:

* Install the scant pile wall. Excavat down o a working formation
level of 12mOD (the shallo rockhead).

* [f required, construct a
the limestone bedro
wall, o an elevat[o

groundwater a
Phase 2: :: )

et pile wall around the area containing the 4no. UST to be
ved Remove the USTs and any contaminated soil and groundwater

he tanks.
vate site level down to a working foundation level of between 10mOD
Q st above rest groundwater level).

Excavate remaining site leve] to basement formation level using local sump
pumping in any smaller [ocalised deeper excavations (sewer runs, drainage
tanks, etc) where required.

r control trench or series of sumps within
he northern site boundary, inside the secant pile
with a series of collection sumps to control

end of the site to below 10mOD.

» Once basement construction, infrastructure and basement concrete retaining
wallls are completed, cease groundwater control.
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Section 4.2.3 of the Plan notes that the groundwater assessment has indicated that
manageable volumes of water are likely to be generated during the basement
excavation. It is proposed to manage abstracted water via two options: a) temporary
storage and off-site disposal via tanker and b) treatment and discharge via on-site
temporary treatment system to the existing surface water drainage system.

It is proposed, prior to discharge to the surface water drainage system, that the
abstracted groundwater will be treated for suspended sediment. However in the
central and southern areas of the site in the vicinity of the USTs where a localj
area of soil and ground water is impacied with separate phase hydrocarbop(S
and dissolved phase hydrocarbons (benzene, MTBE, TPH) temporary il
treatment plant wili be required for the groundwater control in proximj
contaminated zone in the form of oil/water separator units, incorp
or coalesent packing and granular activated carbon (GAC) ves
operated in series).

—

The above treatment components are the minimum advi
for entrained SPH and dissolved phase hydrocarbo

ba n the potential

ntin the

ically 10ug/l. Such mobile
gealopment of retail petrol station

Typical commercially supplied
s0 in consideration of the outp

=

ompleted to remove the hydrocarbon source. This
r control of the remaining larger site area to be
completed eed for additional hydrocarbon treatment fo be required. Any
treated graundw discharged to the existing council surface water storm drain, will
ultim n nearby surface waters, and will therefore need to meet

ater quality standards to protect the surface water receptor. This will

ar periodic monitoring and sampling with verification laboratory analysis
réatment system flows throughout the dewatering works.

would allow th

ABP-310103-21 Inspector's Report Page 74 of 119



The four remaining UST’s will be removed as part of the bulk excavation for the
basement construction. These UST will likely be seated within a concrete cradle
surround, which will also require breaking out and removal. The soils immediately
adjacent to and beneath the UST are indicated to be impacted with historical petrol
and diesel range hydrocarbons and separate phase hydrocarbons. The highest
levels of impact are anticipated to be found beneath the UST at depths of between
4.5m and 6.0m, locally extending deeper. This corresponds with the groundwater
level, and therefore groundwater control will be required to allow dry excavatj

the impacted soils.

It is recommended that the UST and concrete cradles are removed a of

Phase 1 and Phase 2 site reduced level dig to the working formati tween
10m and 11mOD. Once this working formation level is achieve the
USTs should be surrounded by temporary steel sheet piles dj depths of
7mOD (approx. 3m o 4m depth) seated into the underlying b lor to internal
dewatering and removal of the impacted soils. The te shegt pile wall is to
ensure: » excavation stability is maintained during the the contaminated
soils; « that the area where groundwater treatme rh rbons will be required
is limited to the footprint of the contaminated avat ea required for

e a level that can be

p treatment plant. - that disturbance
phase hydrocarbon impact

soils excavation, and; « that the contaminated
st of the bulk excavation, in order to prevent
contaminated” soils, during stockpiling and

groundwater control, such that flow rates g
accommodated by typical commercially
and lateral migration is prevented of any
encountered during the contamin
excavation area is separated fi
mixing of “clean” and “hydr
removal.

Sump pumping to be ater inside the UST contaminated soil sheet pile

wall, and this wo rged to the temporary hydrocarbon treatment plant, as
set out in Sectj e fthe Groundwater Management Plan
Implementgiion Waca¥iTes set out the Ground Water Management Plan include inter
alia that:

st groundwater control contactor should be appointed by the
actor to provide detail design and to implement the groundwater control
eme. This should include day to day management of the groundwater
ontrol system and oversight of treated groundwater discharge quality. At the
end of the groundwater control works, the appointed specialist should prepare
a report documenting discharge operations including flow rates, total volumes,
discharge quality and any other pertinent information.

¢ A suitably qualified Environmental Consultant should be appointed to manage
the contaminated soil excavation around the former USTs. This should include
a delineation borehole investigation in advance of the sheet pile construction
to identify the extent of the contaminated soil source at depth and thus area
requiring controlled removal within the sheet pile wall.
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» The excavated contaminated soils will be transported to an off-site licenced _
treatment and disposal facility.

 Soil sampling and analysis will be undertaken to validate the completion of
any soil removal works. The extent of the excavations will be determined on
site as works progress by continued validation of the excavation sides and

base by visual inspection and on-site screening by an Environmental
Consultant.

« Validation samples should be taken from the sidewalls and base of t
excavations at their limits. Following completion of the works a verj on
report will be prepared detailing the works undertaken.

The authors of the Plan have referenced a project at Beam Servi

which required removal as part of the excavation. reri€e t6 Bonham Quay,
Galway and the delivery of a temporary mobile ring and water

treatment facility as well as managing an estj 0 tonnes of contaminated
soils from the site.

I note that the lack of examples wher
by the Planning Authority previously, a
that the Planning Authority are |

nsi nt had been used was raised
oted above this has been provided. | note
our of the proposed development and are

safisfied that outstanding ma a addressed by condition. (I note the Heritage
Officer raised numerous iss % previous application regarding groundwater
protection. However | aaseport on file from LCCC Heritage Officer).

Conclusion

| have consideséig themegSures set out inter alia in the Soil Management Plan and

Basement truS§iop, a Technical Note: Water Environment Risk Assessment,
Groundwater Ma ment Plan (Basement Construction Phase), a Civil Engineering
Repo i uld also be considered in conjunction with the submitted Natura

Im

ent as noted in section 11 of this report. A Construction Management
truction and Demolition Waste Management Plan are also submitted. All
h'eed to be read in unison. | am satisfied that the measures proposed are
and sufficient and address concerns raised by third parties.

The treatment of contaminated soil and water can be addressed by condition. With
regard to appropriate assessment and connections to the Lower River Shannon
SAC, a NIS has been submitted with the current application. Under ABP 304705-19
permission was refused on the grounds that the AA screening had relied on
mitigation measures. | address appropriate assessment in section 11 of this report.
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10.8.4 Asbestos:

10.8.5

10.9 Ecologk/Biodi

Concerns have been raised in third party submissions regarding the potential
presence of asbestos in the structures to the demolition.

The CDWMP submitted with the application includes a Refurbishment/Demolition
Asbestos Survey (RDAS) carried out in accordance with HSG 264 — Asbestos: The
Survey Guide (U.K. Health and Safety Executive) was released on 29th January
2010. It is sated that this document expands on and replaces MDHS 100. Ang+e
aimed at those conducting surveys, those who commission surveys and the W
specific responsibilities for managing asbestos in accordance with Con

Asbestos Regulations (CAR) 2006.

The survey submitted with the application concluded that there i3 Tityevidpfice of
asbestos on site and the proposed development will aliow for t relgéval of any
asbestos found of site is a safe and thorough way.

f

The Planning Authority have recommended that at RDAS beTeqyfed in accordance
with section 8 of the Health & Safety Authority, Asbest idetines (Practical
Guidelines on ACM Management and Abatementf& not§the'RDAS submitted with
the application. | note mitigation measures prpfosed. \AlFasbestos removal is
required to be carried out as per current s g5 per current regulations.
(separate to the Planning Code).

Conclusion

Having regard to the informatio iited in relation to the proposed excavation
and waste removal, | am satisfie®\he applicant has demonstrated that waste can be
appropriately disposed. Ds av@been submitted relating to the groundwater
filtration system to miti btential impact of the works on the groundwater.

i concluded that the construction works can be

A habitat survey was caried out on 15" June 2020.

Scrub and ornamental/non-native scrub and amenity grassland were noted. Habitats
were evaluated as of importance at site level only and scoped out of further
consideration.
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* No rare or protected bird species were returned form the data search. Bird
species recorded in June 2020 was limited to feral pigeon (rock dove) which
was noted nesting int eh derelict buildings throughout the site. The bird
assemblage of the site is elevated as important at site level only and scoped
out of further consideration.

* No rare or notable plant species were recorded during the site survey.

* No records of amphibians were returned from the data search or recoded
during the survey

e The EclA assessed that the site would not support common lizard a
therefore has been scoped out of further consideration.

» Desktop data search returned no records of Bats within a 2km
within the last 10 years. Habitats within the site ere evaluat
commuting and roosting suitability.

» The EclA noted no hydrological links to the wider are e and

The EclA concluded that following the imple good practice, the proposed
development will not result in any significa the biodiversity of the existing
environment. Provided that the propogkd de ent is constructed and operated
in accordance with the proposed ' nd good practice that is described within
the EclA, significant effects on e€o ot anticipated at any geographical scale.

| note no ecological designz PRrtath to the site nor is it considered to be
ecologically sensitive. ILi€ a Wiownfleld site a former petrol station with

disused/derelict buildj surface of the site is predominantly sealed ground
(concrete and tarméic all area of scrub and rank amenity grassland.

10.10 Other C}

10.10.1 Pa

t proposes to transfer 3 apartments at the site to Limerick and City
ouncil in order to comply with the requirements of Part V of the Planning

a II evelopment Act 2000 (as amended).

I recommend that a condition requiring a Part V agreement is imposed in the event of
permission being granted.

10.10.2 Childcare
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The applicant has argued in the documentation submitted that as the proposal is for
316 student bedspaces and 30 BTR apartments that there is no demand for an
onsite childcare facility . The Planning Authority have not raised concerns in this
regard.

| note the nature of the development and that a children’s’ play area is provided on
site for the BTR apartments so it is envisaged that children will also be residents, |
do however agree that the childcare requirement arising from the proposed B
which 10 no. are 1 bed and 18 no. 2 bed does not justify the provision of
facility on site. Childcare for Students is normally provided on campus
childcare facilities.

10.10.3 Devaluation of property

There is an acknowledged housing crisis (which includes s gaifi student
accommodation) and this is a serviceable site, where Ragidentgidevelopment is
permitted under its land use zoning in an evolvin there are good public
transport links with ample services, facilities, thi ingtitutions and employment
in close proximity. | have no information bef e to pelieve that the proposal if

permitted would lead to the devaluation @
10.10.4 Covid & Public Health

Concerns have also been raise
BTR poses a dangerous
Pleanala is not a publi

third"parties that student accommodation and

< vPEnment during the Covid-19 pandemic. An Bord
% hority and that there are currently no health policy
restrictions on the dgve or operation of student accommodation, which have
remained in opergtio the pandemic. It is also noted that the pandemic is
considered todle porry in nature. | consider that matters relating to health and

safety riskgitha may not arise are ultimately matters that would be dealt with
more apfropriaielyWoutside of the planning process. Therefore, | have no objection to
the ent on grounds of public health.

10.10.5 ership

s been submitted that there is a lack of clarify in relation to the ownership of the
te and the inclusion of lands outside the applicants ownership.
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The applicants in Q.7 of The Strategic Housing Development Application Form have,
stated that they, Cloncaragh Investments Ltd, are the site owners and that Limerick
City and County Council own parts of the site. The application site has been outlined
in red in the documentation submitted with the application for SHD before the Board.
I note that a letter of Consent from Limerick City and County Council is submitted
with the application.

Concerns has also been raised by third parties regarding ownership of the pro

development and its future management. Conditions are recommended to
attached in the event of a grant pf permission regarding a covenant for t nipe

and a Management Plan for both the BTR and Student Accommodati

10.10.6 Inconsistencies in the documentation

Observers have raised concern that there are inconsistepcies ocumentation
submitted.

The applicant has highlighted in the cover letter, n Bd*Pleandla that “Please

note that as this is a repeat application for d t this site, the application
description has been minorly amended an rs of overall units slightly reduced.
Some of the accompanying letters may ref evious number of proposed

units, however, all parties are awar
and the attached letters remain

| note that a number of doc % are copies of these submitted with the 2019
application. All critical Aalién has been updated to have regard to the minor
changes in the nu nt bedspaces proposed from that submitted under

ABP 304705-19. ave encountered reference to the previous application,
this has been i

critical doc ing to groundwater, soil management, traffic and

in agreement with the amended proposal

satis eference to 326 bedspaces in lieu of 318 as currently proposal
a bearing on the assessment of the application before the Board. The
tices contain the correct development descriptions.

10.11 ef Executive Report

As previously referred to in this report the PA are recommending a grant of pp
subject to conditions.
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. have addressed issues raised in the Chief Executive Report in my assessment
above. | note the conditions recommended, | consider these broadily acceptable
subject o minor amendments.

11.0 Appropriate Assessment (AA)
11.1 Compliance with Article 6(3) of the Habitats Directive
The requirements of Article 6(3) as related to screening the need for ap @
assessment of a project under part XAB, section 177U of the Plannin
Development Act 2000 (as amended) are considered fully in this sgion.
11.2 Context/Background

The previous application on this site, ABP-304705-19,@@as re permission for
one reason relating to appropriate assessment an th% or refusal was as

follows:

1. The proposed development includes the Sgcavation of c. 33,000m?3 of soil/
us substances. The site is

subsoil and removal of fuel tanks s i1
ET NG fremely vulnerable (www.gsi.ie)

located on lands where the ground
and it is located c. 1km from e edg&®Pthe River Shannon and River Fergus
Estuaries SPA (sife code and the Lower River Shannon SAC (site

code 002165).

The submitted Scre %' ppropriate Assessment has regard to the
inclusion of mifjdatioRynegsures to conirol silt/ sedimentation and spillage of
hazardous f s to prevent any likely significant impact on the
groundw; s which provide a hydrological pathway for poliuted
water. S tended to avoid or prevent significant effects on a
E n'K¥s Cannot be considered in screening for AA. If such measures
ag requ to avoid potentially significant impacts on a European site then a
a pact Statement should be submitted which assesses the
iveness of such measures. Notwithstanding this, detail on said
sures are absent from the submitted documentation. Having regard to the
nadequacy of information provided in the Screening Report, the nature of the
proposed development, the misapplication of mitigation measures and the
absence of a Natura Impact Statement, the Board could not be satisfied that a
full understanding and analysis of the hydrological connectivity between the
site with the European Sites, River Shannon and River Fergus Estuaries SPA
(site code 004077) and the Lower River Shannon SAC (site code 002165),
and the potential implications of the proposed development on the
groundwater quality has not been undertaken.
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The Board therefore cannot be satisfied, beyond reasonable scientific doubt.
that the proposed development, either individually or in combination with other
plans and projects, would not adversely affect the integrity of River Shannon
and River Fergus Estuaries SPA (site code 004077) and the Lower River
Shannon SAC (site code 002165), in view of the site’s Conservation
Objectives. The proposed development would therefore be contrary to the
proper planning and sustainable development of the area.

Points of note raised in the ABP Inspector's Report under ABP 304705-19 inc 4%

The site is located on an area where the ground water is classifi s

vulnerable® and bedrock is near the surface.
The subject site has a history of contamination from a pre S a petrol
filing station. The proposal includes the excavation an oV G

P

33,000m? of soil/ subsoil and four fuel tanks to dispos ropriate
licenced facility, to accommodate the basement p

The proposed extraction of materials, in parti
potential to cause poliution via percolatio veé’serious concerns
relating to the impact on water quality _jgter transfer of hydrocarbons

and hazardous substances through @ jon of the site.
15 s ment stated that if the

onstruction and management plan were
ts via the groundwater pathways are not

likely to be significant

There is a direct |i site to the River Shannon and River Fergus
Estuaries SPA iver Shannon SAC.

The full deja rieS, including excavation, removal of fuel storage tanks
and the m contaminated materials from the site had not been fully

detaj r ed in relation to the potential impact on any European Site
andgavingyefard to the scale of these works and implications on the

r quality it was considered a Natura Impact Statement was

ar the fu€l tanks have the

Section 5.2.1 of the submitted
mitigation measures listed in
implemented correctly th

ifgd.
riate Assessment Stage 1: Screening and Stage 2: Natura Impact
ent Report’, has been submitted with the application.

3 www.gsi.ie
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The contents of this report appear reasonable and robust. The submitted Screening
Statement concludes that significant effects cannot yet be ruled out as there is a
direct hydrological connection to the Lower River Shannon SAC via groundwater.
Excavation works may generate pollutants, which could potentially cause impacts on
the qualifying interests of the SAC. Further assessment of these potential impacts at
Stage 2 of the Appropriate Assessment process will be required in order o
comprehensively address potential impacts on the SAC. The AA screening
submitted concluded that effects on the River Shannon and River Fergus Es

SPA are not likely to be significant based on the nature of the Qi of the 5P
sensitivity of these species and their supporting habitats to groundwat er
poliution.

¢ s t&t the

non SAC is
Loyver River Shannon
ed indirectly through

The Water Risk Assessment submitted with the application ¢
likelihood of contaminated groundwater reaching the Lowe(Ri
negligible. However, the significance of potential effects on
SAC is uncertain as some of the qualifying interest ma

Shannon SAC requires progression to the ne process to facilitate
provision of mitigation measures on a prec ' i

The submitted NIS set out a series of pr struction management measures

and concludes that the proposed elopmelt, individually or in combination with
other plans and projects would sely affect the integrity of the European site
002165 (Lower River Shan SAQ) or any other European site, in view of the sites

Conservation Objectives.

Having reviewed t onents and submissions, | am satisfied that the submitted

information allow4 fi lete examination and identification of all the aspecis of
the project thafigould hg¥e an effect, alone, orin combination with other plans and
projects ro ites.
11.3 Scr n ppropriate Assessment (Stage 1)
114 0 ly significant effects

e The project is not directly connected with or necessary to the management of
a European Site and therefore it needs to be determined if the development is
likely to have significant effects on a European site(s).
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¢ The proposed development is examined in relation to any possible interaction
with European sites designated Special Conservation Areas (SAC) and
Special Protection Areas (SPA) to assess whether it may give rise to
significant effects on any European Site.

11.5  Description of development

The applicant provides a description of the project in section 1.3 of the AA Scié 0
Report. | refer the Board to section 3 of this report.

Taking account of the characteristics of the proposed development i
location and the scale of works, the following issues are consider
in terms of implications for likely significant effects on Europe it

Construction related:

* -arising from uncontrolled surface water/silt/ coh uctigp related poliution of
European Sites.

* possible migration of contaminated groffsite.

11.6 Designated sites within Zone of Infillance
| ve had regard to the nature and scale of the

project, the distance frongt % bpment site to the European Sites, and any
potential pathways whijch t from the development site to a European Site.
The site is not withiffl or di adjacent to any European Site. The nearest surface
water feature i Creek ¢. 920m west of the site. There is no connectivity
with either t non and River Fergus Estuaries SPA or the Lower River

In determining the zone of i

Shannon ace water as there are no watercourses within or draining from
the sit ill be no discharge of surface water from the site to any
wa S here is a fink to the Lower River Shannon SAC and the River

agl River Fergus Estuaries SPA via groundwater Having regard to the
| #ould concur with the applicants and consider the following Natura 2000
0 be within the Zone of Influence:
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European Site Name [Code] and its Location Relative to the Proposed
Qualifying interest(s) / Special Development Site
Conservation Interest(s) (*Priority
Annex | Habitats)

Lower River Shannon SAC (002165) Nearest point is c. 1km southwast of the

proposed development site
Annex | Hahitats:

sub-tidal sandbanks, estuaries, mudflats /
sandflats, coastal lagoons, large shallow inlets
and bays, reefs, stony banks, vegetated sea
¢cliffs, annuals colenising mud and sand, salt
marshes, water courses, Molinia meadows,
alluvial forests

Annex |l species:

freshwater pearl mussel, sea lamprey, brook
lamprey, river [amprey, salmon, bottlenose
dolphin, olter

Conservation Objectives

To maintain or restore the favourable
conservation status of habitats and species of
community interest — specific attributes a
targets are listed on the NPWS website In
relation to each qualifying interest.

River Shannon and Riv aries Nearest pointis ¢.1km southwest of the
SPA (004077) proposed development site

ght-bellied brent
, teal, pintail, shoveler,
olden plover, grey
t, dunlin, black-tailed
godwit, curlew, redshank,
lack-headed gull

plov

aintain or restore the favourable
onservation status of habitats and species of
community interest — specific attributes and
targets are listed on the NPWS website in
relation to each qualifying interest.
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| do not consider that any other European Sites fall within the zone of influence of the
project, based on a combination of factors including the intervening distances, the

lack of suitable habitat for qualifying interests, and the lack of hydrological or other
connections.

11.7 ldentification of Likely Effects

11.8

adjoining any European sites, there is no risk of direct habitat loss impacts agd

With regard to habitat loss and fragmentation, given the site is not located wit '
is no potential for habitat fragmentation.

The proposed development site does not support populations of sSpEcies
linked with the QI/SCI populations of any European site(s).

The applicant has noted that an Ecological Impact Assegsment (Ec]A) supports this
AA Screening. Site flora and fauna assessments wer . No terrestrial
mammals or signs of mammals of conservation im ncd wefe noted on site. No
protected flora was noted on site. No invasive r@noted on site.

There is no direct pathway via surface wats @} r land to Natura 2000 sites and
the nearest Natura 2000 site is 1km frgm thSgfopB®@d development. There is a
direct pathway to both SPA and SACWa groundwater.

Potential Impacts

The River Shannon an us Estuaries SPA has been designated for the

jntering bird species that feed primarily in coastal and
located approx.1km west of the proposed development
ine section of the River Shannon, downstream of Limerick

protection of a ran
intertidal habita
site, and cov 2
city centre

ectivity with either the River Shannon and River Fergus Estuaries
ce water as there are no watercourses within or draining from the site
ill be no discharge of surface water from the site to any watercourses.

Potential impacts via groundwater are not likely to be significant based on the nature
of the QI of the SPA and the sensitivity of these species and their supporting habitats
to groundwater water pollution. The habitat suitability of the application site for SPA
bird species is also ruled out.
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The Lower River Shannon SAC has been designated for the protection of a range of
riparian, estuarine and coastal habitats and species associated with the River
Shannon and its tributaries. NPWS publications highlight the specific attributes and
targets for the various qualifying interests in the SAC. This SAC is located c.1km the
proposed development site at its closest point.

There is no connectivity with the Lower River Shannon SAC via surface water as

Including the removal of the disused fuel storage tanks fro
and any potential migration of any groundwater pollution o

There is potential for effects due to possible migrafign oN€ontaminated groundwater
offsite during construction of the proposed deydlopmeyt Which could potentially
cause impacts on the qualifying interests o

The report concludes that further asgess
the Appropriate Assessment proc
address potential impacts on t

bse potential impacts at Stage 2 of
will be required in order o comprehensively
would concur with this conclusion.

11.9 In Combination Effects

The site is locatedsr™an environment. Construction on this site will create
localised light, glu e disturbance. There is therefore no potential for any in
{s cu

combinatio r.

In-corgbifgtion dffects have been considered (see section 4.1.2 (Cumulative Effects
sessment) and | am satisfied that the proposed development in

with other permitted developments in the area, which in themselves

screened in terms of AA, would not be likely to have a significant effect on

uropean site.

11.10 Screening Determination

The proposed development was considered in light of the requirements of Section
177U of the Planning and Development Act 2000 as amended. Having carried out
Screening for Appropriate Assessment of the project, it has been concluded that the
potential for significant effects on one European Site, the Lower River Shannon SAC
(002165), as a result of the project individually or in combination with other plans or
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projects cannot be excluded in view of the Conservation Objectives of that site, and _
Appropriate Assessment is therefore required.

The possibility of significant effects on other European sites has been excluded on
the basis of objective information. The following European site have been screened
out for the need for appropriate assessment, having regard to the conservation
objectives relating to the qualifying species and habitats related to these sites, due to
intervening distances, to intervening land uses and the absence of a hydrological.a
other linkage between the development and these European sites. In terms o
specifically, the habitats within the proposed development site are not consi
suitable for any of the bird species associated with nearby SPAs.

* River Shannon and River Fergus Estuaries SPA (Site Code 7}

Measures intended to reduce or avoid significant effects on Eur sitep’have not
been considered in the screening process for River Shannong@nd Riv ergus
Estuaries SPA (Site Code 004077)

11.11 Stage 2 Appropriate Assessment

| have read the NIS in conjunction with the ment Plan and Basement
Construction, A Technical Note: Water Envi isk Assessment, Groundwater
Management Plan (Basement Constryction RigAs@f®ivil Engineering Report,

Management Plan. All of which | ritical documents which contain
mitigation in relation to the n derground storage tanks, contaminated soil
and groundwater managem S submitted with the application while light in
information refences o sl ific documents which contained mitigation

tion in on file and therefore availabie for my

t will consider whether or not the project would adversely
e Lower River Shannon SAC (002165), either individually or in
ther plans and projects in view of the site’s conservation

on SAC relates to potential pollution during the excavation, removal and

ent of contaminated material. Including the removal of the disused fuel storage
tanks from the development site and any potential migration of any groundwater
poliution offsite to the SAC.

Section 5.1.4 of the submitted NIS describes the mitigation measures to be
implemented during the construction of the proposed development to avoid adverse
effects on the SAC. Mitigation measures are detailed in the Soil Management Plan
and Basement Construction, A Technical Note: Water Environment Risk
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| Assessment, Groundwater Management Plan (Basement Construction Phase), Civil
Engineering Report, Construction Management Plan and Construction and
Demolition Waste Management Plan submitted with the application. | have reviewed
these documents an assessed them in this report.

The elements of the project likely to give rise to significant effects on Lower River
Shannon SAC are the excavation, removal and treatment of contaminated material,
including the removal of the disused fuel storage tanks from the development site,
and any potential migration of any groundwater pollution offsite to the SAC.

A detailed assessment of the methodology for the removal of tanks, exc

section 10.8 of this report.

The Groundwater Management Plan (Basement Construction

measures to ensure that groundwater on the site and any i aminated

groundwater in the vicinity of the existing underground fue

removed is collected, treated (where required) and dispgsed ibcharged in a
A

manner that does not affect the integrity of the Riygr S C.
The mitigation measures proposed to avoid e@r ndwater are robust and

satisfactory.
11.12 Potential Impacts @

* The proposed develop ligde not within or adjacent to the SAC, so there
is no risk of direct im habitats or species within the SAC.

e Potential IndirectE e to surface water pollution (construction phase) -
pollution-prev res will be employed during construction works, in
order to av, r nimgnise the risk of impacts on the SAC.

» Poten i ects due potential pollution during the excavation, removal

rougdwater pollution offsite to the SAC - pollution-prevention measures
ployed during construction works, in order to avoid or minimise the
riskidf impacts on the SAC.

tighl
and {geatgen ontaminated material. Including the removal of the disused
fugl stor. nks from the development site and any potential migration of
a
il

gntial In-Combination Effects

The proposed development site is currently zoned as a ZO 5 Local Centre in the
Limerick City Development Plan (as extended). Pollution-prevention measures will
be employed during the construction of the proposed development. Given the
negligible contribution of the proposed development to the wastewater discharge, |
consider that any potential for in-combination effects on water quality in the Lower
River Shannon can be excluded. In combination effects have been considered and |
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am satisfied that the proposed development in combination with other permitted
developments in the area, which in themselves have been screened in terms of AA,
would not be likely to have a significant effect on any European site.

1.14 Evaluation of Effects

| consider that the proposed mitigation measures relating to the protection of
groundwater set out in the Soil Management Pian and Basement Construction,
Technical Note: Water Environment Risk Assessment, Groundwater Manage
Plan (Basement Construction Phase), Construction Management Plan an
Construction and Demolition Waste Management Plan are clearly descri
reasonable, practical and enforceable. | am also satisfied that the m
fully address any potential impacts arising from the proposed dey,
is reasonable to conclude on the basis of objective scientific i a that the
proposed development would not be likely to have an advers the Lower
River Shannon SAC (002165).

11.15 Appropriate Assessment Conclusion

Having regard to the works proposed durin N, and subject to the
implementation of best practice constructio@logies and the proposed
mitigation measures, | consider it reagbnabl ude on the basis of the
information on the file, which | considergdequate in order to carry out a Stage 2
Appropriate Assessment, that th development, individually or in
combination with other plang/@ntiarofgts would not adversely affect the integrity of
the European site 00216 l@ ver Shannon SAC) or any other European site,
in view of the sites Co atlem=@hjectives. This conclusion is based on a complete

assessment of all proposed project and there is no reasonable
scientific doubt apsence of adverse effects.

12.0 Environhental Ilpact Assessment (EIA) Screening

of Schedule 5 Part 2 of the Planning and Development Regulations

Construction of more than 500 dwelling units,

¢ Urban development which would involve an area greater than 2 ha in the case
of a business district, 10 ha in the case of other parts of a built-up area and 20
ha elsewhere. (In this paragraph, “business district” means a district within a
city or town in which the predominant land use is retail or commercial use.)

The proposed development comprises of the demolition of existing vacant structures
and removali of 4 no. disused underground fuel storage tanks, construction of 30 no.
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Build to Rent apartments, 318 no. student bedspaces in 68 apartments, 2 no.
ancillary retail units and associated site works on a site ¢. 0.77 ha. The site is located
within the administrative area of Limerick City and County Council and is within an
urban area. The proposed development is considered to be sub-threshold in terms
of EIA having regard to Schedule 5, Part 2, 10(b) (i) and (iv) of the Planning and
Development Regulations 2001 (as amended).

The criteria at schedule 7 to the Regulations are relevant to the question as to
whether the proposed sub-threshold development would be likely to have sig
effects on the environment that could and should be the subject of enviro
impact assessment. The application is accompanied by an EIA Scree
which includes the information required under Schedule 7A of the Plan
Regulations. The Screening Assessment states that having reg e ria
specified in Schedule 7 of the Planning and Development Reg s, 1; the
context and character of the site and the receiving environ ure, extent,
form and character of the proposed development; the chard®€Tistfes of potential
impacts; that the proposal would not result in significa 0 the environment. |
am satisfied that the submitted EIA Screening Replrt i
adequately the direct, indirect, secondary and gumulay ffects of the proposed
development on the environment.

The current proposal is an urban develoy B oject that would be in the built-up
area but not in a business district. The pr&pg€al@hprises of the demolition of
existing vacant structures and re | of 4 no. disused underground fuel storage
tanks, construction of 30 no. t apartments, 318 no. student bedspaces in
68 apartments, 2 no. ancil il units and associated site works on a stated site
area of 0.77 hectares. Thg d size of the proposed development is well
below the applicable br EIA. The residential use would be similar to the

predominant land e area. The proposed development would be located on
a brownfield sit area. The site is not designated for the protection of a
landscape. includes the removal of disused underground fuel storage

tanks an ta d soil. The proposed development is not likely to have a
significag advelse effect on any Natura 2000 site. This has been demonstrated by
the i f an Appropriate Assessment Screening Report and Natura Impact
t that concludes that there will be no impacts upon the conservation
icC of the Natura 2000 sites identified.

evelopment would result in works on zoned lands. The proposed development

plan-led development, which has been subjected to Strategic Environmental
Assessment. The proposed development would be a residential use, which is a
predominant land use in the vicinity. The proposed development would use the
municipal water and drainage services, upon which its effects would be marginal.
The site is not located within a flood risk zone and the proposal will not increase the
risk of flooding within the site. The development would not give rise to significant use
of natural resources, production of waste, pollution, nuisance or a risk of accidents.
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The former use of the site as a petrol station and garage is noted. The former use
was developed in the 1950/60s on a back filled Limestone quarry. The proposal will
not give rise to significant environmental impacts. The features and measures
proposed by the applicant envisaged to avoid or prevent what might otherwise be
significant effects on the environment, including measures identified inter alia the
proposed Construction and Demolition Waste Management Plan (CDWMP), Water
Environment Risk Assessment, Construction Management Plan,
Refurbishment/Demolition Asbestos Survey (RDAS), URS Closure Report, Soj
Management Plan and Basement Construction, Groundwater Management
(Basement construction phase), Civil Engineering Report, Acoustic and
Statement, Ecological Impact Assessment, AA Screehing and NIS aresfo

The various reports submitted with the application (as listed in Appendi
report) address a variety of environmental issues and assess the'i

proposed development will not have a significant i
had regard to the characteristics of the site, locati
and types and characteristics of potential impa
having regard to the Schedule 7A informati @2l Other submissions and | have
considered all information which accompa Syapb lication including inter alia:

¢ Soil Management PI

e Groundwater lan (basement construction phase).

e Conservatio dress potential impact on the ACA)
ationale Report

Statement

. 184 Assessment
losure Report
Construction & Demolition Waste Management Plan
Civil Engineering Report
e Construction Management Plan
» Student Accommodation Management Plan
* Build to Rent Accommodation Management Plan

» Building Life Cycle Report
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+ e Traffic & Transport Assessment

In addition, noting the requirements of Section 299B (1)(b)(i))(1))(C), whereby the
applicant is required to provide to the Bord a statement indicating how the available
resulis of other relevant assessments of the effects on the environment carried out
pursuant to European Union legislation other than the Environmental Impact
Assessment Directive have been taken into account. A Flood Risk Assessment has
been submitted which was undertaken have regard to the EU Floods Directive
Refurbishment/Demolition Asbestos Survey (RDAS) has been submitted w
undertaken having regard to the EU Directive 2009/148/EC Exposure to

be complied with to achieve an A3 BER rating, pursuant to the EU
Performance of Buildings Directive and requirement for Near Ze ildings.
An AA Screening Report and NIS in support of the Habitats D
and the Birds Directive (2009/147/EC) has been submittedfwi
Preliminary Construction & Demolition Waste Management s been submitted
which was undertaken having regard to the EC Waste
Student Accommodation and Build to Rent Acconafigodaybn Management Plans have
been submitted which was undertaken havin EU (Household Food

Waste and Bio-Waste) Regulations, 2015. Isghad regard to the SEA carried

Development Plan.

The EIA screening assessment pr ed by the applicant has, under the relevant
themed headings, considered tions and interactions between these
assessments and the prop pment, and as outlined in the report states
that the development wou ely to have significant effects on the
environment. | am saj | other relevant assessments have been identified

for the purposes kg out EIAR.
| have comple screening determination as set out in Appendix 2 of this
report. ThatfoMas be read in conjunction with this section 12.

| consideg that thedocation of the proposed development and the environmental
A thg’ geographical area would not justify a conclusion that it would be
e significant effects on the environment. The proposed development

—

e proposed sub-threshold development demonstrates that it would not be likely to
have significant 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 EIA Screening Statement submitted with the
application.
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13.0

14.0

| am overall satisfied that the information required under Section 299B(1)(b)(ii)(Il) of
the Pianning and Development Regulations 2001 (as amended) have been
submitted.

A Screening Determination should be issued confirming that there is no requirement
for an EIAR based on the above considerations.

Recommendation

For the reasons outlined above, | consider that the proposal is in complian i
proper planning and sustainable development of the area and | recommgfid t%ha
permission is GRANTED, under section 8(4) of the Act subject fo congltion$get AUt
below.

Reasons and Considerations %
Having regard to the following:

(a) the site’s location within Limerick city, withi emeging built-up area, in close
proximity existing public transport infrastruc 2 ssible to the inner city,
(b} the provisions of the Limerick City Deve @. Rlan 2010-2016 (as extended),

including the zoning objective ZO 5l gcal C& v profect, provide for and/or
improve the retail function of local centhgs and provide a focus for local centres”,

(c) the proximity to the main camp
employment

Immaculate College and centres of

pick City Development Plan 2010-2016 (as

(d) the policies set out jthe
extended)
(e) the Rebuildi ion Plan for Housing and Homelessness, (Government

of Iretand, 201

(f) the Degfgn Man or Urban Roads and Streets (DMURS) issued by the
el of Trgnsport, Tourism and Sport and the Department of the
mmunity and Local Government in March, 2013

lines for Planning Authorities on Sustainable Residential Development
reas, 2009

Guidelines for Planning Authorities on Sustainable Urban Housing: Design
S#@indards for New Apartments, 2020

(i) the Planning System and Flood Risk Management (including the associated
Technical Appendices), 2009

() Urban Development and Building Heights, Guidelines for Planning Authorities,
2018

(k) National Student Accommodation Strategy (2017),
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15.0

() the nature, scale and design of the proposed development,

{m) the availability in the area of a wide range of social, community and transport
infrastructure,

{n) the pattern of existing and permitted development in the area,
{0) the planning history within the area,
(p) the submissions and observations received, and

(q) the report of the Chief Executive and associated appendices
(r) the report of the Inspector and the submissions and observations recej

It is considered that, subject to compliance with the conditions set
proposed development would not seriously injure the residentia | enities
of the area or of property in the vicinity, would respect the exi
area, would constitute an acceptable residential density forthi
acceptable in terms of urban design, height and quantym of Gévelgpment and would
be acceptable in terms of pedestrian and traffic safety nience. The
proposed development would, therefore, be in aceé®dan the proper planning
and sustainable development of the area.

Recommended Board Order Q

Planning and Development Acts 0 to 2019

Planning Authority: Limepi ity and County Council

Application for permj#io section 4 of the Planning and Development
(Housing) and Regidgnt enancies Act 2018, in accordance with plans and
particulars, lodge@ uin£ord Pleanala on the 30" day of April 2021 by
Cloncaragh I& imited care of RW Nolan and associated, 37 Lower Baggot

Street, Dm
Pr opment:

sed development consists of a 0.77ha area at the junction of Punches
etween Ballinacurra Road to the South West and Rosbrien Road to the

(A) Demolition of an existing vacant derelict structures including basement area of
approx. 1,000m2

(B) A street-front building ranging in height from four storey plus recessed penthouse
along Ballinacurra Road and Rosbrien Road, culminating in a six storey feature
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corner at Punches cross junction, for use as student accommodation, including
student communal facilities such as dining rooms, sogcial activity rooms suitable for
Gym, Cinema/Games room, reception and social areas of 778m2 at ground and first
floor; Two ancillary retail units of 105.6m2 and 99m2 and 54 student apartments in

arrangement of 3,4,5,and 6 bedroom configurations. Overall area of building A is
9,028m2 .

(C) A rear courtyard building ranging in height from 5 storeys plus penthouse t
seven storeys, containing 14 student apartments in 5 bedroom configuration;
including 30 build-to rent apartments as follows — 10 no one bedroom ap nts,

no. two bedroom apartments and 2 no. three bedroom apartments. Oyet
building B is 5,330m2 .

(D) A basement level containing social activity rooms suitabl @
general social use, laundry facilities, a total of 76 car spaces, &
apartments, staff and visitors, bicycle storage areas for for students,
and 50 bicycles separately stored for apartments, apfilla fuBe and maintenance
stores, sub-station and switch rooms and water sforagétanp€. Overall area of
basement is 5,061m2 .

(E) Ancillary courtyard gardens of 1,486m 48 further surface bicycle
spaces, to serve as amenity for the ent apdfiments and a separate rear
courtyard garden of 450m2 to se enity for the build-to-rent apartments

development, with feature landsca

(F) Vehicular access and e to Ballinacurra Road and Rosbrien Road in a
strict controlled one arm@gngement to suit existing traffic flows.

(G) Building b ack along Rosbrien Road to provide additional traffic
lane for pub ootpath for public use. Building also set back at corner of
Punches (oss tdyprbvide mini public plaza and provision for future public

e stands,
~ [ )
@ l 2

The application is accompanied by a Natura Impact Statement

mber of student apartments proposed is 68 containing 318 bedspaces.
al number of build-to-rent apartments is 30, containing 104 bedspaces.
Il building area at or above ground leve! is 14,358m2 .

Decision
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GRANT permission for the above proposed development in accordance with the said
plans and particulars based on the reasons and considerations under and subject to
the conditions set out below.

Matters Considered

In making its decision, the Bord had regard to those matters to which, by virtue of the
Planning and Development Acts and Regulations made thereunder, it was rg %

to have regard. Such matters included any submissions and observation
by it in accordance with statutory provisions.

Reasons and Considerations

In coming to its decision, the Bord had regard to the follow
(a) the site’s location within Limerick city, withinan e

proximity existing public transport infrastructure a to the inner city,
(b) the provisions of the Limerick City Developrgen 10-2016 (as extended),
including the zoning objective ZO 5local Ce ‘“To Arotect, provide for and/or
improve the retail function of local centre rOWe€ a focus for local centres”,
{c) the proximity to the main campus of ulate College and centres of

employment

{d) the policies set outin the ity Development Plan 2010-2016 (as

extended)
(e} the Rebuilding Irelanpd % Plan for Housing and Homelessness, (Government
of lreland, 2016},

(f) the Design M 0 an Roads and Streets (DMURS) issued by the
Department ofe T ol, Tourism and Sport and the Department of the
Environmegl, y and Local Government in March, 2013

(g) the Quidelires¥or Planning Authorities on Sustainable Residential Development
inU eas) 2009

( Guidelines for Planning Authorities on Sustainable Urban Housing: Design
rg€ for New Apartments, 2020

B e Planning System and Flood Risk Management (including the associated
hnical Appendices), 2009

(j) Urban Development and Building Heights, Guidelines for Planning Authorities,
2018

(k) National Student Accommodation Strategy (2017),
(I} the nature, scale and design of the proposed development,

(m) the availability in the area of a wide range of social, community and transport
infrastructure,

ABP-310103-21 Inspector’s Report Page 97 of 119



(n) the pattern of existing and permitied development in the area,
(0) the planning history within the area,
(p) the submissions and observations received, and

(q) the report of the Chief Executive and associated appendices
(r) the report of the Inspector and the submissions and observations received,

The Board considered that, subject to compliance with the conditions set out bg
the proposed development would not seriously injure the residential or visu %
amenities of the area or of property in the vicinity, would respect the exisi

character of the area and the architectural heritage of the site, would
acceptable residential density for this suburban location, would be acc
terms of urban design, height and quantum of development an
in terms of pedestrian and traffic safety and convenience. Th pr
development would, therefore, be in accordance with the pro lagning and
sustainable development of the area.

Appropriate Assessment Screening

taking into account the nature, scale
within a zoned and serviced urb

d locatloh of the proposed development

e Appropriate Assessment Screening

e Inspector’s report, and submissions on
e, the Board adopted the report of the

gelf or in combination with other development in
the vicinity, the propoged elopment would not be likely to have a significant effect
oh any European Sfte | f the conservation objectives of such sites, other than
the Lower Rivep@@halinon Bpecial Area of Conservation (Site Code: 002165) which is
a European there is a likelihood of significant effects.

fite. In completing the screey
Inspector and concludedgh

sessment

Cdnservation (Site Code: 002165), in view of the site’s conservation objectives. The
Board considered that the information before it was adequate to allow the carrying
out of an Appropriate Assessment.

In completing the appropriate assessment, the Board considered, in particular, the
following:
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(a) the likely direct and indirect impacts arising from the proposed development both
individually or in combination with other plans or projects,

(b) the mitigation measures which are included as part of the current proposal, and
(c) the conservation objectives for the European Sites.

In completing the Appropriate Assessment, the Board accepted and adopted the
Appropriate Assessment carried out in the Inspector’s report in respect of the
potential effects of the proposed development on the aforementioned European Site,
having regard to the site’s conservation objectives. In overall conclusion, the j2
was satisfied that the proposed development, by itself or in combination wi
plans or projects, would not adversely affect the integrity of European

the sites’ conservation objectives. This conclusion is based on a co
assessment of all aspects of the proposed project and there is n on
scientific doubt as to the absence of adverse effects.

Environmental Impact Assessment Screening

t #reening of the
ntal Impact Assessment

the environment.

Having regard to: -

d in principle and the results of the Strategic Environmental
lan;
se on the site and pattern of development in surrounding area;

ilability of mains water and wastewater services to serve the proposed

e location of the development outside of any sensitive location specified in
Ficle 299(C)(1)(v) of the Planning and Development Regulations 2001 (as
amended)

(g) 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),

(h) The criteria set out in Schedule 7 of the Planning and Development Regulations
2001 (as amended), and
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() The features and measures proposed by applicant envisaged to avoid or prevent,
what might otherwise be significant effects on the environment, including measures
identified in the Construction and Demolition Waste Management Plan (CDWMP),
Waster Environment Risk Assessment, Construction Management Plan,
Refurbishment/Demolition Asbestos Survey (RDAS), Closure Report, Soil
Management Plan and Basement Construction, Groundwater Management Plan
(Basement construction phase) and the Civil Engineering Report,

It is considered that the proposed development would not be likely to have sj
effects on the environment and that the preparation and submission of a
environmental impact assessment report would not therefore be requi

Conclusions on Proper Planning and Sustainable prgent

The Board considered that, subject to compliance with the contitio
the proposed development would constitute an acceptab i
not seriously injure the residential or visual ameniti
vicinity, would be acceptable in terms of urban i
development and would be acceptable in terg
convenience. The proposed development
proper planning and sustainable developmé

set out below,
tial density, would
or of property in the
and quantum of

nd pedestrian safety and

Conditions

The proposed developme tc rried out and completed in accordance with
the plans and particula dgeebwith the application, except as may otherwise be
required in order to ith the following conditions. Where such conditions
require details tg ith the planning authority, the developer shall agree

such details i K00 Wi the planning authority prior to commencement of
developm as rwise stipulated by conditions hereunder, and the proposed
develo shallbe carried out and completed in accordance with the agreed

. ault of agreement the matter(s) in dispute shall be referred to An
Bord for determination.

% n: In the interest of clarity.

Mitigation and monitoring measures outlined in the plans and particulars, including
inter alia the Natura Impact Statement, Soil Management Plan and Basement
Construction, A Technical Note: Water Environment Risk Assessment, Groundwater
Management Plan (Basement Construction Phase), Civil Engineering Report,
Construction Management Plan and Construction and Demolition Waste
Management Plan submitted with this application, shall be carried out in full, except
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where otherwise required by conditions attached to this permission.

Reason: In the interest of protecting the environment and in the interest of public
health.

3. (a) The 68 student accommodation apartments (318 bedspaces) hereby permitted
shall only be occupied as student accommodation, in accordance with the definition
of student accommodation provided under section 13(d) of the Planning and %

Development (Housing) and Residential Tenancies Act 2016, and shali ngtd
for any other purpose without a prior grant of planning permission for ¢

(b) Full details of the use and hours of operation of the propose
submitted to and agreed in writing with the planning authority pTi
commencement of development. The unit shall not be use
food or intoxicating liquor for consumption off the premises.

Reason: In the interest of residential amenity an limif’the” scope of the proposed
development to that for which the application y@s ma

4. The student accommodation element of { Mosed development shall be
implemented as follows: -

(a) The student accommodati
accordance with the measyg
Management Plan which 4
planning authority pri

plex shall be operated and managed in
ified in a finalised Student Accommodation
mitted to and agreed in writing with the
upation of the development.

(b) Student Hoys all not be amalgamated or combined.

Reason:fn infwests of the amenities of occupiers of the units and surrounding

uild to rent units hereby permiited shall operate in accordance with the
of Build-to-Rent developments as set out in the Sustainable Urban

bing: Design Standards for New Apartments, Guidelines for Planning Authorities
DEcember 2020) and be used for long term rentals only. No portion of this
development shall be used for short term lettings.

Reason: In the interest of the proper planning and sustainable development of the
area and in the interest of clarity

6. Prior to the commencement of development, the owner shall submit, for the written
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10.

1.

consent of the planning authority, details of a proposed covenant or legal agreement,
which confirms that the development hereby permitted shall remain owned and
operated by an institutional entity for a minimum period of not less than 15 years and
where no individual residential units shall be soid separately for that period. The

period of 15 years shall be from the date of occupation of the first residential unit
within the scheme.

Reason: In the interests of proper planning and sustainable development of thefres

Prior to expiration of the 15-year period referred to in the covenant, the q@ner s
submit for the written agreement of the planning authority, ownership
management structures proposed for the continued operation of thg en
development as a Build-to-Rent scheme. Any proposed amend
from the Build-to-Rent model as authorised in this permissio jecito a
separate planning application.

Reason: In the interests of orderly development andlari

Details of the materials, colours and textures of.c
proposed dwellings/buildings shall be as sub
otherwise agreed in writing with, the planni

ernal finishes to the
with the application, unless
#//An Bord Pleanala prior to

commencement of development. In ult of agreement the matter(s) in dispute
shall be referred to An Bord Ple termination.
Reason: Inthe interest of vi ity.

Details of shopfronts s e ted to, and agreed in writing with, the planning
authority prior to th m ment of development.

Reason: In the’iMgre isual amenity and to protect the historic character of the
area.

No extexpal rity shutters shall be erected on any of the commercial premises
unle

S sed by a further grant of planning permission. Details of all internal

s $fall be submitted to, and agreed in writing with, the planning authority prior
encement of development.

Reason: In the interest of visual amenity

No advertisement or advertisement structure (other than those shown on the
drawings submitted with the application) shall be erected or displayed on the building
(or within the curtilage of the site) in such a manner as to be visible from outside the
building, unless authorised by a further grant of planning permission.
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12.

Reason: In the interest of visual amenity.

Proposals for the development name, apartment numbering scheme and associated
signage shall be submitted to, and agreed in writing with, the planning authority prior
to commencement of development. Thereafter, all signs, and apartment numbers,
shall be provided in accordance with the agreed scheme. The proposed name(s)
shall be based on local historical or topographical features, or other alternatives

the planning authority’s written agreement to the proposed name(s).

Reason: In the interest of urban legibility and to ensure the use
placenames for new residential areas.

13. (a) The communal open spaces, including hard and soft lan ing, car parking

14.

areas and access ways, communal refuse/bin storage, | as not intended to
be taken in charge by the local authority, shali be saint3ifled®y a legally constituted
management company.

(b) Details of the management company , and drawings/particulars
describing the parts of the development { the company would have
responsibility, shall be submitted tofland agreéed in writing with, the planning authority
before any of the residential unj de available for occupation.

Reason: To provide fort actOry future maintenance of this development in

the interest of remdeq&

The following req to’In terms of traffic, transportation and mobility shall be
incorporated,; required revised drawings/reports showing compliance with
these re all be submitted to and agreed in writing with the planning
authority r[ort cdmmencement of development:

( s and traffic arrangemenis serving the site, including road

ing authority for such works and shall be carried out at the developer’s
dense.

% oveyfients, signage, shall be in accordance with the detailed requirements of the

(b) The materials used in any roads / footpaths provided by the developer shall
comply with the detailed standards of the planning authority for such road works.

(c) All works to public roads/footpaths shall be completed to the satisfaction of the
planning authority.
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(d) The roads layout shall comply with the requirements of the Design Manual for
Urban Roads and Streets, in particular carriageway widths and corner radii.

(e) The developer shall carry out a Stage 1,2 & 3 Road Safety Audit of the
constructed development on completion of the works and submit to the planning
authority for approval and shall carry out and cover all costs of all agreed
recommendations contained in the audit.

() A detailed construction traffic management plan shall be submitted to, a
in writing with, the planning authority prior to commencement of develop
plan shall include details of arrangements for routes for construction t
during the construction phase, the location of the compound for st ag
rmachinery and the location for storage of deliveries to the site.

(9) The applicant shall submit a Car Park Management Plan a
parking design, layout and management to the planning
writing prior to the commencement of development. 4 de
matter(s) in dispute shall be referred to An BoarddPlearla

detgils of car
[tySror agreement in
agreement, the
r determination.

Reason: In the interests of traffic, cyclist andip ian safety and to protect
residential amenity &

15. A minimum of 10% of alf car parlg s should be provided with EV charging
stations/points, and ducting shedgbeWrovided for all remaining car parking spaces
facilitating the installation of; % ging points/stations at a later date. Where
proposals relating to thgdgstaigtiop’ of EV ducting and charging stations/points has

not been submitted th lication, in accordance with the above noted
requirements, th t shall submit such proposals shall be submitted and
agreed in writi ith {be Flanning Authority prior to the occupation of the
developme

Rea : de for and/or future proof the development such as would facilitate
the ctric Vehicles.

: Q of 376 no. secure bicycle parking spaces shall be provided within the
Yelopment. Design details for the cycle spaces shall be submitted to, and agreed
in writing with, the planning authority prior to commencement of development.

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

17. Prior to the occupation of the development, a Mobility Management Strategy shall be
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18.

19.

submitted fo and agreed in writing with the planning authority. This shall provide for
incentives to encourage the use of public transport, cycling, and walking by
residents/occupants/staff employed in the development. The mobility strategy shall
be prepared and implemented by the management company for all units within the
development.

Reason: In the interest of encouraging the use of sustainable modes of transport.

Prior to commencement of the development, details of all areas of bound
treatment, play equipment and planting, shall be submitted to, and appﬁs,

planning authority. Boundaries and areas of communal open space

lodged plans shall be landscaped in accordance with the [andsc

submitted to An Bord Pleanala with this application, unless oth ed in
writing with the planning authority. The landscape scheme Iemented fully
in the first planting season following completion of the dev efy,‘and any trees or
shrubs which die or are removed within 3 years of pla 2 replaced in the
first planting season thereafter. This work shall be gom efore any of the

dwellings are made available for occupation. Agces g¥en roof areas shall be
strictly prohibited unless for maintenance pur

Reason: In order to ensure the satisfact ment of the public open space

indicative details in the su

< ic Lighting Strategy, details of which shall be
submitted to, and agr.

menvinstallation of lighting. Such lighting shall be
' vailable for occupation of any residential unit. Reason:

icant shall sign a connection agreement with Irish Water prior to any
commencing and connecting to the Irish Water network.

0 stormwater from the development shall enters into the Irish Water Network.

) All development is to be carried out in compliance with Irish Water Standards
codes and practices.

d} Where any proposals by the applicant to build over or divert existing water or
wastewater services subsequently occurs the applicant shall submit details to
Irish Water for assessment of feasibility and have written confirmation of
feasibility of diversion(s) from Irish Water prior to connection agreement.

Reason: In the interest of public health
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21.

22,

23.

24.

25.

26.

No additional development shall take place above roof parapet level, including lift
motor enclosures, air handling equipment, storage tanks, ducts or other external
plant, telecommunication aerials, antennas or equipment, unless authorised by a
further grant of planning permission.

Reason: To protect the residential amenity of property in the vicinity and the visual
amenity of the area.

All service cables associated with the proposed development (such as electgcal
telecommunications and communal television) shall be located undergroufid
relocation of utility infrastructure shall be agreed with the relevant utili
Ducting shall be provided by the developer to facilitate the provisiop 0
infrastructure within the proposed development. Reason: In the j
and residential amenity.

Drainage arrangements including the disposal of surface
requirements of the planning authority for such workgland%€rviges.

| comply with the

Reason: In the interest of public health and surta atgr management.

The construction of the development shall d in accordance with a
Construction Management Plan, whiglf shall bmitted to, and agreed in writing
with the planning authority prior t ncement of development. This plan shall
provide, inter alia: details and loca posed construction compounds, details
of intended construction prag evelopment, including hours of working,
noise and dust managementi es, details of arrangements for routes for
construction traffic, pa g’the construction phase, and off-site disposal of

Reason: In intqgests of public safety and residential amenity.
Site d nj/and building works shall be carried out only between the hours of
08 ondays to Fridays inclusive, between 0800 to 1400 hours on

d not at all on Sundays and public holidays. Deviation from these times
e allowed in exceptional circumstances where prior written approval has

Reason: In order to safeguard the residential amenities of property in the vicinity.

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
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Guidelines on the Preparation of Waste Management Plans for Construction and
Demolition Projects”, published by the Depariment of the Environment, Heritage and
Local Government in July 2008. The plan shall include details of waste to be
generated during site clearance and construction phases, and details of the methods
and locations to be employed for the prevention, minimisation, recovery and disposal
of this material in accordance with the provision of the Waste Management Plan for
the Region in which the site is situated.

Reason: In the interest of sustainable waste management.

27. A plan containing details for the management of waste (and, in partigl able
materials) within the development, including the provision of faciljfi rt torage,
separation and collection of the waste and, in particular, recycl als and for
the ongoing operation of these facilities shall be submitted §6, @nd ed in writing
with, the planning authority prior to commencement of dev eNt.’ Thereafter, the
waste shall be managed in accordance with the agree n.

Reason: To provide for the appropriate managemennpf Wéste and, in particular
recyclable materials, in the interest of protectind@ie egvironment.

30. The developer shall facilitate the preserv ding and protection of
archaeological materials or featuredthat m xist within the site. In this regard, the
developer shall —

(a) notify the planning aut ing at least four weeks prior {o the
commencement of anysitgpergtion (including hydrological and geotechnical

investigations) rel e proposed development,

(b) employ a
other exc

lified archaeologist who monitor al site investigations and

eological material be found during the course of archaeological
all work which might affect that material will cease pending agreement

Witk ational Monuments Service of the Department of Culture, Heritage and the
% acht to how it is to be dealt with,

d) all archaeoclogica! deposits/features, within the area where groundworks will
oceur, which were recorded during previous test excavations, shall be fully
archaeologically planned, photographed and excavated by a suitably qualified
archaeologist, all necessary licences or consents under the National Monuments
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31.

32.

33.

Acts 1930 to 2014 having been obtained,

(e) all costs of archaeological work necessitated by, or arising from, the development
shall be borne by the developer.

In default of agreement on any of these requirements, the matter shall be referred to
An Bord Pleanala for determination.

the preservation and protection (in situ or by record) of any remains th

Reason: In order to conserve the archaeological heritage of the site and ur
within the site

Prior to commencement of development, the applicant or oth SoMith an
interest in the land to which the application relates shall ente arjagreement in
writing with the planning authority in relation to the provi f ing in
accordance with the requirements of section 94(4) se (2) and (3) (Part V)

of the Planning and Development Act 2000, as agien
certificate shall have been applied for and been
as amended. Where such an agreement is
date of this order, the matter in dispute (ot
applies) may be referred by the planni
the agreement to An Bord Pleanala for

, $s an exemption

ted ginder section 97 of the Act,
ithin eight weeks from the
atter to which section 96(7)
By or any other prospective party to
termination.

Reason: To comply with theffeqiie ts of Part V of the Planning and
Development Act 2000, gs dlgendell, and of the housing strategy in the development
plan of the area. &

Prior to commegge t offdevelopment, the developer shall lodge with the planning
authority a ¢ S’ a bond of an insurance company, or cther security to
secure thefprovisipn&nd satisfactory completion of roads, footpaths, watermains,
drains age and other services required in connection with the development,
ith an agreement empowering the local authority to apply such security or
of/f0 the satisfactory completion of any part of the development. The form
nt of the security shall be as agreed between the planning authority and
gveloper or, in default of agreement, shall be referred to An Bord Pleandla for

Reason: To ensure the satisfactory completion of the development.

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
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authority in accordance with the terms of the Development Contribution Scheme
made under section 48 of the Planning and Development Act 2000, as amended.
The contribution shall be paid prior to commencement of development or in such
phased payments as the Planning Authority may facilitate and shall be subject to any
applicable indexation provisions of the Scheme at the time of payment. Details of the
application of the terms of the Scheme shall be agreed between the Planning
Authority and the developer or, in default of such agreement, the matter shall be
referred to An Bord Pleanala to determine the proper application of the terms
Scheme.

Reason: It is a requirement of the Planning and Development Act 2
amended, that a condition requiring a contribution in accordance the
Development Contribution Scheme made under section 48 of plied to
the permission.

3t <D
. H i )

Daire McDevitt
Planning [nspector

29t July 2021

Appendix 1 List of Documentatidhsubmitted.
Appendix 2 EIA Screening

O
&

ABP-310103-21 Inspector’s Report Page 109 of 119



Appendix 1 List of Documentation submitted.
Documents submitted include inter alia-

e SHD Application Form

o Cover Letter to ABP

* Site Notice

* Newspaper Notice — Limerick lLeader

* Cover Letter to Limerick City & County Council Q)
» Cover Letter to Prescribed Bodies (x9)
e Planning Report and Statement of Consistency c‘

» Statement of Response

e EIA Screening Report

* Student Demand and Concentration Report

* Build to Rent Accommodation Managemet Pla

» Student Management Plan

e 5247 Pre Application Consultation RE inutes from meeting with LCCC
for this application and also the preation are included)

e Letter of Consent LCCC

» Developer's Covenant

» Letter of Support from Mag

e Architecture Report g

¢ Computer Gene

e Compliance d

Materials zn 5

aculate College
panOesign Statement
i2956 and Photomontage
and Residential Amenity
eport
edule and Matrix
d Sunlight/Daylight Analysis Report

Location Map
Masterplan Report
Part V Confirmation Letter
* Landscape Design Rationale Report and Landscape Specification
» Schedule of Landscape Drawings
e Landscape Drawings
¢ Conservation Report
* Building Lifecycle Report and Site Lighting Layout
» Civil Engineering Report
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Construction and Demolition Waste Management Plan
Construction Management Plan

Schedule of Engineering Drawings

Engineering Drawings

Traffic and Transport Assessment

Road Safety Audit Stage 1

Confirmation of Feasibility Statement from Irish Water
Statement of Design Acceptance from Irish Water

Flood Risk Assessment

Acoustic Design Statement

Appendix to Acoustic Design Statement

Greenparks Former PFS Closure Report %

AA Screening Report and Natura Impact Statement
Ecological Impact Assessment Report (EclA)

Soil Management Plan and Basement Construgtion
A Technical Note: Water Environment Risk Ass
Groundwater Management Plan (Baseme onsYucfion Phase),

Q
&
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