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1.0

2.0

2.1.

2.2,

3.0

3.1

Introduction

Permission was granted by An Bord Pleanala on the application ABP 310103-21 and
dated 18t August 2021 was quashed by Order of the High Court dated 28"
November 2022 (perfected 5% December 2022). The High Court directed that the
application be remitted back to An Bord Pleanala for determination. It is remitted
back to An Bord Pleandla to the point on which it stood on the 7% June 2021. All
documents produced after this are put aside.

<

This is an assessment of a proposed strategic housing development sub
Board under section 4(1) of the Planning and Development (Housing)

Residential Tenancies Act 20186.

Site Location and Description Q’

The site, with a stated area of ¢. 0.77 hectares is located at Fungh's Cross, a

suburban area on the western side of Limerick, appgoxi .5km from the city
r

centre. The site occupies a corner site between RoskrieR Road and Ballinacurra
Road/ O‘Connell Avenue. The site is vacant arihgverdrown with disused commercial

buildings on the site. The site is surrounde anehg.

The Rosbrien Road bounds the north gast the site, the Ballinacurra Road
along the west and there are traffic li at the most northerly point where these two
roads meet New Street and O'C ue. There is a local retail centre to the
southwestern corner and a mgae iscount food store in the south eastern
corner and surrounding %

arga ses of a mix of commercial and community uses
in conjunction with low oM density residential development.

Proposed St:a‘% using Development

The prop vejopment consists of a 0.77ha area at the junction of Punches
Cross, ew Ballinacurra Road to the South West and Rosbrien Road to the
N

No clude;

(A)D lition of 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
corner at Punches cross junction, for use as student accommodation, including
student communal facilities such as dining rooms, social activity rooms suitable for
Gym, Cinema/Games room, reception and social areas of 778mz2 at ground and first
fioor; Two ancillary retait units of 105.6m2 and 99m2 and 54 student apartments in
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3.1.

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 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
no. two bedroom apartments and 2 no. three bedroom apartments. Overall area of
building B is 5,330m2 .

(D) A basement level containing social activity rooms suitable for yoga, a d
general social use, laundry facilities, a total of 76 car spaces, designat
apartments, staff and visitors, bicycle storage areas for 326 bicycle:
and 50 bicycles separately stored for apartments, ancillary refus
stores, sub-station and switch rooms and water storage tanks
basement is 5,061m2 .

(E) Ancillary courtyard gardens of 1,486m2 , including 4 surface bicycle
spaces, to serve as amenity for the student apartinénts a separate rear
courtyard garden of 450m2 to serve as amenity he Build-to-rent apartments
development, with feature landscaping.

llinacurra Road and Rosbrien Road in a
existing traffic flows.

(F) Vehicular access and egress onto
strict controlled oneway arrangem

(G) Building boundary set b c osbrien Road to provide additional traffic
Dyt

lane for public use, and fg ublic use. Building also set back at corner of
Punches Cross to provj I lic plaza and provision for future public
subscription bicycle gar

e Mmi

The total numb@ ent apartments proposed is 68 containing 318 bedspaces.
The total e ild-to-rent apartments is 30, containing 104 bedspaces.

Overall bui a at or above ground level is 14,358m2 .

The@ion is accompanied by a Natura Impact Statement

The key parameters are set out below:;

Parameter Site Proposal

Application Site 0.77 ha

No. of Units 318 student bed spaces in 68 apartments &
30 BTR apartments (104 bedspaces)

Density Net ¢. 109 units per hectare (422 bed spaces)
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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)
Surface: 50 (BTR)

Vehicular Access Rosbrien Road and Ballinacurra Road

Part V (applies to BTR 3 units

element)

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

f ?u I
- |
3.3 Unit mix in the Student Accomm@?&zqs as‘follows:
Es

T L4

Unit Type 1 bed 2 bed 3 betd Total

Apartment 10 18 ) \‘\;oi l ) ‘

% Total 33% 60%

Unit Type 3 bed
spages

Apartments 1 14 38 | 68 Apartments (318 bedspaces)
A\ _ , |

rt from Mary Immaculate College (MIC) dated 14" June 2018 has

5+ bed | Total
spaces

A lettef of consent from Operations and Management Services dated 10* June 2019
Limerick City and County Council has been submitted, giving consent to the inclusion
of sections of the R526 public road as per site location map 1232-17-02 as part of a
SHD application at Punches Cross. If the application is successful, Cloncaragh
Investments Ltd will need to consult further with LCCC Operations & Maintenance
Services over the proposed works within the public roadway.

Appendix 1 includes a list of documentation submitted with the application.
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4.0

Planning History

At the time of inspection (25" January 2023) a Derelict Site notice was observed on
hoarding.

ABP 310103-21 Application description as per the current application which was the
subject of a High Court Order to quash and remit back to An Bord Pleanala.

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 agd
associated works. Permission was refused for the following reason:

The proposed development includes the excavation of c. 33,000m?3
and removal of fuel tanks and hazardous substances. The site is

The submitted Screening for Appropriate Assessmegt ha d to the inclusion of
mitigation measures to control silt/ sedimentation an e of hazardous

for AA. If such measures are require avoid potentially significant impacts on a
European site then a Natura Impa
the effectiveness of such meas
are absent from the submitted §
information provided in th
development, the misa
Impact Statement,

pritation. Having regard to the inadequacy of

g Report, the nature of the proposed

iONof mitigation measures and the absence of a Natura
rd pould not be satisfied that a full understanding and
analysis of the h I connectivity between the site with the European Sites,
River Shannon @/ Fergus Estuaries SPA (site code 004077) and the Lower
River Sha ite code 002165), and the potential implications of the

propose ent on the groundwater quality has not been undertaken.

efore cannot be satisfied, beyond reasonable scientific doubt, that the
2velopment, either individually or in combination with other plans and
ould not adversely affect the integrity of River Shannon and River Fergus
Estuaries SPA (site code 004077) and the Lower River Shannon SAC (site code
002163), 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.
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5.0

PA Ref. No. 06/203 (ABP Ref. No. PL30.221336) refers to a grant of permission for
the demolition of existing buildings and erection of mixed use retail/office
development including an anchor retail unit, 5 no. retail units, betting office, takeaway
facilities and upper floor office development.

PA Ref. No. 04/770531Permission granted for a showroom to the front of the
premises and retention of minor 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 % d
Adolescent Mental Health Service and other works to NEPS building

PA Ref. No. 16/44 (ABP Ref. No. PL91.247323) refers to an appegl | tin to a

development contribution for special works with a grant of permjgsioiyfor #emolition
of structure and erection of discount foodstore.

PA Ref. No. 17/60 (ABP ref. No. PL91.248965) (immedia proposed site)
refers to a decision to refuse permission for the demdp psting buildings and
construction of a new monopitched licenced disco stdre considering the
excessive size on the retail floor space on an or local centre.

PA Ref. No. 18/8014 {(Part 8 development aTs sbrien Road to SE of
0

proposed development) Provision of 17 res wnits, relocation of existing pitch,
provision of new junction onto Rosbrigh Road™m community centre and ancillary
works.

Section 5 Pre Appli@ ultation

A section 5 pre-appli¢ati opéuttation with the applicants and the planning authority
took place online Mgder ABP-306772-20 (26 May 2020} in respect of a proposed
development s t apartments (326 bed spaces), 30 Build to Rent

apartments alld 2 afcillary retail units and associated works.
otifi @k}pinion

N

An leanala issued a notification that it was of the opinion that the that the
docunfentation submitted with the request to enter into consultations constitute a
reasonable basis for an application for strategic housing development.

The opinion notification pursuant to article 285(5)(b) referred to the following specific
information should be submitted with any application for permission:

1. A response to matters raised within the PA Opinion and Appended City and
County Council Department comments submitted to ABP on the 02 April 2020.
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2. A robust Water Environment Risk Assessment, Ground Water Management
Plan, AA screening report and NIS which support and have regard to one
another, 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 contaminated waste /
soils / oils, cumulative impact and where construction technology prop
has been effectively used in other similar sites.

4. A detailed statement of consistency and planning rationale, cle
how in the prospective applicant’s opinion, the proposal is ¢
planning policies having specific regard to the zoning objegti
Zoned ‘C1": *To protect, provide for and/or improve th . netion of local
centres and provide a focus for local centres and its ¢ ity to the
development site in question having regard to th in idential nature of
the proposed scheme.

5. An updated Architectural Design Statem Thestatement should include a
justification for the proposed developme regard to, inter alia, urban
design considerations, visual impact ext, the locational attributes of
the area, linkages through the si
iocal planning policy. The st
the blocks, the design relation
site, the relationship wit [CRginy’development and the interface along the
site boundaries. The gta % should be supported by contextual plans and

contiguous elevatiags sections.

6. A site specificgt nagement plan

7. Adetaile e f accommodation which shall indicate clearly number of
bed spacgs propdsed. Colour coded drawings which clearly indicates
I

indi rs within the student accommodation element of the proposal
and nt types within the residential element

se to the issues raised by the planning authority in relation to

phtial noise impacts as referred to in their document by Simon Jennings,
Executive Scientist Physical Development Directorate, dated 23 March 2020
and also as raised at the tripartite meeting of the 26" May 2020.

9. Areport that specifically addresses boundary treatment, the proposed building
materials and finishes and the requirement to provide high quality and
sustainable finishes and details.
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10.As per SPPRY7 of the Sustainable Urban housing: Design Standards for New
Apartments Guidelines for Planning Authorities, March 2018 the development
must be described in the public notices associated with a planning application
specifically as ‘Build to Rent’ housing development and a covenant/legal
agreement is required at application stage for BTR development.

Applicant’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/o |
specific additional information required, the applicant has submitted/ reggorT8
follows:

Response to ltem No. 1:

s raised and a suit of
the application.

The applicant has noted that in general no objection
documentation was set out that should be subm

e |t is noted that the previous reason for r al hs been addressed and
reference to notes by the Heritage

¢ The applicant notes the reco nded conditions regarding traffic and
transportation and has no ggimaligy to them.

* An acoustic Design t as been submitted.

e The applicant ecommended conditions regarding waste and has no

objection t&

Imphct Statement (NIS) and Ground Water Management Plan have
S ltted

e Refer to the following reports submitted with the application: a) Groundwater
Management Plan (Basement Construction Phase), b) AA Screening Report
and Natura Impact Statement and c) Technical Note: Water Environment
Assessment.

Response to Item No. 3:
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6.0

6.1

e Refertothe updated Construction & Demolition Waste Management Plan
(CDWMP) submitted.

Response to ltem No. 4:
+ Refer to the Statement of Consistency submitted.

Response to ltem No. 5:

e Referto the Architectural Report and Urban Design Statement s @
Response to Item No. 6:
¢ Refer to Student Management Plan submitted.

Response to Item No. 7: v
¢ Refer to documentation and architectural'@submitted.
Response to [tem No. 8: Q

o Refer to Acoustic Design S bmitted.

Response to Item No. 9: Q

o Refer to the Finishes Report submitted.

Response to I@.

¢ R Site Notice, Newspaper Notice and the Covenant Statement

Policy X ontext

National
Project Ireland 2040 — National Planning Framework

The NPF includes a Chapter, No. 6 entitled ‘People, Homes and Communities’. It
sets out that place is intrinsic to achieving good quality of life. A number of key policy
objectives are noted as follows:

ABP-315273-22 Inspector’s Report Page 11 of 144



Objective 2a seeks that half of the future population growth will be in our cities or
their suburbs.

Objective 8 of the framework sets ambitious growth targets for Limerick, proposing a
¢.50-60% growth in population to 2040. In achieving this, it places a great emphasis
on compact growth requiring a concentration of development within the existing built

up area, including increased densities and higher building format than hitherto

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

support sustainable development and at an appropriate sc f pagvision relative to

location.

Objective 35 is to increase residential density in settle rough a range of
measures including reductions in vacancy, reuse of distigg buildings, infill
development schemes, area or site-based r tiofl and increased building

height.

At Section 6.8, dealing with housing; framework refers specifically to student

accommodation. It notes that accoxgmaotation pressures are anticipated to increase

in the years ahead and mdlc red locations for purpose built student
accommodation prox1m s of education and accessible infrastructure such
as walking, cycllng nsport It also notes that the National Student
Accommodatio pports these objectives.

The Natio tudent Accommodation Strategy 2017

The Nati dent Accommodation Strategy issued by the Department of

d Skills in July 2017 aims to ensure an increased level of supply of
purpo®p/built student accommodation (PBSA). Key national targets include the
construction of at least an additional 7,000 PBSA bedspaces by end 2019 and at
least an additional 21,000 bedspaces by 2024. It states that 3,788 spaces were
available in Cork 2017 and projects that 6,436 would be required there in 2019 and
7,391 in 2024. A progress report issued in July 2019 reported that 12,677 spaces
were available in the country at the end of Q3 2018, with planning permission
granted for another 8,577 and sought for 2023.
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Housing for All - A New Housing Plan for Ireland (2021)

It is a multi-annual, multi-billion euro plan which will improve Ireland’s housing
system and deliver more homes of all types for people with different housing needs.

The government’s overall objective is that every citizen in the State should have
access to good quality homes:

« to purchase or rent at an affordable price
» built to a high standard and in the right place
« offering a high quality of life

The government'’s vision for the housing system over the longer ter jeve a
steady supply of housing in the right locations with economic, sogi d
environmental sustainability built into the system.

The policy has four pathways to achieving housing for all:
« supporting home ownership and increasing afford
« eradicating homelessness, increasing sogfgl houing delivery and supporting

social inclusion
« increasing new housing supply @
» addressing vacancy and efficient bge of existing stock

Housing for All contains 213 acfi ich will defiver a range of housing options for
individuals, couples and famili

Section 28 Ministerial Guid®line

The following is a lig 8 Ministerial Guidelines considered of relevance to
the proposed devglo pecific policies and objectives are referenced within the
riate.

Planning Authorities on Sustainable Residential Development
eas’ (including the associated 'Urban Design Manual')

hildcare Facilities — Guidelines for Planning Authorities’

e ‘Sustainable Urban Housing: Design Standards for New Apartments,
Guidelines for Planning Authorities’ 2020

| wish to draw the Board attention to the fact that The Apartment Guidelines were
updated in December 2022, subsequent to the lodgement of the subject
application. The updated Guidelines do not include Specific Planning Policy
Requirements (SPPRs) 7 and 8, which relate to BTR development. The amended
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6.2

Guidelines came into effect on 22" December 2022. Transitional arrangements
are set out in Circular Letter NRUP 07/2022, which states:

All current appeals, or planning applications (including any outstanding SHD
applications and appeals consequent to a current planning application), that are
subject to consideration within the planning system on or before 215t December
2022 will be considered and decided in accordance with the current version of the
Apartment Guidelines, that include SPPRs 7 and §.

My assessment is therefore based on the 2020 Apartment Guidelines.

¢ Urban Development and Building Height, Guidelines for Planni U ies,
2018.
o Appropriate Assessment of Plans and Projects in Irelapd; deyries for

Planning Authorities.

Other policy of note is:
e Dept. of Education and Skills ‘National Stu tA%o;modation Strategy’

(July 2017).

o Dept. of Education and Science ‘Gon Residential Developments for
3rd Level Students Section 5Q4& inanct t 999’ (1999).

¢ Dept. of Education and Sn%tters Arising in Relation to the Guidelines
on Residential Develo -@ 3rd Level Students Section 50 Finance Act

1999 (July 2005»&
Regional

omic Strategy for the Southern Region, Southern

Regional Spati

a number of objectives that seek to achieve compact growth,
ntial densities and urban regeneration.

Limerick-Shannon is identified as one of three Metropolitan Areas in the Strategy
which includes the Limerick-Shannon Metropolitan Area Strategic Plan (MASP).

Of particular relevance are the following MASP Policy Objectives 1 and 2 to achieve
compact growth and regeneration and consolidation of development in Limerick city
centre and suburbs. Policy Objective 5 to identify suitable sites for regeneration and
development by a quality site selection process that addresses environmental
concerns. Policy Objective 10 which seeks to support the environmentally
sustainable densification of Limerick City Centre, the assembly of brownfield sites for
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6.3

development and the regeneration of suburbs to accommodate residential use.
Policy Objective 18 seeks to support the existing educational facilities in the Limerick
Shannon Metropolitan Area as critical drivers of economic development. Policy
Objective 21 seeks to deliver projects which can strengthen placemaking and public
realm improvements.

Local

| wish to highlight to the Board that the documentation submitted with the application
was received by An Bord Pleanala on 30 April 2021 (ABP 310103-21).
Documentation was lodged having regard to the Limerick City Development Plar
2010-2016 {as extended) which was the Statutory Plan in effect at the ti
current application (315273-22) is on foot of a High Court Order (5™ Da€esbar
to remit the application back to An Bord Pleanala for assessment.

The Limerick City Development Plan 2022-2028 was adopted 2022 and
came into effect on 29" July 2022. My assessment has reg hi¥yelan.
In the interest of transparency and for comparison | havginclu e relevant policies
and objectives contained in the Limerick City Develgp n 2010-2016 (as
extended)

6.3.1 Limerick Development Plan 2022-2028

The site is located on lands zoned local cen%tated objective “To protect and
provide local centre facilities to serve th& nee new/existing neighbourhoods and
residential areas”.

The purpose of this zoning is to/figdeng, mix of community and commercial
neighbourhood facilities to p 'rve the immediate needs of the local working
and residential populatio cOmpiement, rather than compete with the City
Centre. A mix of appro ofenience retail, commercial, community, childcare

and medial facilitiel and recreational development of a local scale will be
&

considered. Lar ifice and residential development will be considered in
new developmegts w public transport is available. The retail scale and type will
t negative impacts on the retail function of Limerick City

ppef the hierarchy. A materially broader range of compariscn goods

be control
Centre af t

of the Lidierick Shannon Metropolitan Area and County Cork

In the 2010-2016 (as extended Plan) the lands were zoned local centre, where
Objective Z0.5 (D) stated it is an objective “To profect, provide for and/or improve the
retail function of local centres and provide a focus for local centres”,

Density:
Table 2.6 Density Assumption per Settlement Hierarchy:
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The site is located in Density Zone 2: Intermediate Urban Locations/Transport
Corridors.

A minimum density of 45+ dwellings per hectare as required at appropriate locations
within:
* 800m of (i) the University Hospital, (i) Raheen Business Park, (iii) National

Technology Park, (iv) University of Limerick, (v) Technological University of
Shannon, (vi) Mary Immaculate College.

o 500m of high frequency (min.10 minute peak hour frequency) existin
proposed urban bus services

¢ 400m of reasonably frequent {min.15 minute peak hour frequ u bus

services.
Policies and Objectives of note include:
CSP1 relates to the implementation of the Core Strategy.

CSP2 refers to compact growth and support for prioriti g and employment
developments in locations within and contiguous teexis§fg £ity and town footprints

where it can be served by public fransport and ygalkinar® cycling networks.

CSP3 refers to sufficient zoned land continy
population and employment growth over thg

aitable for the projected
2nq of the Plan.

land use and transport, with the
at an appropriate scale on broe
sites within the existing built 1§

Section 3.4.2.4 refers
Height Strategy)

CGR 089 Buildi %’
It is an objectie of thef Council fo:

ew tall buildings in Limerick City are designed in accordance with
ea objectives, tall building recommendations and criteria set out in
ent Management Standards. All such buildings shall be of an

er densities and mixed use developments
ipfill, backland, statelands and underutilised

Building Height Strategy. (see also Vol. 6 Building

b) Focus delivery of tall buildings in the City Centre, in particular the areas that have
been identified as having potential for increased building height. In particular, tall
building clusters will be encouraged at The Quays, Colbert Station Quarter, Cleeves
Site and The Docklands in accordance with the building classification criteria set out
in the Building Height Strategy. There shall be a general presumption against tall
buildings in other areas, except at designated areas and the gateway locations
identified in the Tal! Buildings at City Level Map below.
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c) Protect the unique intrinsic character, scale and significant views of Limerick City,
the skyline and key landmark buildings in the delivery of increased building heights,
through the application of the Tall Building Classifications, Recommendations, High
Level Principles and Assessment Tools and Criteria set out in the Building Height
Strategy.

d) Ensure applications for tall buildings are supported by the following assessments
and any additional assessments required at the discretion of the Planning Authority -
Environmental Assessment, Wind Analysis, Sunlight and Daylight Analysis, Verified
View Analysis, Landscape and Visual Impact Assessment, Architectural Desj
Statement, Traffic Impact Assessment including a Mobility Management Pl

non- residential uses, Building Services Strategy.

Objective CGR 02 relates to Place-making, Universal Design an Im. It

is an objective of the Council to:

a) Ensure that all developments are designed to the highest @ _ respect to
the principles of placemaking, universal design and public rea ﬂ tuding the
guidance set out under the Urban Design Manual — ‘i’ iice Guide (2009)
and the Design Manual for Urban Roads and Street :

¢) Ensure the construction of the hijg lity and innovative designed buildings, in
A ity, along the Riveriront/Quays, on

orner sites, the end of vistas and gateways,
plic squares or open space

important street corners or j
Town Centres and the

Section 11.1.3 referg t ing Heights
All new develop s yhe City shall comply with the guidance set out in the
Building Hei tratggy, in particular the criteria set out in Table DM 1: Limerick

City Buildi Objectives, Recommendations and Criteria
Obje 3 relates to Urban Lands and Compact Growth. It is an objective
of the

a) Delive?50% of new homes within the existing built-up footprint of Limerick City
and Suburbs (in Limerick), Mungret and Annacotty and 30% of new homes within the
existing built-up footprint of settlements, in a compact and sustainable manner in
accordance with the Core and Housing Strategies of this Plan.

b) Encourage and facilitate sustainable revitalisation and intensification of
brownfield, infill, underutilised and backland urban sites, subject to compliance with
all quantitative and qualitative Development Management Standards set out under
Chapter 11 of this Plan.
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¢) Continue to work proactively with key state agencies, such as the LDA to bring
forward, brownfield urban underutilised state land, which can contribute to the
delivery of compact growth within an urban context, subject to Development
Management Standards set out under Chapter 11 of this Plan.

d) Encourage residential development in the City Centre zone by requiring at least
20% of new development to comprise residential use. Exceptions may be made on a
case-by-case basis, where residential use is not deemed compatible with the primary
use of the site e.g. museumsf/tourist attractions etc.

Section 3.3.1.3 refers to the development of Brownfield sites.

Often such lands are of large scale and have previously been in use fgf [IYdu or
commercial purposes and became derelict due to obsolescence, v

demolition of structures. Some brownfield sites may have a legacy orgEmination
from operational activities or waste disposal.

Redeveloping brownfield sites provides opportunities for reng tidn of the built

environment and reuse of existing infrastructure inclu nd utilities. The

Planning Authority will encourage the redevelopmedfit ofpfohfield sites in

settlements throughout Limerick, in accordan ith e ®8ncept of compact growth
ofgis Flan

and the Development Management Standar

i
Section 11.4.4.7 refers to Student Acco tion

Objective HO O8 Student Accom ation It is an objective of the Council to:

a) Support the provision of high fessionally managed purpose built
student accommeodation eithgl orgs s, or in appropriate and accessible locations
on public transport or cyclg n % Ali forms of student accommodation shall
respect and protect the N csidential amenities of the area in which it is

proposed. Student a tion shall be of appropriate design, in accordance

with the Deparime®g o ation and Science Guidelines on Residential
Development vel Students (1999), and (2005) and any subsequent
updates. i or change of use from student housing to any other form of
use sh y resisted, without adequate demonstration that there is no longer

: 3 that all applications for new off campus purpose built student
accormgaOdation, the change of use to student accommodation in existing residential
areas, or extensions to existing dwellings to facilitate student accommodation, must
include details outlining the presence and distribution of any permanent residential
occupiers; the extent of students renting in the private housing market; and the
presence of any other housing catering primarily for students and short term lets in
the area/estate. The application should address any potential impacts of the proposal
on residential amenity and any permanent residents in the area.
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c) Require all applications for off-campus purpose-built student accommodation to be
accompanied by a Student Management Plan outlining how the scheme will be
professionally managed. The Plan shall demonstrate how the development will be
managed so as to avoid potential negative impacts from occupants on surrounding
properties and neighbourhoods and ensure the maintenance of safe, secure and
clean environments for the community, occupants and nearby residents.

d) Ensure permissions for student accommodation will be subject to a condition

requiring planning permission for a change of use to any other type of use, including
short-term holiday letting. Future applications for this type of change of use
resisted. Where it is demonstrated that such student accommodation is n
required, a planning application will require details of a proper manag or
the non-student use of the units to prevent adverse impacts on tradjfon2éesiential
estates.

Table DM 9(a) . Car and Bicycle Parking Standards in Limerjet
(Limerick, Mungret and Annacotty:

Parking Zones are the same as Density Zones, v
Site in in Zone 2.

BTR incl. Student Accomrodation:
¢ 1 car space pre 15 beds. @

¢ 1 bicycle space per 5 beds.

@ or lesser standard may be appropriate.
r paTking for residential development at a reduced

il be considered where the planning authority are
port links are already available or proposed.

e Retail <100sq.m -0

In some limited circumstancg,
Proposal for the provisio
date to the maximum sfang
satisfied that good Ic @.

Section 8.7.7 r¢fers toWazardous waste and contaminated sites.

Refers to for suitable redevelopment of contaminated lands will
generall ceurage.

Objs¢ 23 refers to hazardous waste and contaminated site, including
techniC® rgquirements for clearance and redevelopment of contaminated sites.

Chapter 11 refers to Development Management Standards.

Relevant standards include inter alia

Section 11.2 relates to residential development — design principles and standards.
Section 11.3 relates to residential development — general requirements.

Section 11.4 relates to residential development — quality standards.

Section 11.4.1 relates to apartment developments.
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Section 11.4.4.7 relates to Student Accommodation.

All proposals for student accommodation should comply with the Department of
Education and Science’s Guidelines on Residentiat Development for Third Level
Students (1999), the subsequent supplementary document (2005), the provision of
the National Student Accommodation Strategy (2017) and Circular PL8/2016. The
Council will support the provision of on-campus accommodation and purpose built-
professionally managed student accommodation off-campus at suitable locations.
When assessing applications for student accommodation the Council will have
regard to:

¢ The location of student accommodation: The Council will prioriti

accommodation on campus or within 1km distance from the a
Third Level Institute, followed by locations within close pro h quality
public transport corridors, cycle and pedestrian routes utes;

¢ The potential impact on residential amenities: The p{ovigs d location of

student accommodation will not be permitted whgre it woud have a
detrimental effect on established residential gme

¢ The provision of on-site facilities, includipg sto acilities, waste
management, quality and quantum o rking and associated showers
and lockers, leisure facilities, car paf Ad amenity areas;

( /

s The architectural quality of thedesignaMd integration with the wider
streetscape with respect to ass, external finishes and landscaping;

¢ The number of existing/SlTM@r Ygeilities in the area (applicable only to
offcampus accomm dn assessing a proposal for student
accommodation, la g Authority will consider the cumulative impact of
hich exists in the locality and will resist the
of Such schemes in any one area, in the interests of

sustain defglopment and residential amenity.
Section 11a4. relfites to Build to Rent Accommodation.

amending SPPR as appropriate). In this regard, applications for proposed BTR must
clearly demonstrate compliance with the guidelines and include details in relation to:

» The proposed ownership and operation by an institutional entity for a minimum
period of not less than 15 years and no individual residential unit can be sold
or rented separately for that period. A covenant or legal agreement shall be
submitted and entered into in this regard;
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e Proposed residential support facilities such as laundry facilities, concierge and
management facilities, maintenance/ repair services, waste management
facilities, etc.;

* Proposed resident services and amenities for communal recreational and
other activities by residents. The quantum and scale of the proposed
residential support facilities, services and amenities must have regard to and
adequately support the number of future residents within the BTR scheme.

BTR accommodation must comply with all apartment standards set out above

A reduction in unit storage may be considered where alternative, secure sté
can be provided on-site. All units must provide for private open space i fo
balcony or terrace. A reduction in the area of private open space se
will only be considered where at least an additional 10% high quadi
communal and/or additional compensatory communal support

es ghe provided.

On-site car parking must comply with the requirements set 3¢tion 11.8.3 Car
and Bicycle Parking Standards, DM Table 9a/9b. In ali i cég~Ihe applicant shall
clearly demonstrate that the BTR development is lo te@a 10-minute walking
time from high frequency public transport routes gVherdar¥ derogations in
standards, including standards relating to opep r parking and storage are
considered, the Council will attach a conditigh to Sfate that planning permission must
be sought for a change of tenure to another {8 odel, following the period
specified in the covenant.

Section 11.6.2.1 relates to the asseg§sment of Retail Applications.

Section 11.8 relates to transiio d infrastructure

s 10 Roads, Traffic and Transport Assessments
SAs)

Section 11.8.1 relates
(TTAs) and Road Safe

Section 11.8.2 relgte fiding lines.

With regard to Ihes, the Council will require a minimum setback distance
from roads/Act o classification, as per the following table. Exceptions may be
made (apa 'w ew national roads) where the applicant demonstrates the
appligationgof §ood acoustic design, meeting the objective outlined in Section 11.3.12
Noise Bcceptable noise levels can be achieved externally and internally with

openabl@windows.
Refer to Table DM 8 for setbacks

Section 11.8.3 relates to car and bicycle parking standards. Parking Zones are the
same as Density zones. Refer to Table DM 9 (A). The site is in Zone 2.

Vol. 6 Building Height Strategy (adopted June 2022)
6.3.2. Limerick City Development Plan 2010-2016 (as extended)
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Policies and objectives contained in the Limerick City Development Plan 2010-2016
(as extended) that are of relevance to this application (statutory Plan at the time the
application under ABP 310103-21 was lodged with An Bord Pleanala in 2021), some
of which are also referred to in submissions received under ABP 310103-21. The
case was remitted back to the status as of the 7t June 2021 (after the final date for
receipt of submissions)

Part Il Quantitative Standards
Building Heights

The issue of appropriate building height in context is relative and relates
the prevailing or dominant heights but also to the grain and its consist
diversity within an existing character area.

Limerick has many different character areas reflecting historie
various opportunities for change. Different character areas
approaches to the issue of building heights. There is a rec
conservation areas and the architectural character of egigtin Adings, streets and
spaces of artistic, civic or historic importance. In p icﬁ%@ new proposal must
be sensitive to the historic City Centre.

ity to grow and to reach its
estern Region and it is Limerick

Limerick City Council also recognises the ngee

& High Rise Buildings:

ill bekaken into account in considering proposals for

Special Standards Applying to

The following consideratiogs
high buildings:

o The need to cre ie urban design;

0 The need to s¥ indorporate the building into the urban grain;
o The need tojgreatq positive urban spaces;

o lnvi inevitable prominence of a high building it should be of outstanding
archy ality, creating a building which is elegant, contemporary, stylish, and,
i orm and profile, makes a positive contribution to the existing skyline;

o The ®eed to respect important views, landmarks, prospects, roofscapes and vistas;

o The proposal should be very carefully related to, and not have any serious
disadvantages to, its immediate surroundings, both existing and proposed, and
especially to any other high buildings and prominent features in the vicinity and to
existing 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;
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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);

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 encoura
architectural design competitions.

Transport

e Policy TR.6- Mobility Management. Require a Mobility Masag lan for
any development which will have a significant trip gengritio

o Policy TR.9- Cycling & Walking. Prioritise safe facilitieSior pkdestrian and
cyclists throughout the city.

¢ Policy TR.12- Controlled & Non- ControlledeCro8gin®€. Enhance traffic
management through controlled pedestrian Sssihg at major interchanges.

LRetgy Sources for Vehicles by on-

acilities for discharge of Bio-

* Policy TR.25- Promotion of an Alterns
street charging points for electriggehici®e
Fuels.

Parking:

Table 16.1 Carparking stan

Apartment —1: apartment

Student accommodation — 1; 10 students

Housing & Urban Design

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

+ Part lI- Quantitative Standards- Increase in density in city centre locations
should include a variety of built form in the layout.

¢ Part lI- Quantitative Standards- Site coverage in Zone 3- Suburban is 50%.

e Policy DM.2 -Planning Statements- larger schemes will be accomps
design statements including, inter alia, the architectural respons

Contaminated lands

¢ The development plan refers to the Docklands as havinga | f
contamination on the site, no specific polices are detfafied.

Surface Waier

e Policy WS.6- It is policy to provide high quality S ater Collection and
Disposal System.

» The control of surface water dischar c/ha where there is restricted
capacity.

o Policy WS.7 Sustainable Urb rain Systems (SUDS) lt is the policy of
Limerick City Councilto e all new developments incorporate
sustainable urban drat sygtems at the application stage.

Open Space 0

e General provis; &

o All applicati€ns Shallhave regard to the standards on the national apartment
guideli

e Pri en bpace for apartments 12-15m? per bed space.

Built H
P Development in Architectural Conservation Areas

itist olicy of Limerick City Council to protect and enhance the special heritage
values, unique characteristics and distinctive features from inappropriate external
works within the four Architectural Conservation Areas as follows:

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

Part 11l Development Management

Residential Development

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: JZes
Standards for New Apartments: Guidelines for Planning Authorities’ (DE
September 2007) and ‘Quality Housing for Sustainable Communities’

2007). Research completed for the Department of the Environmenidler nd
Local Government and Dublin City Council clearly illustrates th W, 0 create
e

sustainable urban homes and neighbourhoods we need to epwr ellings and
their neighbourhoods are attractive and functional to live in ions of the
community. The two key requirements for successful hi dewetly urban
neighbourhoods are adequate dwelling size and adgguat ic and private open
space.

All new housing and apartment developmen u
o Reflect the existing character of the street attention to the proportion,
pattern, massing, density and material€%f surrounding buildings.

o Maintain existing building lines, r and heights and window proportions.
o Incorporate variations in des@f pe etc. around a common theme, in
r

0 Housing developments cﬂ%{ n 15 dwellings.

o Specify the design g’ tor the proposed dwellings.
Open Space

Table 16.4 Pubf Opdn'Space Provision:

The Planning Authority considers that all buildings should receive adequate daylight
and sunlight. Careful design of residential buildings, where the amount of incoming
light is important, can ensure that sufficient sunlight can enter habitable rooms to
provide comfort and also reduce the need for artificial lighting. Development shall be
guided by the principles of ‘Site Planning for Daylight and Sunlight: A Good Practice’
(British Research Establishment Report, 1991).
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6.4

6.5

6.6

In this regard the majority of apartments in a development must be dual aspect.
Single aspect dweillings 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 fioor-to-ceiling heights.

Draft Limerick Shannon Metropolitan Area Transport Strategy (LSMATS),
published by the NTA — This is a framework for investment in transport for the

Limerick Shannon Metropaolitan Area for the next 20 years and includes pro % for
. - o

the significant development of the cycle network and enhancement of b
and infrastructure. The Bus Connects Limerick programme envisage etwopd of

reliable high frequency routes connecting Limerick City and subur ficiudes
provision for the widening of a number of roads.
Designated sites

The subject site is located c.1km to the south of the Riyer Shanngn and River Fergus
Estuaries SPA (site code 004077) and the Lower Riyer n SAC (site code
002165).

Applicant’s Statement of Consistency

The applicant has submitted a State t of Consistency as per Section 8(1){iv) of
the Act of 2016, which states ho sal is consistent with National, Regional
and local policy and requirem jon 28 guidelines.

| wish to highlight to the
under ABP 310103-2 t a

e documentation submitted with the applicant
by direction of the High Court) was received by An
Bord Pleanala on 3p" | 1. Documentation was lodged having regard to the
Limerick City D & lan 2010-2016 (as extended) which was the Statutory
Plan in effect fit the {im® as such the submitted Statement of Consistency refers to
elopment Plan 2010-2016 (as extended).

The Lime elopment Plan 2022-2028 was adopted on 17" June 2022 and
el¥ct on 29" July 2022. My assessment has regard to this Pian.

M 1)(iv) of the Act of 2016 sets out he the applicant is required to state how
the proposal is consistent with National, Regional and local policy and requirements
of section 28 guidelines.
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7.0

| note that policies and objectives in the current statutory Plan does not raise
significant planning implications and are broadly in line with those contained in the
previous Plan as such | do not consider that the change in Plan would raise
significant planning matters not already addressed by third parties in their
submissions under ABP 310103-21. The application before the Board is the subject
of a High Court Direction for remittal. It is at the discretion of the Board if it wishes to
hold an oral hearing to address this matter. | do not recommend that an oral hearing.

Observer Submissions

9 no. observer submissions were received by An Bord Pleanala, in a
submissions received from Prescribed Bodies which are summaris
this report.

in

Submission were from the local residents: Ann Warner, Dongl a Cantillon,
Marguerita McCarthy & Jerry O'Connell, Mary Duggan & Searqus/8ergin, Mary
Gallagher & Others, Patricia &Gerard Reidy, Patrick iHan Trudy Morrissey.

A submission was received from ‘Environmenta t Irgland’, this includes
Appendix 6 which contains a petition with 106 2s. ("] note page 45 of the
submission is not legible). [ 3

There is a degree of overlap in the ised, | therefore propose to provide a
summary by topic to avoid rep main issues are summarised as follows:

% velopment Plan 2010-2016 (as extended):

e Punches C IS d ‘Local Centre’. The development materially
contravegies the $tutory Development Plan for the area. It contravenes the
tand ygeYoning and therefore does not constitute a SHD pursuant to the
Plagni evelopment Act 2016.

Compliance with Limeri

% proposal does not comply with policy H6 (residential amenities), EDS9

fSterplan), BHA19 ACA 1B South Circular Road & New Street, BHA20
ACA1C O’Connell Avenue, Policy BHA22 ACA3 Ballinacurra Road, Section
14.7 (vi) key objective.

¢ 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 separate ACAs.
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+ NO SEA prepared for the Masterplan.
Density:

+ Qver development of site.

¢ Density of 118/ha is excessive.

o Development should be amended to a low density low rise along P,
Cross and Rosbrien Road roads with higher density towards theMar
site where it drops down towards Childers Road.

s Proposed density exceeds those present in Dublin an n
Demand for Student Accommodation:

¢ The intended use of the development is npt sigpoged with sufficient evidence
to describe unmet student accommodatioMgdemand in the supplied

documentation. Q

+ There is demand in the area nits to cater for young professionals not
students.

student accommegda Alid concerns raised that the same would happen
i e Mithin 100m of Mary Immaculate College (MIC).
commodation used as a homeless shelter, a centre for
ird property that has high vacancy.

* Three other purpoent buildings in the city are no longer used as

. e or more student accommodation in the region.
nt 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 and
sympathetic manner that has regard to the existing structures.
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Object to the suggestion that the Cloncaragh Student village fagade will stand
as a 'gateway to the city’.

The proposal will be overbearing and dominant when viewed from adjoining
houses.

Modern design is not in keeping with the nineteenth century cottages and
houses.

Design should reflect the iconic Limerick Public House landmark gapo
site.

Scale, height and design encroaches on adjoining houseg$ Ing impact
and is injurious to the setting, amenity and appreciati h ighbouring
properties.

Excessive height, visually intrusive and risk rd %::i!ions.

No Bird collision assessment has bee uC¥d/submitted.

018/644. Reference to gov.ie where it is
lations, a typical new dwelling is built to
an A3 Building Energy Rz ). The NZEB requirements will equate to
an A2 BER."” The Bui % cle Report submitted with the application
states “The buildin #fe a BER A3” Therefore the proposed
development is ilt to be ‘more energy efficient than the
regulations’

Non compliance with EU Directi
stated “Under the previous

in

Refer n@1 3/2019 and reference to Part L Building Regulations
g energy. The proposed buildings fall short of the mandatory

r
r for renewable sources.
Res@ 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 diminish
the quality of life of local residents as it will lead to large gatherings of young
people and anti-social behaviour and noise,
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The height, design and uses of the development on its boundary with
Rosbrien Road has failed to have regard {o the residential amenities of
existing residents

Overbearing impact on houses along Rosbrien Road.
Overlooking of existing houses along Rosbrien Road, loss of privacy.

Shadow cast and loss of daylight/sunlight to existing houses opposj ite
along Rosbrien Road.

Visually intrusive development.

Destruction of residential amenity.

Noise nuisance (construction and operationzl p%
Anti-social behaviour associated with studgt agcommodation.
Right to clear air.

Safety issues associated wi posed civic plaza.

Built Heritage: @

Proposed d will dramatically alter the setting of the Ballinacurra
Road, O' & nue, New Street and Rosbrien Architectural
a.

Consejvatio

the Quaker Graveyard and the Quaker Meeting House.

Tra ransportation:

Insufficient parking proposed and concemns 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 through
residential areas will lead to disruptions.
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s The pre-existing difficult traffic arrangement at the junction of the Rosbrien
Road with the Rosbrien Hill will be further complicated by the development,
during and after construction phase.

¢ Traffic congestion and road safety

¢ Site visit for the RSA report was undertaken in August 2018 when schools and
colleges were on holidays. Therefore is not reflective of the conditions for
September to June. Updated stage 1 visit in March 2021 noted that the
had not been advised of any significant changes to the network sug®
the site. This is not correct.

¢ Punches Cross is the subject of extensive congestion, thefgr ill further
exacerbate this.

e Road Safety Audit submitted is incomplete, no in 1% submitted for
collision statistics.

merick Metropolitan District
Movement Framework. The proposedileys ent seeks to introduce a
‘cyclist -unfriendly multi-lane on s%em on the Rosbrien Road. The
proposal would contrive Limgg policy and National policy by creating a

traffic hazard.

¢ Rosbrien Road has anrded in the assessment (traffic and
photographs).

th

o Creation IZne will add to traffic congestion in the area.

lative impact on traffic when considered along with other
evelopment along Rosbrien Road.

. graphical photographs submitted are outdated and do not reflect the
clrrent 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.
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¢ Inconsistency in documentation submitted.
e Proposal does not comply with DMURS.
¢ Extinguishment of the local residents parking rights.

« Surrounding roads infrastructure and pathways are inadequate fo support the
proposed development and extra demands that will arise from occupiers.

e 76 car parking spaces is inadequate to cater for 422 people.

Development is premature pending upgrades to public trarfs

iC, %ust efc.
e Disruption due to the removal of tanks.z t of excavation to provide the
underground car park has not been y addressed nor mitigation
@,

measures set out,

Construction Phase:

¢ Disruption to local residenis arising from tra

, roads and footpaths from vibrations
associated with excavgtionSgedired to provide an underground car park.
Dust and noise will gls % a detrimental impact on the health of local
residents.

* Potential damage to older

¢ Significa e required, concerns raised regarding the stability and
impact@-; structures.

. raised that the fracturing of the underlying limestone bedrock will
don gas to be released.

. sregard for existing residential community.

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

Environmental Considerations:
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¢ No details submitted regarding the former quarry on site. No assessment
submitted regarding the impact this use has had on bedrock, aquifer,
groundwater vulnerability and directional flow, contamination and
environmental impacts.

* Presence of ground water well on site is ignored.

* No asbestos survey carried out of building to be demolished.
¢ No ecological assessment of buildings to be demolished.

e Ground water vulnerability.

¢ No regard to the underlying shallow bedrock in the wgas and surface
water drainage proposals.

¢ SUDS systems are not recommended in ageas qUifer vulnerability.
+ No assessment/report on greenhousg @ Issions in relation to the
demolition, excavation or construgtiongdrks

¢ Environmental Concerns (ndi nd air pollution during both construction
and operational phases

o No details of authas orWalifications/experience of the person whom prepared
sk Assessment Report

the Water Enyn i
e The Watfr Exhent Risk Assessment Report fails to consider the quarry,

ignopdetNg dirgct hydrological link to the Lower Shannon SAC, ignores the
statement that inferred groundwater is to the west (direction of
ifer Shannon SAC) as well as to the southwest, ignores the
lexities of karst on groundwater directional flow.

URS Closure Report:

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

e The URS report was prepared on the assumption that the end use would be
commercial not residential
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» The four tanks which remain in situ were installed in 1986 and are probably
seriously eroded, leaching contaminants.

» The site boundary of the old petrol station is not the same as the current site.

» Following the removal of 4 underground fuel tanks, the area of excavation was
filled in. The trial pits and holes were also filled in. Throughout the applicant’s
reports , it is assumed and concluded that it was the quarry that was filled in,
this may not be a valid assumption.

» Concerns regarding the removal of tanks and contaminated r and
potential impacts on the health and safety of local residents#

Contaminated lands:

e There are 4 buried hazardous undergrounded st nks on site. Concerns
regarding their removal, along with the reméWg| o taminated soil and water
and impacts arising from this.

» Hydro carbon contaminated water ofsitesaly evidence that the concerns
raised by LCCC Ecologist, reglding € use of portable modular treatment
system (PMTS) and exam hemes where this has been successful,

have been addressed.
¢ Extent of contamj dQ not known and local residents have raised

concerns that @. expose contaminant that are currently buried.

e Querytp %y

. eyt egrity of reports based on undated soil samples.

of bore hole soil samples.

i€ Assessment:

he current proposal has not addressed/overcome the reason for refusal
under ABP 304705-19.

e Impact on ground water and threat to the integrity of Lower River Shannon
SAC
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» 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 SCI species.

¢ Previous use (petrol fuel station) was abandoned not decommissioned.. This
is a polluted site and toxic contaminants, hydrocarbons and other leachate
material will have to be properly addressed and remedied having reg e
nearby European Natura sites and NHA and the impact on human ge
before the site is suitable for re-development.

¢ Previous refusal (ABP Ref 304705-19) on the site due to Jégk dence
supplied by the applicant in relation to the potential i o roposed
development on the Lower River Shannon SAC and [ hannon and
River Fergus Estuaries SPA. The Bord, at the co thority, must again
undertake a screening exercise and should thé efieé¢ts 8f the proposed

development be significant, potentially sigafficanthorfincertain, the Bord is
obliged to undertake Appropriate Ass ) of the proposed
development. @

icient data for ABP to undertake its own
screening and assessmen| applicant has provided a summary of its
findings and its own intefpret®iodof these. Leaving the Board at a

disadvantage in being alfg to findertake a robust and defensible screening
process. Field n fri 2020 survey are not provided. Field notes/data

e The applicant has not submi

from previous yi§ t provided.

» Thequa ica:&periencelexpertise of the authors of documents the
Scregi IS relied upon have not been provided. In particular the Sail
Matt nt, Ecological Impact Assessment Report, Groundwater

a ent Plan and Water Environmental Risk Assessment.

o [{ 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.

e 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 aiso 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.
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» The information submitted is insufficient for the Bord to satisfy itself, beyond
all scientific doubt, that this development, on its own or in combination with
other developments, will not adversely impact on the integrity of the Lower
River Shannon SAC and/or the River Shannon and River Fergus Estuaries
SPA. Therefore permission should be refused.

* Local knowledge of a stream on site is not included in the assessment, which
notes that closest surface water feature is ¢.920m west and that there is no
connectivity to SPA or SAC.

* The conclusion that the Whooper Swan (SCI of Bunlicky Clayjgl are
not likely to be present within the extents of Limerick city iggn e
inadequacies and deficiencies in the AA and NIS.

* No consideration of cumulative impacts relating to e#ing)and permitted
developments but not yet constructed. Such as% ement works and
ie

proposed incinerator, the Kings Island Floogfeli s, Clarion Hotel (bird
strikes) and the Opera site. The failure tafconsMerany cumulative impacts

renders the AA and NIS reports fund nd fatally flawed.

+ |tis observed that if the neare
the proposed development
Developer, it would seems t
the SAC.

» The extent of sitdd¢0 ination surround the 4 disused USTs, decommission
but full of ¢ % water is unknown. The extent of likely water ingress
info the spacl¥g t ill be let by the said tanks, when removed, or the extent
of com@h vily contaminated soil beneath and surround said tanks.

. iveness of the PMTS for dealing with contaminated water is also still
ion.

river n tributary is 500m downhill from
irrespective of reports commissioned by the
ontaminated site represents a threat to

Ecolo

e Ecological 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.
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+ The ecological survey contains an arbitrary restriction of the zone of
influence of 1km.

+ Impact on wildlife. No consideration has been given to the potential impacts
on local vegetation and wildiife outside the site in nearby gardens.

¢ Reports submitted are inadequate. Appear to be based on desktop surveys
and follow on from the EclA which is defective.

implications/impacts arising from the Covid 19 pandemic

Other: Q
e The planning application has made no attempt to address%@

e Set an undesirable precedent.

o Devaluation of property Z

e Apartment sizes do not comply with thf ; 55sq.m required for a 1 bed
apartment. w®

e No creche proposed.

e Reference to wrong J%@ﬂ describing those that bound the site
i

e lands owed by LCCC

s Site ownersh
e Deed — Not e:-:%éd by LCCC (17" June 2019). Furthermore this refers to

the ligation which is not identical to the current one.
ek to constitutional rights

THe application needs to be assessed de novo and not just the previous
reason for refusal.

®
[ ]
s SHD is a developer’s charter.

¢ Planning legislation does not supersede the constitutional rights of the local
residents.
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8.0 Planning Authority Submissi

8.1

8.2

¢ 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 with the
application.

* Inaccuracies and miss-descriptions throughout the developer’s various
documents and reports.

* Lack of detail/transparency regarding ownership of the developme

¢ Concerns proposed retail units would become take-aways/o da
magnet for anti-social behaviour.

* No proper public consultation took place with the lo ity/residents.
e The development is co-living by stealth.

e Co-living developments are is not feasi appropriate form of human
habitation give the requirement for istancing.

The Chief Executive Report héis D% epared in accordance with the Directions of
the High Court Order and j s% nce with section 8(5)(a) of the 2016 Act the
planning authority for t ﬁ hich the proposed development is [ocated,
Limerick City and Cofin cil, submitted a report of its Chief Executive Officer in
relation to the pr al. Jhi& was received by An Bord Pleanala on 215t December

2022. The pla rity has not raised any serious concerns with regard to the
proposed opment submitted. The report may be summarised as follows:
Inform mitted by the Planning Authority

The/sulgis®on from the Chief Executive includes details in relation site location and
des@gptigh, proposal, zoning, planning history, interdepartmental reports, summary
of subPMissions/observations, summary of views of elected members, policy context
and assessment.

8.3 Summary of views of Elected Representatives (Meeting of the Metropolitan

District of Limerick held on 15%" December 2021). | am taking the reference to 2021 is
this instance as a typographical error as An Bord Pleanéla notified Limerick County
Council on 6% December 2022 requesting the preparation and submission of a Chief
Executive Report and clearly set out the requirements for same. This included
summary of any meetings with elected representatives.
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A synopsis of the comments/views in respect of the proposed development is set out
as follows:

In general the majority of Councillors supported the development.
The site is derelict over 30 years and needs the development.
Much needed development for the area in midst of housing crisis.

Development needed to address the significant shortage of student
accommodation in Limerick. Prime site in close proximity to Mary Immacylate
College.

Limerick is a region of learning and infrastructure such as acco ati
critical to ensure students can continue to come to Limerick.

3rd |ane f traffic onto Rosbrien Road is to be welcomed.

Not acceptable for some students sleeping in cars orfraygi gnificant
distance on a daily basis.

The proposal is for compact development on brw site is to be
welcomed.

¥sues. The development is in
ataginable development oof the

The environmental reports have addresst
accordance with the proper planning
area.

Concerns raised that some ould not make a submission online. The
mailbox was not big enow

is not sub threshold and needs a
ntal assessment by the planning authority,

Concerns that the dgge!®g
supplementary epairo

The High Co er Righlights concerns with respect to the planning
authoritiesigle s environmental assessment of the application.

The ti %iven to Councillors to assess this application is insufficient.
T oves undermines local democracy, there is no trust in ABP and
ealing with planning applications.

Objectors have a right to object, however a change to the planning
ystems will be welcome to prevent spurious objections.

8.4 Planning Assessment

Principle of Development:
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The principle of a development consisting of student accommodation and apartments
is regarded as acceptable at this location and is in line with land use zoning objective
for Local Centres in the Limerick City Development Plan 2022-2028. Objective HO
08 sets out criteria required for student accommodation, The proposal for managed
student accommodation, which would inevitably increase footfall and activity in the
wider area, is to be welcomed. The retail provision in the local centre zoning is
regarded as adequately represented in the Greenpark local centre and the Lidl food
discount store which forms part of the local centre zoning, there is also a petrol
station and ancillary shop located directly across the Ballinacurra road from
Greenpark centre.

Residential development is ‘permitted in principle’ under land use zo
Centres. The principle of a development consisting of student ac
apartments is considered acceptable at this location and is in |j
objective for local centres.

As the retail element of the development is specifically to s tHe student complex
requirements it is considered to be in compliance with g objective in the
Development Plan.

A Student Demand and Concentration Report s
planning authority considers that the propq pment does not represent over
concentration of student accommodation irfghs 3 and represents a much needed
facility to tackle the lack of student aedgmmodation in Limerick city.

bmijted with the application. The

Design/layout
The Planning Authority is sati %~ e proposed layout can successfully respond
to the subject site and re figh standard of urban design in accordance with

the principle set out i the Urban Design Manual a best practice guide and
the NPF.
Density: x

The Plannj thojity refer to the 2018 and 2020 Apartment Guidelines (I note that
the categonies in unchanged in the 2022 Apartment Guidelines). The site is
clas eptral Urban and/or Accessible Urban location. Under the current

Lipge Developemtn Plan the site is located in Density Zone 2 where
mini densities of 45uph are required. Planning Authority are of the view that the
proposged density of 127uph at this location is not excessive and is in line with the

Apartment Guidelines.
Apartment Blocks:

The planning authority consider that the proposed development is consistent with the
SPPRs set out in the 2020 Apartment Guidelines.

Design and Built Heritage
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An Architectural Repot and Urban Design Statement and addition to a Conservation
Report examine the relationship of the development to the ACAs.

Overall it is considered that the development (design/height/materials/finishes)
makes a positive contribution to place making and incorporates new public spaces.
At the scale of the neighbourhood the breaking up of the two blocks into 2 separate
blocks results in a development that is not monolithic in scale and has well
considered external finishes.

LCCC Conservation Officer indicated no objection to the proposal in terms of dasign
and impact on the ACA.

Height & Scale
The proposed development has a max. height of ¢. 20.1m (7 storey#an reys).

ra between
0N distances
ithey dual and treble

Separation distance of ¢. 17m form the Ballinacurra orientatio
Block A and B is ¢. 14m. The planning authority considers t
between the building adequate as all of the affected units are
aspect so any shadowing that may occur does not affect

The submitted ‘Daylight and Sunlight Access Analysis™siatps that “all living rooms
within the proposed development are likely to ac erage Daylight Factors
considerably in excess of the minimum level§ mend by the British Standard for
achieving a predominantly daylight appeara

The planning authority assessed the buildéng height having regard to the 2018
Building Height Guidelines and is satigfied trtat the proposed building height at this
location is appropriate.

Residential Amenity of aé&Qpeﬂy:
i

environment.

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.
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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 undue
adverse impact on the residential amenity of the adjoining area. Given the relatively
limited height of the proposed buildings and the distance to the site boundaries it is
considered that any shadowing impacts that occur will be limited.

Construction/Demolition Impacts

Environment Section of LCCC have commented on elements
construction methodology. The planning authority is satisfi
addressed as pert of normal construction best practice.

Public Open Space/Landscape Strategy:

Student accommodation do not contain private gpen'spage in the form of balconies.
BTR apartments contain private open spaces of balconies and a high
quality communal area.

Communal area between the two blogks acc odates both student
accommodation and BTR residen is in the form of a ¢.1480 sg.m main
courtyard for student apartmenis@antha c.450sq.m apartment courtyard for the BTR.
A space has been proved in { O nal space for BTR apartments play facilities
for children. b

Childcare Facility:
Given the propo i esidential offered and the characterization of the site as
an inner core fired, th&grovision of a childcare facility at this location is not
considere ssajy.

Unit Mi andard Apartments/retail Element:

modation:

ustification report is submitted for the provision of 318 student bedspaces.

¢ A Student Management Plan has been submitted to address issues of security
and on site day to day management.

BTR Apariments:

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

Retail element:

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

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

¢ The scale of retail will not undermine the adjacent retail.
» No take away or off licence provision should be permitted at this
Traffic/Mobility:

Punches
an additional

« Additional lane proposed along the Rosbrien Road to th
Cross. It is considered that there is adequate setbac ro
left turning traffic lane at this location.

« New signalised junction proposed at Punches ro?v
+ New bus lane to be provided along Ballinagurra where there is adequate
set back to provide this.

¢ Traffic movement in and out of the sit nderground basement.

e Suit of active travel measures proppsed.

e Requirement for Mobility pgnayement Plan.
e LCCC Roads, Traffic & ¢ @ ng Section have no objection subject to

conditions.

Requirements of H irdctive

¢ Referen pMicls application and reason for refusal.
¢ Refer to regview by LCCC Environment Section and Heritage Officer.
EIA Scr

Q~ rement for EIAR
Part V!

3 units to LCCC. Final negotiations to be concluded on specific details of Part V
compliance prior to the commencement of development.

Development Contributions:
Standard section 48 development contributions apply.
Bond for residential element.

Other:
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The report contains a summary of the submissions received from third parties and
Prescribed Bodies.

Chief Executive Recommendation under Section 5{b)(i) :

The Chief Executive has considered the Strategic Housing Development application
and all submissions received, it is considered that the proposed development will be
consistent with eh relevant objectives of the Limerick Development Plan 2022-2028
and recommends planning permission be granted subject to conditions.

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

No. 2 (management company)

No. 7 (mitigation measures contained in the NIS. And requirem
borehole investigation to delineate the extent and depth of th
weathered bedrock horizon prior to the construction of the
Final details of the report shall be submitted for he written

sheet pile wall.
eenient of the ptanning

authority.

No. 16 (details of final layout and operation of signaltsgd Yenction /crossroads of the
Rosbrien/Ballinacurra Road to be submitted a reejl with the planning authority).
No. 17 (Refurbishment Demolition Asbest (RDAS))

No. 19 (details of nature of retail uni

No. 20 (restriction on use of stud modation)
No. 21 (Section 47 agreemeny rel2N BTR units to be retained in ownership and
operated by developer forgefNgd nal less than 15 years)

8.5 Summary of Inter-D %al Reports
7

Email from Tho (job title/section is not identified) (14" December
Is Wgnitage Officer Limerick City & County Council.

Comment the Environmental Trust Ireland (ETL) submission:

| degradation of the 4 no. remaining tanks would pose a risk to both
and to groundwater. The removal of these tanks, under controlled
tions and the treatment of the tanks, any contents, contaminated soils and
other on site water they might be in contact with, would, in the longer term,
remove the risk of pollution. This would have benefits for both groundwater and
the designated site to which it might eventually flow.

e ltis not thought that any residual effects would be anticipated in relation to the
quarry given the passage of time.

* No EIAR is submitted. It is considered that a full EIAR is not necessary. The
site is 0.77ha and is brownfield site in an urban area that has been heavily
modified from past uses.
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« No night surgery (bats) undertaken. Given the lack of suitable habitats on site
for bats this is not a major oversight and an activity survey and subsequent
mitigation measures could be dealt with by condition in this case.

¢ Reference to Whooper swans at Bunlickey is noted. No reference to the
cormorant (Ql for SPA). It is considered that the distance to Bunlickey, the
intervening developed urbanised area between would effectively mask any
possible disturbance to these species from the proposed development site.
Similarly should those species visit Ballinacurra creek, the ¢.200m distance toe

the creek would also mean that any disturbance is effectively masked, th
to distance, lack of inter visibility and the intervening urban develop

Commentary on the NIS:

e« Consideration of the NIS has been done with the Groundwatedanggement
Plan and construction methodologies in mind.

o ltis considered that ground and surface water is the irmjportant factor to
consider in assessing the possibility of effects on ra 2000 sites,
particularly the SAC site.

*» The Shannon is considered the prime re r ofypollutants from the site. With

the distance from the SPA and the m a ossible disturbance from the
site, it is not thought there would be from the development on the
SPA. There is adequate cross rafgrenc the Ground Water Management
Plan and the various constrysgi pcuments listed below.

¢ The main source of pos s would be through the underground tanks.
Their removal under conditions allows an oppertunity to removal
residual poliution rj rakes the mitigation measures all the more
important. Refeign NIS (s.5.15) to the mitigation measures in the

Constructio nagepient Plan, Soil Management Plan, Basement

Constru G water Management Plan (basement construction phase),
Construdgion &)Demolition Waster Management Plan, Civil Engineering

' ed that these are all referred to and their implementation

¢ Reference to p.7 of the document which notes the removal of the remaining
four tanks and the contaminated soils which will remove hydro-carbon
contamination from the site.

¢ The report notes historical hydro-carbon associated with historical under
ground storage tank (p.11).
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It is considered that section 4.2 is the most important section (ground water
management measures) and s.4.3 (their implementation). The implementation
of these measures would be one of the most important elements of mitigation
works and should reflected in any potential conditions.

Planning, Environment and Placemaking Section (20t December 2022)

The proposed development is on the site of an historical quarry and past fuel
filling station and commercial premises. A total of eight fuel storage tanks
were located at the site, four of which remain underground and poten
cause contamination of soils and groundwater by dissolved and ung ﬂ
hydrocarbons and BTEX chemical which have been identified i s Nyl
of the tanks, in the southern part of the site. It is proposed to

basement excavation and construction ks, stalling a permanent
secant pile wall. The contamination i |CWglty of the underground tanks is
believed to be impacted most at dem the tanks, between 4.5 and 6.0
metres depth (locally extendinggdeep intercept the groundwater table.
It is proposed to surround t with temporary sheet pile wall down to the
our tanks, contaminated soils and
groundwater. Groundw: % | within the temporary sheet pile wall is
recommended to y reimoval of the contaminate soil by use of stump

pumping with adh to a mobile hydrocarbon treatment ptant. Excavated
material is p transported to an off-site licensed treatment and
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+ The topography on-site slopes southwards to southeastwards from 14 to
15mOD in the north western part to 9 to 9.50D in the southeastern corner.
The local topography is similar, falling to the southeast towards the
Dooradoyle River. The geology in site is expected to be Visean Limestone
(that may be moderately productive in local zones), the presence of any
productive zones potentially being due to faults, fractures or fissures, with
limited groundwater movement restricted to weathered horizons or non-
extensive fracture zones. The groundwater vuinerability is expected to be
Extreme, with rock close to surface (<1m) across the northern part of i
In the SLR Groundwater Management Plan the groundwater flow is

3.2mdepth). Water ingress was encountered in th
bedrock, except in shallow boreholes (BHO2, i :
dry. If the recorded water ingress levels in t naterial are reflective of

9.5 10 TUmOD, except in the northwest of
shallow groundwater table is relatively

the site they are between appro
the site where they are sallo

flat with a hydraulic gradieaggc
@ %, with hydraulic conductivities within the

westhered bedrock b&ngQL2n/d to 1.0m/d. There is a relatively jow

seasonal variati th vation of the groundwater levels between

February and gu and February 2012 in wells MW11, MW12 and
MW14, in i of the four underground tanks proposed to be
decommpssioned JNhich suggests that the hydrogeology in that area is not

free i ;

V
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¢ The URS Closure Report considered that the preferential pathway for
groundwater flow from the site will be laterally by shallow groundwater flow
through the weathered layer at the top of the limestone bedrock, which seems
reasonable. Groundwater quality monitoring is reported in the URS Closure
Report as having been carried out between 2008 and 2012. The
concentrations of contaminants for the most recent groundwater monitoring
area reports to have not exceeded site specific target levels, except for Total
Petroleum Hydrocarbons and MTBE at MWO06, which indicated a potential risk
of contamination to groundwater at a theoretical 100mcompliance poj
However, the top of the groundwater tablein four wellsin close pro

suggesting that the groundwater monitored at MWO06 may hav n ed
(hydraulically separated). URS reported that there was a down tiend in
the concentration of contaminants in the southern part of theS\te een

March 2010 and 2012, except at the MWO6 borehole i waFconcluded

that no significant risk exists from soils or dissolved

shallow groundwater on-site.
* To the southeast of the site, the GSI vulner. iIit%sMng and the depth of

) Mdicates that the depth of

bedrock increases souteastwards from
(just over 500m from the site). The Q‘ ter Environment Risk Assessment
indicates that while it is assum e

den (moderate permeability subsoil
between the site and th€ Dpragloyle River and low permeability subsoil in the

vicinity of the Riverkth tpcts the River if there were any contamination in
the weathered b . rraddition, it is reported that in the unlikely event that
contamination{doggge®h the Dooradoyle River that there would be significant

ha contamination as a result of the proposed development
Wl Shannon SAC and/or River Shannon and River Fergus
ill be negligible.

gard to the above (original ABP Ref. 310103-21, re-activated case

nmental reports it is reasonable to conclude that subject to the
ommended measures in the SLR Groundwater Management Plan
(Basement Construction Plan) and Soil Management Plan- Basement
Construction, being implemented then the removal of the four underground
tanks, the contaminated soil and groundwater and the construction of the
proposed development will not have an adverse impact on the Dooradoyle
River, Lower Shannon SAC and/or River Shannon and River Fergus
Estuaries. If the planning is granted then an extensive borehole investigation
to delineate the extent and depth of the contaminated soil and weathered
bedrock horizon prior to the construction of the temporary sheet pile wall down
to the top of the solid bedrock
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Environment, Recreation & Climate Change Section (14" December 2022):
Requirements set out in relation to inter alia: Removal of existing underground
storage tanks and recommendation for a risk assessment and method statement
(RAMS) for their removal, demolition of existing buildings and recommendation for a
RAMS (including asbestos removal),Waste management.

Roads Section (8" December 2022). This includes commentary and
Recommendations relating to traffic & pedestrian issues, public lighting, surface
water disposal, Construction Management & Delivery Plan are set out in detail along

cycle parking, cycle lanes, Car club, Information displays for buses, R
showing 50 car parking spaces, mobility management plan, EV chagdin
footpath details, surface water
details/calculations/controls/attenuation/interceptors/alarm sy Waubit lighting,
construction Management & Delivery Plan (including Temp ¢ Management

Plan).
Archaeologist (16" December 2022). The develo ntE bzwnfield and no
archaeological mitigation is required.

Planning, Environment and Placemaking £ pn*™Noise Report 14 December
2022): Comments and recommendations sefg ®

Planning, Environment and Placem Section — CFRAMSs Capital Projects
(13t December 2022): No objecti rounds of flood risk.

Housing Section {14 Decemper . : Final Part V details to be addressed prior
to the commencement.

Architectural Consef% er (15" December 2022): Comments set out. No

concerns raised. x

1) Irish Water, 2) National Transport Authority (NTA), 3) Transport Infrastructure
lreland (TII), 4) Department of Culture, Heritage and the Gaeltacht, 5) An Taisce, 6)
Heritage Council, 7) Health Service Executive and 8) Commission for Energy
Regulation.

The following is a summary of the reports from the above bodies that made a
submission under ABP 310103-21:
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Transport Infrastructure Ireland (TII) (12" May 2021). The observation noted that
in the case of this application TIl has no observations to make.

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 IW network. The applicant musgc

onsite disposal measures for the stormwater or alternatively con th |
Authority to discuss a connection to the stormwater sewer.

Design Acceptance:

The applicant has engaged with IW in respect of dégignrogosal within the redline
boundary of their proposed development site hasQeén issued with a Statement

of Design Acceptance for the development

4 no. conditions are set out in the su
event of a grant of planning permigsi

10.0 Assessment @

The Board has recei ing application for a housing scheme under section

4(1) of the Planning a ekelopment (Housing) and Residential Tenancies Act
9

[ have h all the documentation before me, including, inter alia, the report
of the Authority; the submissions received; the provisions of the Limerick
Deytlofge lan 2022-2028, relevant section 28 Ministerial guidelines; provisions

iss request be attached in the

efork; Regional Spatial & Economic Strategy for the Southern Region, relevant
Department of Education guidance, together with the planning history of the site and
wider area. | have visited the site and its environs. | consider the main issues to be
addressed are as follows:

» Principle of Development

» Design Strategy

+ Residential Amenity (existing properties)
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¢ Residential Standards for future occupiers
o Built Heritage

¢ Traffic & Transportation

e Services & Drainage

» Contaminated Lands

e Ecology/Biodiversity

¢ Other matters

e Chief Executive Report

The attention of the Board is drawn to the fact that a previous SHD
these lands was refused permission under ABP-304705-19 for r
solely to appropriate assessment (see section 4 above). Th p
is very similar to that previously refused in terms of typolog Jayout, mix,

height, density and infrastructural proposals. In addition Yag NI s been submitted

with this current application.

| also wish to draw the Board's attention to the f@h Apartment Guidelines
were updated in December 2022, subseque ement of the subject
application. The updated Guidelines do not %eciﬁc Planning Policy
Requirements (SPPRs) 7 and 8, which gelate development. The amended
Guidelines came into effect on 22" Deceber 2022, Transitional arrangements are

applications and app sequent to a current planning application), that are
subject to consideraly the planning system on or before 215t December
2022 will be cop e decided in accordance with the current version of the
Apartment Ggideiine at include SPPRs 7 and 8.”

“All current appeals, o applications (including any outstanding SHD

ent is therefore based on the 2020 Apartment Guidelines.

10.1 Development

10.1.1 Context

Having regard to the nature and scale of development proposed, namely an
application for 318 student bedspaces in 68 no. apartments and 30 no. Build to Rent
apartments located on [ands for which residential development is permitied in
principle under the zoning objective, | am of the opinion that the proposed
development falls within the definition of Strategic Housing Development, as set out
in section 3 of the Planning and Development (Housing) and Residential Tenancies
Act 2016.
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Permission was refused in 2019 under ABP 304705-19 for 326 student bedspaces in
70 no. apartments and 30 BTR apartments for reasons relating to appropriate
assessment. The current proposal mirrors the 2019 application to a large extent
albeit for reduced no. of student bedspaces.

Previous uses on the majority of the site relate to a petrol filling station and a large
derelict commercial building remains on the site.

A common thread across submissions received, including signed petitions
the principle of the development on this site, in particular the inclusion o
accommodation, and the lack of demand for same in the area given
change of uses to existing student accommeodation developments g re

10.1.2 Land Use Zoning

Observers raised concerns that the proposal would maggriallwgoettravene the land
use zoning attached to the site and therefore the Bgard be precluded from
dealing with a SHD application at this location. The s ions were made having
regard to the Limerick City Development Plan -2016 (as extended) under which
the site was zoned under land use objectiy, Local Centres with an objective
‘To profect, provide for and/or improve the tion of local centres and provide

a focus for local centres’. Under the
is zoned under land use objectiv

erick Development Plan 2022-2028 the site
ntre which has a stated objective ‘To

®s”.
e# of the zoning was not raised under ABP 304705 -
xecutive Report for the current application does not

consider the prop

to the site. | h -'i the documentation on file, the current Limerick City
Development%\ he history file (ABP 304705-19) associated with this site and
| note th blished that the proposed use is in compliance with the land use
zoning OMgttiv) attached to the site and is not a material contravention of said use.
R.cOpMmodation falls under the definition of residential under Strategic

Pevelopment as per the Planning and Development (Residential
Tenanpies) Act 2016.
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| acknowledged that a new Limerick City Development Plan has come into effect
since the application was lodged and submissions received in 2021. | have reviewed
the changes in relation to the land use zoning and its stated objective and | note that
the change does not have a material impact on the planning assessment in terms of
compliance with the stated objective. | am satisfied that Student Accommodation is a
residential use. Residential is permitted in principle under land use zoning L.ocal
Centres and therefore | am satisfied that Student Accommodation and Build to Rent
Apartments are acceptable and does not contravene the land use zoning objective
attached to the site. Furthermore, the proposed development includes 2 no. reled
units which contribute to the delivery of retall in the area.

The land use objectives for local centres refer to the use of small convghi

units, commensurate with the area and inclusion of residential use. ocal
centre services exist in the neighbourhood centre to the south o da
discount food store (lidl) is operational adjacent to the site. A staal public
house is located on the opposite side of the road at Punche rfoutside of

those lands designated as local centre.

The Local Centre zoning permits residential develo nt.{ have inspected that area
and | note the scale of retail use in the existing hbo od centre to the south,
Lidl and the public bar on the comer of Punc | consider an acceptable
range of facilities are currently available to sgpoposfocal needs. On balance | do not
consider the inclusion of residential deyglopm? ® is location would detract from
the existing retail uses or prevent a r delivery of local services in the
immediate vicinity.

The 2010 City Development Pi @ contain specific Student Accommodation
policies and objectives. U tfmsutrent Plan Objective HO OO0 refers to Student
Accommodation and id ies need to off campus accommodation at certain
location subject to t;& ant standards. [ consider the application site one such

location.

The NPF notes §hat agcommodation pressures are anticipated to increase in the
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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 accommodation. A number of submissions
from local residents are concerned the proposed retail use will be for a takeaway or
off licence. No details have been submitted that indicate the retail uses will be used
for takeaway or off licence. As noted above it is stated that the units will be used
ancillary to the student accommodation. There is no indication based on the
drawings submitted (ventilation, ducting etc) that a takeaway is proposed as e
this application. | am satisfied that this matter can be addressed by conditi®g
Board is of a mind to grant permission.

The Planning Authority concurs that the proposed development i in
principle. The majority of third-party observers had no major obj e principle
of a residential development on the subject site, but were ed with the

nature of such (ie student accommodation), the height an ssociated with

the scheme.
Having regard to the zoning objective on the site, #gse {Eeg which are permitted in
principle and the previous use on the site | congiger thy pfinciple of residential

development, consisting of student accom BTR units, on this site is
acceptable in principle subject to complian the relevant standards and other

planning considerations which are adgress report.

the Board did not raise issue with the
ite, in their previous refusal on site (ABP-
ve, | therefore consider the proposal to be

Finally, in relation to this matter |
principle of the development qpeligi
304705-19). On the basis of @
acceptable in principle.

10.1.3 Density

A number of third pNgie sed concerns that the density proposed is too high and
constitutes ovgr devgl ent of the site.

or 68 student apartments (318 bedspaces) and 30 BTR apartments

apartments 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 apartments) resulting in the above mentioned density of 127uph. The
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!.

' The Chief Executive report refers to both the Sustainable Urban Housing: Design Standards for
New Apartments 2018 and the 2020 ones. New Guidelines published in December 2022. | have
had regard to the 2020 Guidelines in my assessment.
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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 active
and public transport modes. The MASP identifies strategic residential and
employment corridors along key public transport corridors existing and planned. The
Guidelines for Planning Authorities on Sustainable Residential Development in Urban
Areas (2009), Sustainable Urban Housing: Design Standards for New Apart

(2020) and the Urban Development and Building Heights (2018) provide f

hectare are supported, subject to appropriate design and amenity standards, in order

to maximise the return on public transport investmen

Objectives 4, 13, 33 and 35 of the National Plagni rginework, RPO10, RPO34
and RPO35 of the Regional Spatial and Eco trategy 2019-2031 and SPPR1
and SSPR2 of the Urban Development and Billim®Heights Guidelines, all support
higher density developments in appropriate locations, to avoid the trend towards

predominantly low-density commu evelopments.

Chapter 2 of the Design St d@ New Apartments Guidelines 2020 notes that it
is necessary to significan e housing supply, and City and County

Development Plans muyst lately reflect this and that apartments are most
appropriately locat: T an areas, and the scale and extent should increase in
relation to proxi to ¢ transport as well as shopping and employment

ite falls within the category of an ‘Central and/or Accessible
its location within 1.5km walking distance of third level
ployment centres and therefore suitable for higher densities.

locations. Th
institutions

The a served by a number of bus routes/services, including the No. 301, 304
and 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 1o 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
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.
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The subject site is a brownfield site on the edge of Limerick City Centre and within a
designated local centre. The current City Development Plan has identified Density
Zones. The application site is located within Zone 2 where densities of 45+ dwellings
per hectares are required at appropriate locations. This includes within 800m of
Mary Immaculate College, which the application site is.

| note the focation of the site adjoining a bus route, in the vicinity of mixed use

developments and close to the Mary Immaculate College. In my opinion the-sigg may
have capacity for increased density, subject to appropriate assessments
safeguards. The development accords with national guidance in te

sustainable development on appropriate sites. While the density i n that
currently existing in the immediate vicinity, it is reflective of the ntext of
the area. The planning authority are generally satisfied in thi e Board did

r bmissions and those of
the planning authority, as well as local, regiona ional policy, the site is within
the MASP, close to public transport and in .28 guidance on residential
density, | am satisfied that the proposed qUgntdMghd density of development is
appropriate in this instance having r d to national policy, the relatively recent
permissions in the vicinity, the ar ing context, the site’s size and proximity

to public transport and is not g,the provisions of the development plan in
respect of density or quant

10.1.4 Demand for Student Ac dation and Build to Rent (BTR)

ghout the observations is the lack of demand for student
e area and reference is made to an number of change of uses
to per tilent accommodation in recent years.

bservers have also queried the need for student accommodation and
note { third level colleges have moved to online learning during the Covid 19
mic, 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 12 pandemic and associated public health restrictions. The demand
for student accommodation is based on in person attendance at lectures rather that
the short term emergency measures that were in place during the covid emergency
period.
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The current Development Plan contains policies and objectives pertaining to Student
Accommodation, Objective HO 08 refers to appropriate locations, this includes within
800m of Mary Immaculate College, which the application site is. Section 11.4.4.7
refers to student accommodation.

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
target to bring on-stream an additional 7,000 purpose built accommodati
spaces by 2019. While there were 179,354 full-time enrolments in the
academic year, in terms of increased demand, the Depariment of
Skills (DES) has previously indicated there is potential for the n
enrolments in DES aided HEIls (Higher Education Institutes)
2030. It is noted that the most recent progress report publis
concluded that at the end of Q3 a total of 21,254 bedsp% either under
i

construction, completed or with planning permissiongRe n a shortfall of 4,500
bedspaces remaining to be provided. The strategg alsONodKs at projected supply and
demand for purpose built student accommodatig ) in the State and for
Limerick notes that in 2019 there will be a '@k for 2169.

[ J

The Student Demand and Concentratigfiy RepOoncludes that there is one existing
small scale student accommodatio ment in the vicinity and no permitted
developments. The proposed deyelo ould absorb less than 10% of the
estimated shortfall in student 3 mgodfation in Limerick of 2169 bedspaces in
2019.

[ consider based on t
reports cited relating(t

fon provided by the applicant and a number of
t accommodation that it is clear that there is a need
type both nationally and within Limerick City. A number of

for this accom ti
observers criti@ise thg pfoposal for the accommodation proposed at this location in
terms of igh of accommodation for students (when viewed cumulatively

with ren by students in the vicinity) as well as questioning the need for such
accommitga in light of the public health environment relating to Covid-19. | would
be o ew that there is sufficient information to determine that there is demand

for addi®nal student accommodation and in the case of Covid-19, it is too early to
definitively state that this situation will be different. Speculation regarding the impact
of current public health scenario is not justification for precluding the proposal.

Building 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
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As highlighted in section 6 of this report | wish to draw the Board attention to the fact
that The Apartment Guidelines were updated in December 2022, subsequent to the
lodgement of the subject application. The updated Guidelines do not include Specific
Planning Policy Requirements (SPPRs) 7 and 8, which relate to BTR development.
The amended Guidelines came into effect on 227 December 2022. Transitional
arrangements are set out in Circular Letter NRUP 07/2022, which states:

All current appeals, or planning applications (including any outstanding SHD
applications and appeals consequent to a current planning application), that a%&
subject to consideration within the planning system on or before 215 Decof§
will be considered and decided in accordance with the current version
Apariment Guidelines, that include SPPRs 7 and 8.

Section 11.4.4.9 of the current Plan refers to Build to Rent Ac jton.

The proposed development also includes 30 no. Build to R partments. Section 5
of the Sustainable Urban Housing: Design Standards f partments, 2020
Bclingg detine BTR as “purpose
built residential accommodation and associate enfes built specifically for long-
term rental that is managed and serviced in 2w jbnal manner by an institutional

Management Plan and a draft coveihan e been submitted with the application.
sitgclose to employment centres, education
institutions and beside gagd Wublightransport facilities, | am satisfied that the
provision of Built to Re Nents as part of the proposed scheme is suitable and
justifiable at this loc raposal will provide a viable housing solution to
households wherefNgm nership may not be a priority. The residential type and
tenure provid re choice for people in the rental sector, one of the pillars of
nd.

to the provisions of SPPR 7 which provides that:

categorises the project (or part thereof} as a long-term rental housing scheme,
to be accompanied by a proposed covenant or legal agreement further to
which appropriate planning conditions may be attached to any grant of
permission to ensure that the development remains as such. Such conditions
include a requirement that the development remains owned and operated by
an institutional entity and that this status will continue to apply for a minimum
period of not less than 15 years and that similarly no individual residential units
are sold or rented separately for that period:
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(b) Accompanied by detailed proposals for supporting communal and
recreational amenities to be provided as part of the BTR development. These
facilities to be categorised as:

(i) Residential support facilities — comprising of facilities related to the
operation of the development for residents such as laundry facilities, concierge
and management facilities, maintenance/repair services, waste management
facilities, etc.

(ii) Residential Services and Amenities — comprising of facilities for communal
recreational and other activities by residents including sports facilities, g
TV/lounge areas, work/study spaces, function rooms for use as priva
and kitchen facilities, etc.

The public notices refer to the scheme that includes 30 no. ‘Buildt6-8ent
apartments and a draft deed of covenant indicates that the ap Is Pilling to
accept a condition requiring that the 30 BTR residential uni I use as BTR

accommodation, that no individual residential unit within the d€velgpment be
disposed of to any third party for a period of 15 years, on
permission. | consider that the maiter of the covenahtN\ye
of condition.

bedroom apartments, 18 no. two bedr:
apartments. SPPR 8 sets out prop
accordance with SPPR 7. In thisigg

therefore the units mix is consi @@:

10.1.5 Conclusion
Having regard to thg€zoriing gbjective on the site, those uses which are permitted in
principle and th Vi se on the site | consider the principle of residential
development, @\ of student accommodation and BTR units, on this site is
acceptabl riveiRic subject to compliance with the relevant standards and other
C tions which are addressed in this report.

% rd’'to local, regional and national policy, the site is within the MASP,
close t&gublic transport and in line with s.28 guidance on residential density, | am
satisfied"that the proposed quantum and density of development is appropriate in this
instance having regard to national policy, the relatively recent permissions in the
vicinity, the area’s changing context, the site’s size and proximity to public transport
and is not contrary to the provisions of the development plan in respect of density or
guantum.
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The application site is in an accessible location within ¢.500m of Mary Immaculate
College and easily accessible via bike and bus to Limerick Institute of Technology
and University of Limerick. | am satisfied that the proposed use as Student
Accommodation and BTR apartments are appropriate at this location and in line
with national policy which indicates preferred locations for purpose built student
accommodation and BTR apartments are proximate to centres of education,
employment at accessible locations where in terms of walking, cycling and public
transport.

10.2 Design Strategy
10.2.1 Height/Scale/Massing

Numerous Observers have raised concerns with regards the |
on the visual amenity of the area and that it is out of chara existing built
environment. These concerns are interlinked with concer g height, scale
and massing of the proposal. There is a general conse gst third party
observers that the proposal would negatively imp owsual amenity of the

|

area. The planning authority have not raised cgicernys, infthis regard.

€ proposal

The immediate vicinity is predominantly cha
suburban area with houses primarily singl

y low density, established
2 ar two-storey in height.

out that all new developments in thenCi all comply with the guidance set out in
the Building Heights Strategy; ar the criteria set out in Table DM 1: Limerick
City Building Height Objeafives

Permission is sought o Wpiidings with heights ranging between four and seven
storeys around twgdn®®nal pourtyards. Building A (¢ 9028sq.m) ranges in height

from four storeym|usNec®Ssed penthouse along Ballinacurra Road and Rosbrien
Road, culmindting i ix storey feature corner at Punches cross junction. Here a

civic squ za) is provided to coincide with this entrance. Building B (c.
5330sq” d to the rear ranges in height from 5 storeys plus penthouse to
se

The asis on height is concentrated at the central features of Building A,

adjoinifig the public plaza, and Building B at the rear of the site. | consider that the
site has the capacity to absorb a development of the nature and scale proposed,
without detriment to the amenities of the area. The site is on serviced zoned lands
and | am of the opinion that the proposed redevelopment of these lands would be an
appropriate re would be an appropriate intervention at this location.
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The CGils of the proposed development illustrate the transition in heights between
the proposed development and a selection of permitted development immediately
adjoining the site. | consider that the proposal would not be visually dominant when
viewed from the surrounding area.

The Urban Development and Building Height Guidelines provide clear criteria to be
applied when assessing applications for increased height. The Guidelines describe
the need to move away from blanket height restrictions and that within appropriate
locations, increased height will be acceptable even where established heightg-sgthe
area are lower in comparison. The proposed development did not materiai
contravene the Limerick City Development Plan 2010-2016 (as extend rt
current Limerick Development Plan 2022-2028.

Having regard to the Urban Development and Building Height elings, 2018, |
note that specific assessments were undertaken including pHo ges and
daylight/sunlight analysis. Applying section 3.2 of the Byilding Height Guidelines |
consider the following
At the scale of relevant city/town, the proposal will make sitive contribution to
place-making introducing new street frontage a ilisep massing and height to
achieve the required densities. | consider th€re™s fficient variety in scale and
form to respond to the scale of adjoining ~% 20ts and create visual interest in
the streetscape. | consider the propo guaritim of residential development,
residential density and housing mi t accommodation and BTR apartments)
acceptable in the context of the las
redevelopment, is an area in tri
employment and public tr
At the scale of district/pefihb
satisfactorily to its R atlral and built environment in this instance and will make
0

a positive contri urban neighbourhood at this location. The proposed
t Mterfere with significant views in the locality, the site (while
cated within an architecturally sensitive area and | am of the

assisted in my assessment of the proposal. Overall, | consider the height and
massing of the development appropriate for the location.
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At the scale of the site/building: The proposal includes new public realm, active
frontages and fenestration that will passively survey the access road and pedestrian
linkages. It will contribute to the legibility of the area, by establishing a positive
addition. The addition of student accommodation and BTR apartment units will
contribute to the dwelling mix of the location. Residential Amenities are addressed in
section 13.6. Sunlight and daylight consideration are addressed in section 13.6.2
Flood Risk Assessment has been carried out and this is addressed in section13.10.4.
| therefore find that the proposed development satisfies the criteria described in
section 3.2 of the Building Height Guidelines.

Having regard to the considerations above, | consider that the propo pri e
for 4 to 7 storey buildings at this location is acceptable. | am of thgv aving
regard to national guidance, the context of the site in an accessgi caggn which is

proposed development would not result in an eajing or visually dominate
development when viewed from the 6 no. cing the site along Roshrien
Road This is also reoccurring theme raise server submissions which
highlight concerns that the proposeddgvelopfiient is overbearing and would have a
significant adverse impact of the enities of the area. | am satisfied that the
proposed development will n significant adverse impact on the visual
amenities of sensitive recepi 1earea, such as existing residential dwellings.
The proposed developm ¥e an appropriate sustainable use of this zoned
serviced underutiliseg

10.2.2 Design/Materials#intehes
Numerous submissio ave raised concerns regarding the proposed design,

materials gRd§nishgs which are considered out of keeping with the area and in
particulag t s. The application site is not located within or adjacent to any
AC re&s architectural heritage in section10.5
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The current Development Plan sets out that all developments should be designed to
the highest quality with respect to principles of place making, universal design and
public realm. It also sets out to ensure the construction of the highest quality and
innovative design approach at a number of locations, including important street
corners or junctions. In my view Punches Cross is one such junction. The applicant
in this instance is proposing a contemporary intervention in an area predominantly
characterised by commercial developments with a mixture of traditional suburban
housing and traditional terraced houses. The proposed design seeks to introduce a
new element to this disused site at a prominent location within the city subur e
area is one is transition and therefore can accommodate different designs S
when seeking to introduce new elements to the built environment.

The proposed main materials are as follows: *+ Honed Limestone fo
corner blocks at the junction of both roads + Red kiln fired brick
walls « Plastered plinths at ground level « Combination of pla d limestone
on the inner block and courtyard. « Feature railings to outer t-backs. ¢
Glazing and standing seam roofing soffit/fascia details.

The application documentation outlines that the matSsals ave been chosen to
reflect traditional facades in the nearby Limeric orgign Quarter while also
emphasising the landmark nature of the ent overall development.
Features railings at ground level at both roa%s will ensure an atiractive
transition between the public footpathsgnd t ent accommodation. A Materials
and Finishes Report is included wit lication.

ages showing the proposal in the context
Afchitectural Report & Urban Design Statement
}#¢h sets out clearly the overall architectural
3 icant also provides a Landscape Design Rationale
Report and Buildinggi Report, these should be read in tandem as they set out
external building t nd landscape external materials. In my view, the use of
high-quality m% finishes and contemporary design offers an opportunity for
an aesthetj ng development at this location. While | recognise that the
proposal ve a visual impact when viewed from the surrounding area it is
evolving built environment in general area and | consider it to be a
which enhances the architectural grain of the area.

The applicants have submitted g
of the existing built environmer§

The Apartment Guidelines require the preparation of a Building Lifecycle Report
regarding the long-term management and maintenance of apartments. Such a report
has been supplied with the planning application.
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| consider that the development has been designed to be respectful of the character
of the area and provides a modern development that is respectful of its surroundings
through appropriate design intervention at this location. | acknowledge successful
delivery of design is dependent on high quality finishes and materials. | am satisfied
that specifics pertaining to finishes and materials can be required by condition if the
Board considers granting permission .

10.2.3 Conclusion

The issues of height, scale and massing of the proposal are inter-related. It
sum of all these parts that, amongst other assessments, determines the
appropriateness or otherwise of the proposal. | am generally satisfied 4

connedctivity of the area. The communal open space layo @u prapision will ensure
that the scheme is an attractive addition to the area. While™herdis no doubt, it will
bring a change to the character and context of the arez \' D of the view that this will
be a positive change and [ consider the proposal t§'%Qe ir{cofmpliance with national
guidance in this regard.

| note the concerns raised in the submissi r | consider that the
development has been designed to be res the character of the area and
provides a modern development that4$ respectrul of its surroundings through
appropriate heights, massing an m satisfied that the proposed
development would not have gewy impact on the visual amenity of the area as
to warrant a refusal of permisg he highest element is 7 storeys and forms a

pce at the northern most corner, which connects to

feature corner located at S

a plaza, providing a f 0 r the development which a transition in height and
scale as one movx gh} the site.

| note the exiﬁbjx field use, commercial nature of the adjoining lands and the

i nd the need for efficient land use | consider the height range
is urban setting, providing a focal point into Limerick City Centre. |

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 view that
the proposal will improve the architectural grain of the area, by bringing into use a
zoned serviced site that is hoarded up at present.
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| am satisfied that setbacks from the nearest residential properties (located on the
opposite side of a public road) are adequate to address any potential concerns
regarding visual dominance or overbearance. The range in heights takes account of
the surrounding context of development including constructed development on
adjacent sites and recently permitited development in the wider area. Overall the
proposed development has been designed to minimise impacts on existing
residential development.

| consider the height proposed to be in keeping with national policy in this regaes
note the policies and objectives within Housing For All and the National Ple
Framework — Ireland 2040 which fully support and reinforce the need fi

residential development such as that proposed on sites in close prox

compact and sustainable urban development and recognis re compact
urban form, facilitated through well designed higher density

Planning Authorities (2018} which sets out the re for considering
increased building height in various locations b inciphlly, inter alia, in urban and
i lons. | have had particular
regard to the development management critt a9t out in section 3.2 of these

acts of the proposed development on nearby
areas. My assessment has alg % ormed by my site visit, where | viewed the
proposed development sit Wuounding areas. In principle, | consider that the
site can accommodate \; ent of the nature proposed and the proposal
represents an acce myp and scale of development at this location. The Bord
o
m

| have examined the potential vigugl |

did not raise issu ard in the previous decision on the site, ABP-304705-19.

In my opinion, s on visual amenities would not be so great as to warrant a
refusal of p ion

10.3 Resid enity - Impact on Existing properties

10.31 Co
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The development site is bounded to the immediate north by Rosbrien Road. To the
south 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. Many of third party submissions received raised
concerns in relation to the impact on surrounding residential amenity. Elected
Members have also raised concern in relation to same. Potential impacts on
residential amenity relate to overlooking and overshadowing. Issues or potential
impacts as a result of traffic or physical infrastructure are dealt with under separate
specific headings dealing with these issues. This section considers overlookj nd
overshadowingfaccess to daylight/sunlight.

I note that there are no residential properties immediately bounding th tion
site. The nearest residential properties, a row of 6 no. two stor wellings
facing onto Rosbrien Road, to the northeast of the site, acro Bi®Tk A at a
setback of ¢.23m and separated from the site by existing plbli

10.3.2 Overlooking ?7

The primary issue around overlooking relateg_toWgar garden/private amenity areas.

This does not arise in this instance as no back onto or immediately bound the
site.
Overlooking of properties on the side of Rosbrien Road from Building A

does not arise given the sepajaté istances between the proposed block and the
front facade of these houses

Overlooking of hous t bk from Ballinacurra Road (Southville Gardens) does
not arise given th atign distances between them and the proposed blocks
which includes N d and footpaths and intervening land uses.

Non-resi C@l (HSE, Commercial, Electricity substation) bound the site. | am
tRe development has been designed in a manner that would not

tial development of these lands.

10.3.3 Loss opDaylight/Sunlight/Overshadowing

10.3.3.1 Context:
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A common thread raised in observer submissions relates to the impact of the
proposed development on the residential amenities of adjoining and nearby
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 ac
sunlight/daylight from any of the residential properties within the immediate
of the application site.

Section 3.2 of the Urban Development and Building Height Gui
that the form, massing and height of proposed development
modulated so as to maximise access to natural daylight, ve
minimise overshadowing and loss of light. The Guidelinﬁ; sta t appropriate and

reasonable regard should be taken of quantitative pgrior approaches to
ayput Planning for Daylight

Code of Practice for Daylighting’. Where a g %2l may not be able to fully meet all
the requirements of the daylight provisions (e@)s must be clearly identified and

a rationale for any alternative, comperfSqtory design solutions must be set out, in
respect of which the PA or ABP s their discretion, having regard to local
factors including specific site ¢ i nd the balancing of that assessment

against the desirability of achidg yider planning objectives. Such objectives might
include securing compre ivewsfan regeneration and / or an effective urban

for New Apartmen i
should have retig S
st

unlight/daylight Analysis Report’ prepared by OCA Architects
is submjtte® he application. The report refers to requirements of Dublin City

bs (updated 2020) also state that planning authorities
BRE or BS standards ($6.6 refers).

accordance with the recommendations of "Site Layout Planning for Daylight and
Sunlight: A Guide to Good Practice” (BRE 2011) and BS 8206 Lighting for Buildings,
Part 2: Code of Practice for Daylighting. A digital model 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), 215t March , 215t June (Summer highest) and 215t September to give
a substantial spread of comparative analysis.
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The foliowing receptors were identified for analysis by the applicant:
¢ 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 2019 (in the UK},
this document/UK updated guidance does not have a material

carried out a site inspection, considered the third partywsubmi
concern in respect of potential impacts as a result owing/loss of
sunlight/daylight and reviewed the planning draying®, In‘'gensidering the potential
loss of light from the sky into
the existing houses through the main windgws % o/ kitchen/ bedrooms; and (2)
overshadowing and loss of sunlight to the Rgivgt™ainenity spaces associated with the

| am satisfied that | can exclude ing receptors from further assessment and
set out my reading for same b
¢ The HSE building tg thg Jis a non-residential property. Given its location to
the east of the sj oposed development has the potential to impact in
mpvZrshadowing. Overshadowing is limited to late evening
E guidance. | am satisfied that in respect of

t located proximate to the site to such an extent to experience a
girimental impact in terms of overshadowing or loss of skylight.

¢ | also 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.
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| 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
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 o 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 215, 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 fi
value, then the loss of sunlight is likely to be noticeable. Q
o Vertical Sky Component (VSC): Where VSC of 27% or greater§ aghigcvi
“enough skylight should still be reaching the existing buildingf antgawighting
will not be seriously affected. Where VSC is less than 274§ fi r analysis is
required
10.3.3.2 Overshadowing
In respect of considering the potential impact on exist llings and Punches
Hotel | am satisfied that the correct methodolog tegt date was used (and note

that the new BS makes no changes to test -@ assessment submitted.
( J

Section 3.2.2 of the BRE Guidelines sifkgs “O
dwellings) may become an issue if

(i) some part of a new dEvaRp t is situated within 90° of due south of a
main window wallof % ting building.

subtends an angle greater than 25° to the horizontal
ntre of the lowest window to a main living room.

truction to sunlight (to existing

measured fr

urnight/Daylight Analysis Report includes modelling of

The Shadow Cagign
overshadowingfor vagiods times on the 215t of March, 215t June, 215t September and
218t of De iMustrate overshadowing impact all year round. | have examined

the diag itted. The BRE guidance recommends that at least 50% of the
amepf aspghould receive a minimum of two hours sunlight on 21st March (spring
equin
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10.3.3.3

The closest sensitive receptors are 6 no. two storey terraced dwellings located to the
northeast of the site on the northern side of the Rosbrien Road, set back ¢.23m from
the front of Building A at a point where it is 4 storeys (parapet of ¢.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

would not have an adverse impact on the amenity of the properties
overshadowing.

| facing the
m the fagade of the
of ¢. 20.1m). The

A degree of overshadowing will occur to the section of Pu
Ballinacurra Road given the c. 23.9m setback of Building
Hotel at this point where Building A is 6 storeys (with a
proposed developemt does not cast shadow over m races. | consider that
the level of impact in relation to Punches Cros b &Ysuest House (to the north

west of the site on the western side of the C Road) is acceptable and
satisfactory.

Having regard to the recommended
referenced daylighting standards
applicants have carried out suffiaj
potential impact may arise by
and that these tests dem
to be significantly affi

satisfied that there gi
propetrties by re & rshadowing
Q)

ar d guidance material laid out in the
9 and BS 2008), | am satisfied that the

summarised as follows:

(i) Is the separation distance greater than three times the height of the new building
above the centre of the main window? In such cases the loss of light will be small. If
a lesser separation distance is proposed further assessment is required.

(i) Does the new development subtend an angle greater than 25° to the horizontal
measured from the centre line of the lowest window to a main living room? If it does
further assessment is required.
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(iii) Is the Vertical Sky Component (VSC) >27% for any main window? If VSC is
>27% then enough skylight should still be reaching the window of the existing
building. 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 exj
buildings can be assessed.

The distance between the proposed development and the houses al ré&n
Road is less than three times the height above the lowest window/Agnd ch
there is potential for loss of skylight within these houses if secti : erical

values are applied.

Section 2.2.3 of the BRE Guidelines notes that numerical va given are purely
advisory. Different criteria may be used based on requir r daylighting in an

area viewed against other site layout constraints. A er rtant issue is whether
the existing building is itself a good neighbour, ding asonable distance from

the boundary and taking more than its fair s Appendix F of the BRE
Guidelines refers to ‘setting alternative targ for skylight and sunlight access’

sets out in Table F1 equivalent VSCs, gpacin elght ratios and boundary
parameters corresponding to partic truction angles between buildings (height
and angles are usually relative to int at the centre of the window as illustrated in

Figure F2 in Appendix F).

The analysis submitted b nt identifies sensitive receptors, makes
reference to the BRE S however does not provide VSC for points tested
at sensitive location s§nSitive receptors. It would have been helpful if VSC
values for points % ocations was provided. Notwithstanding, | am satisfied,
using the criterif set quih Figure F2 in Appendix F of the BRE Guidance and
applying th rnative targets using 2:1 ratio that the required 27% VSC is
achieve

& of’the 6 no. dwellings along the northern side of Rosbrien Road, | have
21 these are in close enough proximity to merit further assessment in
regard t0 impact of daylight (VSC) based on the BRE guidelines. Applying the
alternative criteria set out in Figure F2 by using the 2:1 ratio the VSC levels of
windows on the front elevation of these dwellings retain a level of 27% and as such
loss of daylight within these houses is unlikely to be significantly affected.

Conclusion
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| have used the Guidance documents referred to in the Ministerial Guidelines to
assist me in identifying where potential issues/impacts may arise and to consider
whether such potential impacts are reasonable, having regard to the need to provide
new residential development (student accommodation and BTR apartments) within
Limerick City, and increase densities within zoned, serviced and accessible sites, as
well as ensuring that the potential impact on existing residents is not significantly
adverse and is mitigated in so far as is reasonable and practical. In this regard |
would 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 s
the reasonable expectation of development of the site to a scale appropriz
regard to its location relative to the city centre, public transport infrast
existing educational institution as well as in the context of national,
planning policy objectives.

| $nd local

The LCCC Chief Executive report noted that the developm [ ave a
significant undue adverse impact on the residential ameni djoining area.
And given the relatively limited height of the proposed€aglldi nd the distances to
the site boundaries it is considered that any shado 'ng%‘ that will occur will be
limited.

ilance material laid out in the
2008), | am satisfied that the

Having regard to the recommended standaype
referenced daylighting standards (BRE 204
applicants have carried out sufficient
potential impact may arise by reasgn o bstructlon of sunlight or overshadowing,
and that these tests demonstrate t existing dwellings and Hotel are unlikely
to be significantly affected asfa reSyt ¢f'the proposed development.

impacted by nois uring the construction phase of the proposed
development.

The CMstruction Management Plan would address how it is proposed to manage
noise, dust, vibration and other impacts arising at the construction phase to ensure
the construction is undertaken in a controlled and appropriately engineered manner
to minimise intrusion.

| 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, a Construction & Demolition Waste Management Plan has been
submitted, which deals with matters of waste management amongst other matters.
As such, these plans are considered to assist in ensuring minimal disruption and
appropriate construction practices for the duration of the project. | have no
information before me to believe that the proposal will negatively impact on the
health of adjoining residents. A Refurbishment/Demolition Asbestos Survey (RDAS)
has been submitted. Construction related matters can be adequately dealt with by
means of condition. However, if the Board is disposed towards a grant of permission,
| recommend that a final Construction Management Plan be submitted and a

with the Planning Authority prior to the commencement of any works on site#

A Soil Water Management Plan (Basement Construction Stage) and dwa
Management Plan are also submitted, these address excavation, thare f the
underground storage tanks, methods proposed and mitigation mg@s ddress

this in more detail in section 10.8.

10.3.56 Anti-social behaviour

yanied the application and refers to the
m, with security and residential mangers, which [
of the site.

A Student Management P
existence of 24/7 mana
consider sufficient

10.3.6 Residential Am ct on existing properties) Conclusion:

deslgn, scale and layout have adequate regard to the amenities of
es. | am of the view that the level of impact on adjoining properties

educatiohal institution as well as in the context of national, regional and local
planning policy objectives. | would recommend that the proposed development is
granted permission and would not recommend any alterations.
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Having regard to the recommended standards and guidance material laid out in the
referenced daylighting standards (BRE 209 and BS 2008), | am satisfied that the
applicants have carried out sufficient analysis in respect of those properties where a
potential impact may arise by reason of obstruction of sunlight, overshadowing or
loss of skylight and that these tests demonstrate that these existing dwellings and
Hotel are unlikely to be significantly affected as a result of the proposed
development.

A Student Management Plan accompanied the application and refers to the
existence of 24/7 management team, with security and residential mange I
consider sufficient management of the site.

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

any outstanding issues could be required by condition if the B mind to
grant permission.

In addition, | note that the planning authority has not raised rns in relation to
this residential amenity and potential impacts on exjstin wicntial properties.

10.4 Residential Standards for future oc S

10.4.1 Context

The applicant has stated that each ele
contained but will operate and a

brownfield redevelopment of £ prifge 3
Limerick City.

The majority of the st t mmodation element is provided in Building A,
including student % ) facilities such as dining rooms, social activity rooms

nt of the proposed development will be self-
urban context as an integrated
at this location within the inner suburbs of

ames room, reception and social areas of (¢.778sq.m) at
; Mo ancillary retail units of 105.6sq.m and 99sgq.m

e student accommodation includes a number of support services, a
are provided in the large basement. This basement is formed as a

Building B contains 14 student apartments in 5 bedroom configuration and 30 build-
to rent apartments as follows — 10 no one bedroom apartments, 18 no. two bedroom
apartments and 2 no. three bedroom apartments.
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Ancillary courtyard gardens are proposed, one of 1,486m2 to serve as amenity for
the student apartments and a separate rear courtyard garden of 4560mz2 to serve as
amenity for the build-to-rent apartments development, with feature landscaping are
proposed.

Overlooking within the proposed development is not an issue given the layout of the
buildings, separation distances and their relationship to each other.

10.4.2 Student Accommodation
The following assessment considers the quality and amenity of the deve @

relative to relevant quantitative and qualitative standards for residenti

development. There are no national design standards for student m tion
other than the standards in the Guidelines on Residential Dev 3rd Level
Students issued by the Department of Education and Scien ction 50 of

the 1992 Finance Act.

The guidelines set out the following general stand \ E:

+ Student accommodation should be grouped as ‘Mgise/units, with a minimum of
three and maximum of eight bed spaces.

* GFA’s should range from 55 sgm to 180 sq

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

* The minimum areas for b e: 8sq.m for a single study bedroom; 12 sq.m

I
for a single study bedroo efisuite; 15 sq.m for a twin study bedroom; 18 sq.m
for a twin study bedro%e uite; and 15 sq.m for a single disabled study

bedroom with ensui
« Bathrooms shll serye maximum of 3 bed spaces.

isfon of acceptable accommodation for students, it is noted that
al design standards other than those issued under Section 50 of
Act. The current application has had regard to Guidelines on

The proposed development comprises 68 no. student apartments containing a total
of 318 no. student bed spaces. The accommodation includes 3, 4, 5 and 6 bed
apartments. The bedrooms are all en-suite, single bedrooms with en-suite are ¢. 13.7
sq.m and double rooms with en-suite area ¢. 118sq.m. Units and individual rooms
exceed the requirement set out in the Department of Education and Science
Guidelines. The application includes a Student Accommodation Management Plan
which addresses the use and management of the scheme.
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10.4.3 Built to Rent

The development includes 30 BTR apartments and as such the Sustainable
Housing: Design Standards for New Apartments 2020 has a bearing on the design
and minimum floor areas associated with the apartments. In this context the
Guidelines set out Special Planning Policy Requirements (SPPRs) that must be
complied with.

The location of the BTR units at the rear of the site, with separate access and open
space provision allows for a clear distinction of uses within the site and a suffigient
tenure mix is provided. Section 5 of the Sustainable Urban Housing: Desi

Standards for New Apartments, 2020 provides guidance on the Build-t
sectors. The guidelines define BTR as “purpose built residential acc

student accommodation a strong management regime
condition relating to the same owner would protectfRe r
residents of the BTR units.

es accompanied the

%ich | note and consider

R proposals, on housing mix and

te amenity space, 10% exceedance for

h | note the proposed scheme complies with

reasonable. SPPR 8 removes restricti
provides lower standards for parkj
spaces and lower units per co

the standards.

SPPR 7 provides guidagce ppropriate provision of communal residential
facilities for occupantg o units, | note that these have been proposed and

are acceptable.

The apartmenfs are ded with balcony spaces, all to an acceptable standard.
Units are yaj ly distributed throughout the site and are provided with adequately
rgemi-private open space and play areas which comply with the

t in the appendix to the Guidelines. A high standard of landscape is
¥ hfoughout the scheme which provides future occupiers with good quality

Private amenity space (balconies proposed) and external communal space is
provided.

Overalt | consider the design and internal layouts of the development are acceptable
regard to national guidance for residential development and that there will be a
reasonable standard of residential accommodation for future residents of the
scheme.

10.4.4 Access to Daylight and Sunlight & Overshadowing (proposed development)
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Section 10.3.4 has set out the standards and requirements required to assess
access to Daylight and Sunlight & Overshadowing.

The BRE standards and associated British Standard (note that BS 8206-2:2008 is
withdrawn and superseded by BS EN 17037:2018) describe recommended values
(eg. ADF, VSC, APSH, etc) to measure daylight, sunlight, and overshadowing
impact, however it should be noted that the standards described in the BRE
guidelines are discretionary and not mandatory policy/criteria (para.1.6). The BRE
guidelines also state in paragraph 1.6 that:

Although it gives numerical guidelines, these should be interpreted flexibly
natural lighting is only one of many factors in site layout design.

The Shadow Cast and Sunlight/Daylight Analysis Report submitted icant
on page 6 references ADF (daylight) the BS recommended minigau 1WADF for
bedrooms, 1.5% ADF for living rooms and 2% ADF for kitchen eve no values
have been submitted, nor units identified for assessment.

| do not consider the nature of the specific daylight, su a hadow cast
assessment submitted with the application renders in ion submitted

unacceptable in this instance with regard to the cifi h acteristics of the
proposed development.

The development is at an appropriate scale D - allocation limiting the extent of
overshadowing that may result. The prafosed T8y u provides adequate separation
distances between blocks [imiting e of obstruction that could result between
blocks in the proposed develop ving regard to the assessment submitted
regarding shadow cast, | am sz 1% the proposed development should not give
rise to any undue impact o Qnupal amenity areas or private balconies within the

C}%
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10.4.5

Within the proposed development | consider that adequate allowance has been
made in the proposed design for daylight and sunlight through adequate separation
between blocks relevant to the scale of the development. | am content that daylight,
sunlight conditions for units in the proposed development will generally be within an
acceptable range. While | acknowledge that the applicant has failed to carry out their
own assessment of the numerical targets for daylight and sunlight in the proposed
development, | am satisfied that considerations of daylight and sunlight have
informed the proposed layout design in terms of separation distances, scale and

requirements under the section 28 guidelines are satisfied. It
planning authority has not raised concerns in relati

Open Space

The current County Development requires z-magl f 10% open space for
residential developments. The current pror student accommodation and
BTR apartments. L/

The proposed site layout provide iiArconnected spaces. Soft and hard
landscape features create a s lace within the scheme.

The proposed developm Q for two areas of communal open space. The
first is the inner court student accommodation. This area is formed by the
podium over the bas t $ar park. There are three pedestrian entrances to this

' : za at the front, and two alongside the vehicular ramps
from both roafls. T rd landscaping provided at these entrances changes into a

landscap prising amenity grass in the centre with shrub planting and tree
lines in locations.

ardl separate area of communal open space is provided for the residential
apaigents. This area provides the communal open space for the residential

ents 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 not
contain private open space provision in the form of balconies. The apariments
contain private open space.
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Given the context of the site it is my view that the proposed development in terms of
provision and location of communal and private amenity space is broadly
acceptable.

10.4.6 Conclusion
Overall, | consider that the development, both student accommodation and BTR
apartments, provide an acceptable standard of residential accommodation for future
occupants and is generally satisfactory with regard to national and development plan
guidance for residential development.

10.5 Built Heritage

Third parties have raised concerns that the proposed developme m the
character of the area, in particular the ACAs (as designated in County
Development Plan, | note that these designations remain un @; ge the current

Conservation Areas (ACA). There are no protected struc n‘v ROt site as per the
Record of Protected Structure (RPS) in the current elog

The site is located central to a number of designat®g ACAs as summarised below:

o ¢. 100m to the south , along the O’ C¢ B Ve
Avenue ACA 1C, separated by rgsiderthasee!

e ¢. 100m to the east, along t reet, from the South Circular Road &
New Street ACA 1B, seppes the Punches Cross Public House.
¢ ¢. 200m to the north al % inacurra Road, from the Ballinacurra Road
ACA 3, separated existing neighbourhood centre.
A Conservation Rep eh submitted and addresses the potential for impact
on the ACAs. Thgas nt considers the location of the site, in conjunction with
ACAs in the vicihity aRd XSsesses the impact of the proposed development relative to
the setting of ACAs and Protected Structures). The report concluded that

while the ent proposed is large and destined for a prominent site in public
; iSual proximity to several ACAs including the O’Connell Avenue

proposed. The new development is considered to be peripheral to the ACAs and wili
not be a significant backdrop to them.

The Development Plan includes a number of relevant polices relating to the
protection of the built heritage which highlight the need to protect and enhance the
special heritage values, unigque characteristics and distinctive features of the all those
ACAs from inappropriate deveiopment.
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| have considered the “Statement of Character & Identification of Key Threats” for
each of the ACAs in the development plan and having regard to the separation
distance of those ACAs from the subject site, the scale of the buildings surrounding
the existing site and mix of uses in the vicinity, | am of the view that the proposed
development will not have any significant negative impact on the character and
setting of the South Circular Road & New Street ACA, the O’'Connell Avenue ACA or
the Ballinacurra Road ACA.

10.6 Traffic & Transportation

A number of third party submissions refer to increase of traffic move o)
congested roads, the level of parking proposed and the loss of on; ajking and
the overall impact on the pedestrians and other users.

10.6.1 Access & Road Improvements

The application site is bound to the east by the Rosbri and west by the
Ballinacurra Road and to the immediate north is aigna junction connecting
these two main roads and O" Connell Avenue Ne reet. The Rosbrien Road
has a one way traffic system for vehicles ir. ; . The speed limit is restricted

to 50km/h in the vicinity.

ts into the site, to the north of the site along
e Ballinacurra Road, both are left- in and
0 the proposed access, an additional traffic lane
is proposed along Rosbrien % sfrip of land (3.25m) along Rosbrien Road,
between the access jun amsignalised junction will be allocated to the Local

Authority and an upg@ signalised junction is also proposed in conjunction
ws a

Access is proposed via two access
the Rosbrien Road and to the we
left-out priority junctions. In additig

with pedestrian crggs ross the Ballinacurra Road and the Rosbrien Road.

A letter of co h en submitted from Limerick City and County Council
relating to orksjalong the edge of the site included the additional traffic lane for
e location map 1232-17-02.

resultifg in a significant improvement in traffic circulation and public amenity on this
side.
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Footpaths (minimum of 2.5 m wide) are proposed on both sides of the access roads
on Rosbrien Road and Ballinacurra Road. On Rosbrien Road this footpath will be
provided adjacent to a new turning lane near the road junction. As a result, the
existing road will be significantly widened. Footpaths with a minimum width of 2m are
provided on both sides of the access roads into the development site. Surfacing
material of footpaths is proposed to be continuous into the development site. As part
of the mini-plaza to be provided near the northern point of the site, provision is made
for an area to the north of the site on Ballinacurra Road to be available for future
expansion of the existing Limerick City Bike scheme.

view point. | note these were not included as specific re
recommended conditions of the Chief Executive Repgrt.
outstanding matters can be reasonably addressed by
matter be agreed with the Planning Authority pri thejcommencement of

development.
The TTA and RSA that accompany thegurre lication are updated versions of

those previously submitted in 2019, thors note that the only real difference in
terms of traffic from the current prgpo%al to the 2019 one in terms of traffic is that 2
no. parking spaces originally pfopos® Rosbrien Road are no longer included.

e accompanied the application following

ority and includes a traffic modelling scenario
angl considers the recent developments in the vicinity,
including the dis £ tore to the south of the site. Section 8 of the TTA notes
the integration % the recommendations from this Stage 1 report, and refers
to the reco ighs of the Road Safety Audit, the Opinion Report by The Board

and discUys% ith the Local Authority and concludes with the following:

A Transport and Traffic As
discussions with the PI
based on medium

revised to take account of the problems identified in the Road Safety

» An option to introduce an additional left turn lane on the approach to the
signalised junction was developed to a preliminary design level. While the
layout is include as a suggested use of land re-allocated to LCCC, itis
proposed that the final design and specification will be developed in detail in
conjunction with Engineers from LCCC.

* 4 no. carparking spaces {on-street parking) on the southern side of Rosbrien
Road will be removed with the implementation of the proposed development.
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« Mobility Management Plan includes provision for dedicated coloured cycle
lanes provided on the ramps access the basement carpark to be coated with
anti-skid surfacing and connected to areas reserved for cycle parking. Secure
cycle parking and accessible to residents only and well lit. liaise with NTA
regarding real time information displays of bus timetable and leap card top up
kiosk. Collaborate with a car club to promote a communal vehicle on-site.

The TTA traffic counts were undertaken at the three nearby road junctions. The

provision of a new discount food store south east of the sit en taken into
account. The TTA concludes that the proposed develogment yillhave a minimal
impact on the operation of the three signalised juncion vicinity. Ii is therefore

velgpment will be adequately
sbrien Road and
il have a minimal impact on

concluded from this assessment that the propos
accommodated by the proposed access juncti

Ballinacurra Road and that the subject devglopMge
the existing local road network. %

The Rosbrien Road accommodat -way system. | undertook a site inspection
at 12:30pm in July, and while | ghsewed moderate volumes of traffic | did not
consider there was excessivg guston in the vicinity although | acknowledge that

schools and third level ingiiutMgs were on their summer break and covid 19
restrictions relating to,2Min cation in place. | note the proposed upgrade of the

surrounding road , Atérations to the existing signalised junction and the

traffic/i¥ads perspective. Furthermore, the site in on serviced zoned lands in an area
where good public transport links exist within comfortable walking distances, future
residents will be well served by public transport and encourages a modal shift away
from the private car.

10.6.2 Parking
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Observers have raised concerns that the proposed parking is not sufficient to cater
for the demands of the proposed development. The removal of existing public on
street parking along Rosbrien Road has also been raised and the associated loss of
these spaces by local residents.

The current Development Plan identified parking zones which align with the Density
Zones, The site is located on Zone 2. Table DM 9(a) sets out Car and Bicycle
standards. For Zone 2 BTR Apartments (including student accommodation) require 1
car space per 15 beds and 1 bike per 5 beds. 0 spaces are required for the retail
element. The current application is for 318 student bed spaces and 104 BT
spaces (30 apartments). Based on the current Development Plan 28 car

maximum of 50 no. spaces. | note that this is above the Dev
requirements, but | wish to highlight to the Board that the Pl

lesser numbers may be acceptable subject to the Iocati% velopment in

relation to good transport links (existing or planned) 4 am view the proposal for
student accommodation and BTR within walking gista hird level campuses
and adjacent to good public transport links thatin g ingtance a reduction in parking
is acceptable should the Board be of a mind @-. ire this by condition. Given the
flexibility in the wording this is not a material Sguit;®ntion of the Development Plan.
nor the Road Section report have raised

ing spPaces proposed. | note the location of the
ployment centres.

| note the neither the Chief Executiv
concerns with the number of car par

Z “in urban areas, planning and related
standards, including in eight and car parking will be based on
performance criteri eR to achieve well-designed high-quality outcomes in
order to achieve

The proposal is§or a rhix of student accommodation and BTR apartments, car

parking regluice associated with these types of development are open to
relaxati eir location at central and/or accessible locations as defined in the
202Q¢A ) Guidelines. Justification for increased densities ties in with the
access ature 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 parking for
both the student accommodation and the apartments, access will not be restricted at
night but instead be regulated by the relevant management company for use by
residents only. In addition to the basement parking, additional surface cycle provision
is included within the courtyard serving the student accommodation.
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On balance | consider that the development achieves satisfactory car (subject to
recommended reduction to 50 no. spaces) and cycle parking provision and vehicular,
cycle and pedestrian connectivity and will enhance vehicular and pedestrian
permeability with the wider area.

With regard to the removal of existing on street parking along a public road. | note
that the Planning Authority have not raised objection.

10.7 Services and Drainage

The applicant has engaged with IV in respect of design proposal withi
boundary of their proposed development site and has been issued ment
of Design Acceptance for the development.

10.7.1 Foul

The Civil Engineering Report and drawing submitted wi plication note that
the foul sewerage network will consist of a sealeg grayi stem. It will service this
development only. The proposed new foul se e system will extend from within
the development site and westwards to th f site, (Ballinacurra Road).

It is proposed that all foul water from
site via a series of sewerage ne
service all the ancillary comme#r®i
discharge into the propose
Irish Water the Baseme
Ballinacurra Road.

The Planning N itted with the application however outlined that It is

proposed tha% ater from the proposed development will be collected on site
i i f age network pipes and will be disposed from a point in the north

r pf the site into a new 225mm gravity foul sewer pipework to be

tending from this site location, down Rosbrien Road with final

into an existing council foul sewer located on Childers Road / Rosbrien

junctiol. The applicant does not include details of this foul sewer pipework or who
will provide it.

proposed development will be collected on
ads. A suitable grease trap will be installed to
its’ washdown and deli areas, prior to

3l Sewerage network. As per the agreement with
ag€ will be pumped into the existing IW sewers on

[rish Water do not raise this matter. The IV submission noted that the applicant has
engaged with IW in respect of design proposal within the redline boundary of their
proposed development site and has been issued with a Statement of Design
Acceptance for the development.
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Based on the Civil Engineering report and associated foul sewer layout shows
connection to the Ballinacurra Road and this is what | am basing my assessment on
and can be address by condition if the Board is of a mind to grant permission. | am
satisfied that the proposal outlined in the Civil Engineering Report and drawings are
those proposed.

10.7.2 Water

An existing 300mm diameter watermain runs along the Ballinacurra Road adj to
the site which will be used to provide water to the site

10.7.3 Surface water

The developemt is designed to ensure that the disposal of s r,ffom the
developed site will equate to the disposal of storm water fro isting
undeveloped brownfield site. In addition, all rainwater fr e s of the buildings
will be stored in storage tanks for reuse in all the toila %e development. Any
surface water from within the basement car parkigty ares, r¥adway entrances,
internal courtyard areas and excess rainwaterfonNge goofs of the buildings will be
fed into attenuation storage area to be locat @k the basement ground floor. The
storm water attenuation area will be sized to Sgdys®hat the maximum storm water
discharge from the site will equate to t f the undeveloped brownfield site.
onsider onsite disposal measures for the

IW have outlined in their submig
network. And that the applican %

stormwater or alternativ %{: the Local Authority to discuss a connection to the
stormwater sewer. | @ied that this matter can be addressed by condition.

10.7.4 Flood risk

hey will not accept stormwater into the IW

A Flood ssment dated April 2021 is submitted with the application. The
site is eqip/rlood Zone C. LCC Physical Section (Flood Risk) have raised no
obj he grounds of flood risk.

The FRA concludes the site is located within Flood Zone C and is at low risk of
flooding (Shannon CFRAM maps). It is recommended that the proposed FFL is
should include a minimum freeboard of 150mm above the ground level of the
surrounding landscape. Surface water management is detailed in the Civil
Engineering report submitted with the application and allows for attenuation of the
100yr rainfalt event plus climate change impacts. Runoff from surrounding roads is to
be managed by the installation of solid kerblines, road gullies and ramped access to
the basement.
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10.7.5 Conclusion

10.8

The site can be facilitated by water services infrastructure and the Planning Authority
and Irish Water have confirmed this. | am satisfied that there are no significant water
services issues that cannot be addressed by an appropriate condition. | note the
requirements of Irish Water and the Council’s Road Section (surface water
requirements) which can be addressed by condition if the Board considers granting
permission.

Based on all of the information before me, including the guidance containgg
the relevant Section 28 Guidelines, | am generally satisfied in relation eN
drainage and flood risk.

Contaminated Lands

Concerns raised relating to the removal of the undergroun nks, contaminated
soil and water is raised in numerous submissions and ial impact on
groundwater arising from contaminants entering t rohdwater, in addition to
health risks.

In the interest of clarity | wish to highlight t oard that there are discrepancies in
the information submitted on file relating t t FFL. The architectural plans
refer to 100D and the Engineering ing 10D. There is a difference in the
level of detail provided in archite ings for ‘ planning drawings’ and more
details ones prepared for ‘workiagdfwings’. My assessment is based on 110D.

Furthermore | wish to highligh @ = Board that this discrepancies have no bearing
in the FFL for other floor o
al Flow

rall height of the structures proposed in either set

of drawings.
10.8.1 Hydrological Di&n

and directj twegn the URS Closure Report and the Groundwater Management

There are diﬁ@l e information submitted on file relating to groundwater flow
Plan (Begeert Construction Phase).
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The topography on-site slopes southwards to southeastwards from 14 to 15mQOD in
the north western part to 9 to 9.50D in the southeastern corner. The local
topography is similar, falling to the southeast towards the Dooradoyle River.-The
geology in site is expected to be Visean Limestone (that may be moderately
productive in local zones), the presence of any productive zones potentially being
due to faults, fractures or fissures, with limited groundwater movement restricted to
weathered horizons or non-extensive fracture zones. As such that are a number of
potential routes/directions for groundwater are possible given the nature of the
underlying conditions. In this regard (as addressed in section 12 of this reportlagink
via ground water to the SAC is accepted and mitigations measures propos
Differences are noted in the URS Closure Report and the SLR Ground
Management Plan.

This matter was address in detail by LCCC environment in their ggpoifhidh | set out

below given the technical nature of the information referred t S
Groundwater Management Plan the groundwater flow is as: ollow the same
direction as the local topography, southeastwards. Eighfgiore were drilled

across the site to a depth at which there was a refusgl, i e due to reaching
the top of the solid bedrock. The depth drilled to [Igwest in the southeastern
corner of the site (BHO7 and BHO8/08A, 2.1m a m Mepth respectively) and in

% was encountered in the infill
swdles (BHO2, BHO7 and BHOS8)

ive of the groundwater table then it
flow locally across the site is

ingress levels in the infill material
cannot be assumed that the groem™iyg

SLR and indicated that a Meerajority of the site they are between approx. 9.5
to 10mOD, except in t t of the site where they are shallower. The shallow
groundwater table isgelatvely flat with a hydraulic gradient across most of the site

11

(except the nortl rner) reported to be approx.1%, with hydraulic
conductivities within the4veathered bedrock being 0.02m/d to 1.0m/d. There is a
relatively | variation in the elevation of the groundwater levels between
Februa 2010 and February 2012 in wells MW11, MW12 and MW14, in

pC : he four underground tanks proposed to be decommissioned, which
at the hydrogeology in that area is not free draining.
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The URS Closure Report considered that the preferential pathway for groundwater
flow from the site will be laterally by shallow groundwater flow through the weathered
layer at the top of the limestone bedrock, which seems reasonable. Groundwater
quality monitoring is reported in the URS Closure Report as having been carried out
between 2008 and 2012. The concentrations of contaminants for the most recent
groundwater monitoring area reports to have not exceeded site specific target levels,
except for Total Petroleum Hydrocarbons and MTBE at MWOG, which indicated a
potential risk of contamination to groundwater at a theoretical 100m compliance
point. However, the top of the groundwater table in four wells in close proximi
suggesting that the groundwater monitored at MWO06 may have been perg Q
(hydraulically separated). URS reported that there was a downward tr in Mg

er on-site.

concentration of contaminants in the southemn part of the site betw
and 2012, except at the MW06 borehole, and it was concluded
exists from soils or dissolved phase contamination to shallow,

The SLR Water Environment Risk Assessment indicates t is assumed that
there is hydraulic connectivity between the bedrock aqyifer a e Dooradoyle River
that there is the presence of more than 10m thickngss urden (moderate

permeability subsoil between the site and the D iver and low permeability
subsoil in the vicinity of the River) that protects tflg Rivgr if there were any
contamination in the weathered bedrock. | t is reported that in the unlikely
event that contamination does reach the D i$ River that there would be
significant dilution such that any contéigination as a result of the proposed
development on the Lower River SAC and/or River Shannon and River

Fergus Estuaries SPA will be pewigl Following a review of the application LCCC
Environment stated that it i Wble to conclude that subject to the
recommended measur R Groundwater Management Plan (Basement

i agement Plan- Basement Construction, being
implemented thendoe oyal of the four underground tanks, the contaminated soil

and groundwa n construction of the proposed development will not have an
adverse imp@ ooradoyle River, Lower Shannon SAC and/or River
Shanno ergus Estuaries. And recommended that a condition be

rant of permission requiring an extensive borehole investigation to

xtent and depth of the contaminated soil and weathered bedrock
ior to the construction of the temporary sheet pile wall down to the top of

10.8.2 Removal 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 2010).
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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.

LCC Heritage Officer stated that the gradual degradation of the 4 no. remainig
would pose a risk fo both to the site and to groundwater. The removal of tht
under controlled conditions and the treatment of the tanks, any conte
contaminated soils and any other on site water they might be in co
in the longer term, remove the risk of poliution. This would have
groundwater and the designated site to which it might event

LCCC Environment noted that four tanks remain undergrou € and potentially
cause contamination of soils and groundwater by dissol ndissolved
hydrocarbons and BTEX chemical which have beer/dentifled’in the proximity of the
tanks, in the southern part of the site. To facilita er al of the underground

t

tanks and remediate the contaminated soil a ing the bulk excavation for
the construction of the proposed basement %alopment. It is proposed that
the basement excavation will have a fogmatio f 10m OD which will be above
the groundwater table across most of the'site except in the northwestern part.

Proposals are submitted to lower thegro ater table in the northwestern part of
construction works, by installing a

the site to allow basement excs; . ¥
permanent secant pile wal imination in the locality of the underground
c

most at depths below the tanks, between 4.5 and

tanks is believed to be i
6.0 metres depth (log ng deeper, which intercept the groundwater table. It
is proposed to sur, & nks with temporary sheet pile wall down to the top of
0
I

the bedrock, thgh r he four tanks, contaminated soils and groundwater.

Groundwate rol yithin the temporary sheet pile wall is recommended to allow
dry remo ntaminate soil by use of stump pumping with a discharge to a
mobilefaydr n treatment plant. Excavated material is proposed to be

tra to’an off-site licensed treatment and disposal facility. It is recommended

borehol€ investigation to delineate the extent and depth of the contaminated soil
source prior to the construction of the sheet pile wall, to ensure that all contaminated
soil is removed.
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A Closure Report, undertaken in 2013 is submitted with the application. This
provides an analysis of the impact of the previous uses on the site, the environmental
risks and includes results of groundwater monitoring over a period of 8 years. Details
of the phase 1 decommissioning are included in the Closure Report and | note there
is a lack of clarity in report for works undertaken in Phase 2 (Section 3.3). The report
states that tanks 1-4 remain in-situ. Groundwater monitoring on the site, over the 8
years, indicates that the levels of hydrocarbons and other contaminants (TPH, MTBE
and benzene) pre-recorded within the 4 no bore wells have decreased and there has
been an improvement on the groundwater quality. The report concludes tha
assuming a proposed end commercial user and no use of vegetable gar

reported contaminants associated with the soil and groundwater do n re a

significant risk to the end user.

In addition, the application includes inter alia Soil Managemen@ asement
Construction, a Technical Note: Water Environment Risk A signt/Groundwater
Management Plan (Basement Construction Phase), a Civi% Ing Report which
should also be considered in conjunction with the submyiiied a Impact
Statement as noted in section 11 of this report. A n’;@ Management Plan, a

Construction and Demolition Waste Managemegt Plaw_ary?also submitted.

four fuel tanks and disposal of materials aggociai®d, with excavation works io a
licensed waste facility. These works weuld f

measures to ensure that growk 2r On the site and any potential contaminated
groundwater in the vicini [ sting underground fuel storage tanks to be
removed is collected, te ere required) and disposed of/discharged in a
manner that does #cctihe integrity of the River Shannon and River Fergus
Estuaries SPA agd WyeNShannon SAC.

Mitigation surey iNclude inter alia:

neasures and contaminated water control measures relating to the
18ya¥ of the 4 inground fuel storage tanks and surrounding contaminated

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.
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o Method Statements, procedures and agreed practices will be put in place and
enforced to ensure that all the ground water generated from the activities on
site is filtered and processed such that only treated & filtered ground water is
allowed into the Council’s sewerage systems and with the full agreement of
Limerick City & County Council

+ Method Statements, procedures and agreed practices will be put in place to
ensure that the natural ground water is not polluted by the excavation and / or
construction stages of this development. In particular, the management and
control of the groundwater will be such so as to prevent any pollution
downstream of the site, and the management of the basement exg

SLR documents. « Punches Cross GW Management Plan. ¢
Soil Management Plan. « Appendix 01 Bulk Excavation. «

Basement Excavation Phasing. » Appendix A — Base vation Plan. »
Appendix B — Waste Classification Assessment. ' C — Basement
Excavation Phasing.

Mitigation measures are set out in detail in the refgrant rts which | consider
reasonable and enforceable.

10.8.3 Excavations & Construction/Demolition @nagement:
Extensive exaction works are propose facilitate the removal of existing tanks and
the provision of a basement car pafk he context and location of the site, a

brownfield site in an urban are siyer that provision of a basement car park an
efficient use of this prime si

al of existing made ground for basement
excavation and secapt ruction waste will result in the generation of some
soil waste on the ﬁ‘a e history of uses on site there is a possibility that there
was historical rglease ofPfazardous materials on the site which may have impact on
ground condii Thg URS Closure Report and the Site Investigation Report

at the ground around the 4 no. tanks is contaminated and details
are se manner in which this contaminated ground is to be excavated and

it is acknowledged tha

Section &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
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:

¢ Punches Cross GW Management Plan.
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¢ Punches Cross Soil Management Plan.

* Appendix 01 Bulk Excavation.

¢ Appendix 02 — Basement Excavation Plan — Groundwater Control Concept.
» Appendix 03 — Basement Excavation Phasing.

* Appendix A — Basement Excavation Plan.

* Appendix B — Waste Classification Assessment.

e Appendix C — Basement Excavation Phasing.

Section 2.4 of the Construction Management Plan notes that followin tion
of the Secant Sheet Piles around the site boundary and the securi from
the possible ingress of groundwater from within the Ballinacurra en Roads
the removal of the underground fuel storage tanks can com rocess of

removing the inground fuel storage tanks will be completeq’'p
commencement of the Bulk excavation. The area where the inground fuel storage
tanks are located and as per drawing Bulk Excavatipn 0 will be surrounded
by steel sheet piles, to a depth of 10mOD. Based 3 y the top level of the
inground fuel tanks are 900mm below ground vile the&y base of the fuel tanks are in
the order of 2.75m below ground level. Th t nstallation will allow for a safe
working setup within this restricted sectionm to allow for the safe extraction
of the 4 no. fuel tanks and potentially gontant=rled ground material surrounding the

phasing of these works are contained
activities on site will be in accordance with the

within the SLR reports. All exc i
SLR Reports.
Page 18 of the Constru & olitions Waste and Management Plan (CDWMP)

set out a preliminary @Iu at the demolition waste that can be expected to be
generated in tonng§ aSiollglvs: Concrete, bricks, tiles, plastics etc (620), asphal,
tar/tar product Dmetals (55), glass (7) a total of 802 tonnes. In addition, 4 no.
fuel tanks & s@i g soil material (3346 tonnes). Resulting in a total of 4148
tonnes offvas hich 520 will be recycled and 3628.2 disposed of (reference in
the tablie as the total to be disposed of would appear to be an error).

tanks. The manner of the sequengi

he CDWMP sets out that the inert soil and subsoil will be excavated
and Mysed where possible. There will be an excess of non-hazardous overburden
which 18 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
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).
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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 poliuting sub
surfaces and a specific groundwater filtration system would be designed and agreed
with Limerick City & County Council prior to any excavation. This matter is addressed
further below.

10.8.4 Groundwater Management Plan:

In response to the previous reason for refusal the applicant has submitted with the
current application a ‘Ground Water Management Plan (Basement Constru
Phase). A NIS has also been prepared on foot of the reason for refusal
304705-19 which is addressed in section 11 of this report.

It is noted that the site is a historical limestone quarry that was ba

Section 3.2 of the Groundwater Management Plan outli hesgegindwater
conditions. SLR (authors of the Plan) have inferred L:‘rr%r elevation from the
URS borehole logs and two URS groundwater cogtour'glotpreports to temporary
site datums. These have been transposed to grourfvatgr levels and elevations in
mOD. The summarised groundwater date (tgble 3§ ) indicate groundwater is present
across the majority of the site at elevati 8.4mOD and 10mOD,
corresponding to depths of between 4 5m in the higher elevation areas. The
groundwater elevation correspond pth of the Glacial Till and limestone
regolith layers across much of appears to be recharged from underlying
limestone bedrock.

Historical hydrocarbon i clas recorded on the site in proximity to the
underground storage , the impact is associated with the depth of the
smear zone of the r table and the underlying soils at depths of between
4.5 and 6m andgin probable contaminant source deriving from the base of
the tanks whi maip on site.

ABP-315273-22 Inspector’'s Report Page 93 of 144




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 will 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 the
base of the excavation with the majority of the basement excavation above thg

on completion.

Section 4.2 contains Ground Water Management Meas d sets out the
excavation phasing and ground water management 2¢ fojlews:

Phase 1:
s Install the scant pile wall. Excavate own to a working formation
level of 12mOD (the shallowesédepth CfTockhead).
control trench or series of sumps within
orthern site boundary, inside the secant pile

¥ with a series of collection sumps to control
'end of the site to below 10mOD.

« |If required, construct a gr
the limestone bedrock Ao

wall, to an elevationof§
groundwater at
Phase 2:

¢ Install |l simet pile wall around the area containing the 4no. UST to be
removdd. Reynave the USTs and any contaminated soil and groundwater
b t nks.

o site level down to a working foundation level of between 10mOD
t dbove rest groundwater level).

Phas

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

e Once basement construction, infrastructure and basement concrete retaining
walls 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. !t 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 localised
area of soil and ground water is impacted with separate phase hydrocarbon
and dissolved phase hydrocarbons (benzene, MTBE, TPH) temporary m
treatment plant will be required for the groundwater control in proximi
contaminated zone in the form of oil/water separator units, incorporafing
or coalesent packing and granular activated carbon (GAC) vessel(2 Vags
operated in series).

plate

The above treatment components are the minimum advised e the potential
for entrained SPH and dissolved phase hydrocarbons to nt in the
groundwater and the plant proposed would typically#gducy diSsolved phase
hydrocarbon concentrations to below laboratory Ji ection (LoD).

The laboratory limit of detection for hydrocar cally 10ug/l. Such mobile

mmodate flow rates of up to 240m3 /d,
-1, this treatment solution should be viable

ischarged to the existing council surface water storm drain, wili
nearby surface waters, and will therefore need to meet

requirgeglar periodic monitoring and sampling with verification laboratory analysis
of the {reitment system flows throughout the dewatering works.

-t
el
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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 excavation of
the impacted soils.

It is recommended that the UST and concrete cradles are removed as paf
Phase 1 and Phase 2 site reduced level dig to the working formation
10m and 11mOD. Once this working formation level is achieved, t
USTs should be surrounded by temporary steel sheet piles dri
7mOD (approx. 3m to 4m depth) seated into the underlying

dewatering and removal of the impacted soils. The tempo ile wall is to

ensure; * excavation stability is maintained during the rﬁov he contaminated

soils; « that the area where groundwater treatment for h bons will be required
is limited to the footprint of the contaminated exgavatiQn Jpea required for
groundwater control, such that flow rates are re a level that can be

accommodated by typical commercially ay, ment plant. « that disturbance
and lateral migration is prevented of any segai@tiwghase hydrocarbon impact
encountered during the contaminate ils excavation, and; » that the contaminated
excavation area is separated fro of the bulk excavation, in order to prevent
mixing of “clean” and “hydroc minated” soils, during stockpiling and
removal.

Sump pumping to be
wall, and this woul
set out in Sectio

d ewater inside the UST contaminated soil sheet pile
; ed to the temporary hydrocarbon treaiment plant, as

e Groundwater Management Plan

Implementatigh megs¥es set out the Ground Water Management Plan include inter
alia that:

ighist groundwater control contactor should be appointed by the
tp¥ictor 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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e The excavated contaminated soils will be transported to an off-site licenced
treatment and disposal facility.

* Soll 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.

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

The authors of the Plan have referenced a project at Beam Service
Rainham, London where there were retained by the site operatiog to
environmental and remediation advisory services associated with
redevelopment, comprising the removal and replacement of nd set out the
methodology for removal of contaminated groundwater geesent inside the coffer dam
which required removal as part of the excavation. Rgfer onham Quay,
Galway and the delivery of a temporary mobile ongite ¥ewdaiering and water
treatment facility as well as managing an estimale®25,0p0 tonnes of contaminated
soils from the site.

Given the nature of the works propose
measures set out in the documentation
leaching is an issue once all mitigall
further note that the planning a
adequately address this m

nd to be used and mitigation
vided | do not consider that concrete
ures and best practice is adhered to. |
satisfied that the application has

[ note that the lack of e I ere on site treatment had been used was raised
by the planning autheri sly, as noted above this has been provided. | note
that the planning Ut largely in favour of the proposed development and are
satisfied that oyfstanding’matters can be addressed by condition. | note the Heritage
Officer rais rgus issues on the previous application regarding groundwater
protection® the current application, no objection raised subject to conditions.
Con

I have dered the measures set out inter alia in the Soil Management Plan and

Basemeht Construction, a Technical Note: Water Environment Risk Assessment,
Groundwater Management Plan (Basement Construction Phase), a Civil Engineering
Report which should also be considered in conjunction with the submitted Natura
Impact Statement as noted in section 11 of this report. A Construction Management
Plan, a Construction and Demolition Waste Management Plan are also submitted. All
of which need to be read in unison. | am satisfied that the measures proposed are
robust and sufficient and address concerns raised by third parties.
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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.

10.8.5 Asbestos:

10.8.6

10.9

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/De
Asbestos Survey (RDAS) carried out in accordance with HSG 264 —
Survey Guide (U.K. Health and Safety Executive) was released on
2010. It is sated that this document expands on and replaces
aimed at those conducting surveys, those who commission
specific responsibilities for managing asbestos in accordargce
Asbestos Regulations (CAR) 2006.

The survey submitted with the application concludgd t@e is little evidence of
asbestos on site and the proposed developmeniwill 2ovfor the full removal of any
asbestos found of site is a safe and thoroughwa

The Planning Authority have recommende t RDAS be required in accordance
with section 8 of the Health & Safety Authorf@ssXsBestos Guidelines (Practical
Guidelines on ACM Management atement). | note the RDAS submitied with
the application. I note mitigatio ures proposed. All asbestos removal is
required to be carried out as % e Regulations as per current regulations.

(separate to the Planninggod
Conclusion

Having regard to infQrmétion submitted in relation to the proposed excavation

and waste re atisfied the applicant has demonstrated that waste can be
appropriat i . Details have been submitted relating to the groundwater
filtration itigate the potential impact of the works on the groundwater.

ormation on file | concluded that the construction works can be

d without undue risks to the receiving environment and the site can be
use sidential use as proposed. | note the Planning Authority has not raised
objecti®n on these grounds.

Ecology/Biodiversity

EclA is submitted with the application. Some of the concerns raised by third parties
relate to impacts of the proposal on ecology outside the site (predominately in nearby
private gardens). The Planning Authority have not raised concerns in this relation fo
these matters. There is no report on file from the LCCC Heritage Officer.
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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.

e 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.

e No rare or notable plant species were recorded during the site surv

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

¢ The EclA assessed that the site would not support commgn li
therefore has been scoped out of further consideration

o Desktop data search returned no records of Bats witf{ rid square
within the last 10 years. Habitats within the site egg eva d for bat foraging,
commuting and roosting suitability. ?

* The EclA noted no hydrological links to theswidag arpa from the site and
concluded that the site is not located within ildiife corridor or other feature

A 1km zone of influence identified for the sith 8 aut in the EclA. Within this there
are 2 no. Natura 2000 sites which | addygess | Kol

The EclA concluded that followipg implementation of good practice, the proposed
development will not result in nt effects on the biodiversity of the existing
environment. Provided tha sed development is constructed and operated
in accordance with the esign and good practice that is described within
the EclA, significant cology are not anticipated at any geographical scale.

LCCC Heritage @2hce d that no night survey (bats) was undertaken. However
concluded that §iven lack of suitable habitats on site for bats this is not a major
n

oversight Wity survey and subsequent mitigation measures could be dealt
with by co this case. | concur with this.

fficer also noted the reference to Whooper swans at Bunlickey is
eference to the cormorant (Ql for SPA). it is considered that the distance
to Bunlickey, the intervening developed urbanised area between would effectively
mask any possible disturbance to these species from the proposed development site.
Similarly should those species visit Ballinacurra creek, the ¢.900m distance toe the
creek would also mean that any disturbance is effectively masked, due both to
distance, lack of inter visibility and the intervening urban development.
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| note no ecological designations pertain to the site nor is it considered to be
ecologically sensitive. It is a brownfield site a former petrol station with
disused/derelict buildings, the surface of the site is predominantly sealed ground
(concrete and tarmac) and a small area of scrub and rank amenity grassland.

10.10 Other

10.10.1 PartV

The applicant proposes to transfer 3 apariments at the site to Limerick ap€
County Council in order to comply with the requirements of Part V of g‘ _
and Development Act 2000 (as amended).

| recommend that a condition requiring a Part V agreement is iplgo;
permission being granted.

10.10.2 Childcare

The applicant has argued in the documentaticw@e that as the proposal is for
316 student bedspaces and 30 BTR apartme ere is no demand for an

onsite childcare facility . The Planning Aut m ave not raised concerns in this

regard.

nd that a children's’ play area is provided on
isaged that children will also be residents, |
arg requirement arising from the proposed BTR, of
0. 2 bed does not justify the provision of a childcare
udents is normally provided on campus or in affiliated

| note the nature of the developmen
site for the BTR apartments
do however agree that t
which 10 no. are 1 be

facility on site. Chilgc
childcare facilitias.

10.10.3 Devalu perty
Thepes owledged housing crisis (which includes shortage in student
a ion) and this is a serviceable site, where residential development is
perm under its land use zoning in an evolving area, where there are good public

transport links with ample services, facilities, third level institutions and employment
in close proximity. | have no information before me to believe that the proposal if
permitted would lead to the devaluation of property in the vicinity.

10.10.4 Covid & Public Health
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10.10.5

10.10.6

Concerns have also been raised by third parties that student accommodation and
BTR poses a dangerous health environment during the Covid-19 pandemic. An Bord
Pleandla is not a public health authority and that there are currently no health policy
restrictions on the development or operation of student accommaodation, which have
remained in operation during the pandemic. It is also noted that the pandemic is
considered to be temporary in nature. | consider that matters relating to health and
safety risks that may or may not arise are ultimately matters that would be dealt with
more appropriately outside of the planning process. Therefore, | have no objection to
the development on grounds of public health.

Legal ownership

It has been submitted that there is a lack of clarify in relation to the ovigersiip of the
site and the inclusion of lands outside the applicants ownershijs

plitation Form have
and that Limerick

The applicants in Q.7 of The Strategic Housing Developmen
stated that they, Cloncaragh Investments Ltd, are the, sit
City and County Council own parts of the site. Th icayion site has been outlined
in red in the documentation submitted with the ication Tor SHD before the Board.

| note that a letter of Consent from Limerick unty Council is submitted
with the application.

ies regarding ownership of the proposed
genet. Conditions are recommended to be
@- sion regarding a covenant for the BTR units
ihe/BTR and Student Accommodation.

Concerns has also been raised by
development and its future ma
attached in the event of a gran
and a Management Plan fef§go

Inconsistencies il@menmtion
Observers hav@
submitted

tMas highlighted in the cover letter to An Bord Pleanala that “Please

p this is a repeat application for development at this site, the application
descriptidn has been minorly amended and numbers of overall units slightly reduced.
Some of the accompanying letters may refer to the previous number of proposed
units, however, all parties are aware and in agreement with the amended proposal
and the attached letters remain valid.”

oncern that there are inconsistencies in the documentation
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| note that a number of documents are copies of these submitted with the 2019
application. All critical documentation has been updated to have regard to the minor
changes in the number of student bedspaces proposed from that submitted under
ABP 304705-19. Where | have encountered reference to the previous application,
this has been in documents that are not relied upon for engineering proposals or
critical documents relating to groundwater, soil management, traffic and
transportation, appropriate assessment or environmental impact assessment. | am
satisfied that the reference to 326 bedspaces in lieu of 318 as currently proposal
does not have a bearing on the assessment of the application before the Bo The
statutory notices contain the correct development descriptions.

Discrepancies between engineering drawings and architectural dr
particular in relation to FFL for the basement carpark are noted. plant was
deemed valid by ABP.

10.11 Chief Executive Report

As previously referred to in this report the PA a@wzming a grant of planning

permission subject to conditions.
| have addressed issues raised in the hie@e Report in my assessment

above. | note the conditions recommended, | consider these broadly acceptable
subject to minor amendments.

11.0 Appropriate Assess)
11.1 Compliance with X of the Habitats Directive
The requirem‘nts og icle 6(3) as related to screening the need for appropriate

assessm ect under part XAB, section 177U of the Planning and
Develo 2000 (as amended) are considered fully in this section.

11.2 Co ackground
The previous application on this site, ABP-304705-19, was refused permission for

one reason relating to appropriate assessment and that reason for refusal was as
follows:
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1. The proposed development includes the excavation of c. 33,000m3 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 c.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 to the
inclusion of mitigation measures to control silt/ sedimentation and spillage of
hazardous substances to prevent any likely significant impact on the

groundwater pathways which provide a hydrological pathway for p
water. Measures intended to avoid or prevent significant eﬁects@)

European site cannot be considered in screening for AA. If sgch res
are required to avoid potentially significant impacts on a Egrop e then a
Natura Impact Statement should be submitted which a k
effectiveness of such measures. Notwithstanding thi. { oN said

measures are absent from the submitted docum tio ing regard to the
inadequacy of information provided in the Scrageni ont, the nature of the
proposed development, the misapplication gf m¥igai§en measures and the
absence of a Natura Impact Statement, theRoarg could not be satisfied that a
full understanding and analysis of thefhydit al connectivity between the
site with the European Sites, River Sf ahd River Fergus Estuaries SPA
(site code 004077) and the Lo iver Shannon SAC (site code 002165),
and the potential implication. oposed development on the

groundwater quality has Q ndertaken.
The Board therefor satisfied, beyond reasonable scientific doubt,

ent, either individually or in combination with other
ofld not adversely affect the integrity of River Shannon
uaries SPA (site code 004077) and the Lower River

and River,BRrg

ShannorSAC sie code 002165), in view of the site’s Conservation

Obji proposed development would therefore be contrary to the
apning and sustainable development of the area.

aised in the ABP Inspector's Report under ABP 304705-19 include:

The site is located on an area where the ground water is classified as highly
vulnerable? and bedrock is near the surface.

e The subject site has a history of contamination from a previous use for a petrol
filing station. The proposal includes the excavation and removal of c.
33,000m3 of soil/ subsoil and four fuel tanks to dispose at an appropriate
licenced facility, to accommodate the basement parking.

2 www.gsi.ie
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+ The proposed extraction of materials, in particular the fuel tanks have the
potential to cause pollution via percolation and | have serious concerns
relating to the impact on water quality, infer alia the transfer of hydrocarbons
and hazardous substances through percolation of the site.

¢ Section 5.2.1 of the submitted screening assessment stated that if the
mitigation measures listed in the construction and management plan were
implemented correctly then the impacts via the groundwater pathways are not
likely to be significant.

e There is a direct link from the site to the River Shannon and River &
Estuaries SPA and Lower River Shannon SAC.

stgaggrtanks
otBeen fully

+ The full details of works, including excavation, removal of f
and the treatment of contaminated materials from the si

detailed or assessed in relation to the potential impa ropean Site
and having regard to the scale of these works and ifaplgtioPs on the
groundwater quality it was considered a Naturg tement was
required.

An ‘Appropriate Assessment Stage 1: Screeni e 2: Natura Impact

Statement Report’, has been submitted witl

% d gobust. The submitted Screening

Statement concludes that significant afffects Cerhot yet be ruled out as there is a
direct hydrological connection to r River Shannon SAC via groundwater.
Excavation works may generatagoltants, which could potentially cause impacts on
the qualifying interests of the ' er assessment of these potential impacts at

comprehensively ad

submitted conclud
SPA are not lik e
sensitivity of these gpeies and their supporting habitats to groundwater water

pollution.

SAC ig”lncertain as some of the qualifying interest may be affected indirectly through
the potential for reduction in water quality. Therefore, it is considered that the Lower
Shannon SAC requires progression to the next stage of the process to facilitate
provision of mitigation measures on a precautionary basis.
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The submitted NIS set out a series of proposed construction management measures
and concludes that the proposed development, individually or in combination with
other plans and projects would not adversely affect the integrity of the European site
002165 (Lower River Shannon SAC) or any other European site, in view of the sites
Conservation Objectives.

Having reviewed the documents and submissions, [ am satisfied that the submitted
information allows for a complete examination and identification of all the aspects of
the project that could have an effect, alone, or in combination with other plan
projects on European sites.

11.3 Screening for Appropriate Assessment (Stage 1)
11.4 Test of likely significant effects

a European Site and therefore it needs to be géte if the development is

e The project is not directly connected with or nece e management of
r
likely to have significant effects on a Euroggan (

e The proposed development is exami Relation to any possible interaction
with European sites designated Jpecich crvation Areas (SAC) and
Special Protection Areas (SPA) to'gssess whether it may give rise to
significant effects on any Eu a e.

11.5 Description of develop t

The applicant provides iption of the project in section 1.3 of the AA Screening
Report. | refer the Bo ction 3 of this report.

Taking acc haracteristics of the proposed development in terms of its
location ale of works, the following issues are considered for examination
in ter immiCations for likely significant effects on European sites:

Construg¥on related:

- arising from uncontrolled surface water/silt/ construction related poliution of
European Sites.

+ possible migration of contaminated groundwater offsite.

11.6 Designated sites within Zone of Influence
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In determining the zone of influence, | have had regard to the nature and scale of the
project, the distance from the development site to the European Sites, and any
potential pathways which may exist from the development site to a European Site.
The site is not within or directly adjacent to any European Site. The nearest surface
water feature is Ballinacurra Creek c. 920m west of the site. There is no connectivity
with either the River Shannon and River Fergus Estuaries SPA or the Lower River
Shannon SAC via surface water as there are no watercourses within or draining from
the site and there will be no discharge of surface water from the site to any
watercourses. There is a link to the Lower River Shannon SAC and the Rive
Shannon and River Fergus Estuaries SPA via groundwater. Having rega Q
above, | would concur with the applicants and consider the following a 2900
sites to be within the Zone of Influence:
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European Site Name [Code] and its
Qualifying interest(s) / Special
Conservation Interest(s) (*Priority
Annex | Habitats)

Location Relative fo the Proposed
Development Site

Lower River Shannon SAC (062165)

Annex | Habitats:

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

Annex | species:

freshwater pearl mussel, sea lamprey, brook
tamprey, river lamprey, salmon, bottlencse
dolphin, otter

Conservation Objectives

To maintain or restore the favourable

conservation status of habitats and species of
community interest — specific attributes and
targets are listed on the NPWS website i
relation to each qualifying interest.

Nearest point is ¢.1km southwest of the
proposed development site

River Shannon and River Fergtg.E ies

SPA (004077)

Qualifying Interests:
Cormorant, whooger swan, t-bellied brent
goose, shelduck, Wigeon}teal, pintail, shoveler,
scaup, rin den plover, grey
plover, la , dunlin, black-tailed

H odwit, curlew, redshank,
black-headed gull
Obijectives

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

Nearest point is c.1km southwest of the
proposed development site
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I 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

With regard to habitat loss and fragmentation, given the site is not located within or
adjoining any European sites, there is no risk of direct habitat loss impacts ere
is no potential for habitat fragmentation.

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

The applicant has noted that an Ecological Impact Assess C1A) supports this
AA Screening. Site flora and fauna assessments were e . No terrestrial
mammals or signs of mammals of conservation i ﬂ%re noted on site. No
protected flora was noted on site. No invasive cie noted on site.

r land to Natura 2000 sites and the
>®development. There is a direct

There is no direct pathway via surface watg
nearest Natura 2000 site is 1km from the progs
pathway to both SPA and SAC via grolwdwater.

Potential Impacts O

The River Shannon a erqus Estuaries SPA has been designated for the
protection of a ran tering bird species that feed primarily in coastal and

intertidal habitats: is located approx.1km west of the proposed development
site, and covﬁe)e arine section of the River Shannon, downstream of Limerick

city centre
; '%ectiviw with either the River Shannon and River Fergus Estuaries

% ace water as there are no watercourses within or draining from the site

1€ will be no discharge of surface water from the site to any watercourses.
Therefore, potential pathways via surface water are screened out of the assessment.
Pathways via air and land are also screened out due to the distances invoived.
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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11.9

The ETI submission refers to potential impacts on Whooper Swans at Bunlickey is
noted. No reference in the submission to the Cormorant (Ql for SPA). Having regard
to the distance from the site to Bunlickey, and the intervening developed urbanised
area between would mean that any disturbance is effectively masked, due both to
distance, lack of inter visibility and the intervening urban development.

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 atiribute d
targets for the various qualifying interests in the SAC. This SAC is located @

proposed development site at its closest point.

There is ho connectivity with the Lower River Shannon SAC via syrfalg waper as
there are no watercourses within or draining from the site and tge ill & no
discharge of surface water from the site to any watercourses P s via land and

air can be ruled out due to distances involved
The Screening submitted has identified connectiog via roawater and potential
pollution during the excavation, removal and treatrgnt of contaminated material.

Including the removal of the disused fuel stoge rom the development site
and any potential migration of any groundwat gon offsite to the SAC.

There is potential for effects due to igration of contaminated groundwater
offsite during construction of th %o development which could potentially

asts of the SAC.

cause impacts on the qualifying
The appropriate screerfin xnoted one potential route for ground water to reach

the SAC. Given th ct ature of the underlying bedrock, tother potential
hydrological lin isf. The link has been acknowledged and | am satisfied that
measures would address potential impacts via any of the
routes to the SAC. As such [ do not consider the absence of

The report concludes that further assessment of these potential impacts at Stage 2 of
the Appropriate Assessment process will be required in order to comprehensively
address potential impacts on the SAC. | would concur with this conclusion.

In Combination Effects
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11.10

The site is located in an urban environment. Construction on this site will create
localised light, dust and noise disturbance. There is therefore no potential for any in
combination effects to occur.

In-combination effects have been considered (see section 4.1.2 (Cumulative Effects
of submitted Assessment) and [ 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.

Screening Determination

Screening for Appropriate Assessment of the project, it hag beag c¥ricluded that the
potential for significant effects on one European Site, Jwer River Shannon SAC
(002165), as a result of the project individually or in_ coryDPatidn with other plans or
projects cannot be excluded in view of the Cons jon'OpJectives of that site, and

Appropriate Assessment is therefore required.

The possibility of significant effects on oth ean sites has been excluded on
the basis of objective information. The foll pean site have been screened
out for the need for appropriate ass ent, having regard to the conservation
objectives relating to the qualifyi and habitats related to these sites, due to
intervening distances, to interyeMgg uses and the absence of a hydrological or
other linkage between the ent and these European sites. In terms of SPAs
specifically, the habitat i
suitable for any of th

s River Sh ﬂ iver Fergus Estuaries SPA (Site Code 004077)
ded o

Measures int duce or avoid significant effects on European sites have not
been con inJne screening process for River Shannon and River Fergus
Estuari ite Code 004077)

s associated with nearby SPAs.

2 Appropriate Assessment
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I have read the NiS in conjunction with the 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. All of which | consider critical documents which contain
mitigation in relation to the removal of underground storage tanks, contaminated soil
and groundwater management, The NIS submitted with the application while light in
information refences other site specific documents which contained mitigation
measures. | note all the information in on file and therefore available for my
appropriate assessment.

This Stage 2 Assessment will consider whether or not the project wo

affect the integrity of the Lower River Shannon SAC (002165), eithg&i
combination with other plans and projects in view of the site's ¢
objectives.

tojthe Lower River
, removal and
e disused fuel storage

The submitted NIS lists that the main area of concern in rela
Shannon SAC relates to potential pollution during the e
treatment of contaminated material. Including the r va

tanks from the development site and any potenti igra¢ion of any groundwater
pollution offsite to the SAC.
Section 5.1.4 of the submitted NIS describe! fdgation measures to be

e proposed development to avoid adverse
detailed in the Soil Management Plan
Note: Water Environment Risk

Plan {Basement Construction Phase), Civil
Engineering Report, Con Menagement Plan and Construction and
Demolition Waste -@n o an submitted with the application. | have reviewed
these documents ap@sS€sSsedl them in this report.

implemented during the construction
effects on the SAC. Mitigation me

and Basement Construction, A /e
Assessment, Groundwater

The elements o pr likely to give rise to significant effects on Lower River
Shannon S thejexcavation, removal and treatment of contaminated material,
including iife e of the disused fuel storage tanks from the development site,
and a t igration of any groundwater pollution offsite to the SAC.

Ad sessment of the methodology for the removal of tanks, excavation,
removaNpf contaminated soil and the groundwater protection plan are set out in

section 10.8 of this report.

The Groundwater Management Plan (Basement Construction Phase) includes
measures to ensure that groundwater on the site and any potential contaminated
groundwater in the vicinity of the existing underground fuel storage tanks to be
removed is collected, treated (where required) and disposed of/discharged in a
manner that does not affect the integrity of the River Shannon SAC.

The mitigation measures proposed to avoid effects on groundwater are robust and
satisfactory.
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11.12 Potential Impacts

» The proposed development site is not within or adjacent to the SAC, so there
is no risk of direct impacts on habitats or species within the SAC.

¢ Potential Indirect Effects due to surface water pollution (construction phase) -
pollution-prevention measures will he employed during construction works, in
order to avoid or minimise the risk of impacts on the SAC.

¢ Potential Indirect Effects due potential pollution during the excavation, removal

fuel storage tanks from the development site and any potential
any groundwater pollution offsite to the SAC - pollution-preve
will be employed during construction works, in order to avojgor

risk of impacts on the SAC.
a%Centre in the Limerick
| be employed during the

ures are set out in the Soil

11.13 Potential In-Combination Effects

The proposed development site is currently zoned
City Development Plan. Pollution-prevention
construction of the proposed development. J&
Management Plan and Basement Construgt
Environment Risk Assessment, Groundwatchila
Construction Phase), Civil Engineering Report, Construction Management Plan and
Construction and Demolition Was ment Plan. Given the negligible
contribution of the proposed gevelp t to the wastewater discharge, | consider
that any potential for in-c Jeffects on water quality in the Lower River

Shannon can be excluggd. 4 combination effects have been considered and | am
satisfied that the pr. ' lopment in combination with other permitted
developments in hich in themselves have been screened in terms of AA,
would not be Rely to e a significant effect on any European site.

1.14 Evaluati

the proposed mitigation measures relating to the protection of

iter set out in the Soil Management Plan and Basement Construction, A
TechniCal Note: Water Environment Risk Assessment, Groundwater Management
Plan (Basement Construction Phase), Construction Management Plan and
Construction and Demolition Waste Management Plan are clearly described, are
reasonable, practical and enforceable. | am also satisfied that the measures outlined
fully address any potential impacts arising from the proposed development and that it
is reasonable to conclude on the basis of objective scientific information, that the
proposed development would not have an adverse effect on the Lower River
Shannon SAC (002165).
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11.15 Appropriate Assessment Conclusion

12.0

Having regard to the works proposed during construction, and subject to the
implementation of best practice construction methodologies and the proposed
mitigation measures, | consider it reasonable to conclude on the basis of the
information on the file, which | consider adequate in order to carry out a Stage 2
Appropriate Assessment, that the proposed development, individually or in
combination with other plans and projects would not adversely affect the integrity of
the European site 002165 (Lower River Shannon SAC) or any other Europeanage
in view of the sites Conservation Objectives. This conclusion is based on a.4g
assessment of all aspects of the proposed project and there is no reasg
scientific doubt as fo the absence of adverse effects.

Environmental Impact Assessment (EIA) Screeni

2001 (as amended) provides that mandatory EIA is pgq the foliowing classes
of development:

Class (10)(b) of Schedule 5 Part 2 of the Planning and E% t Regulations
ui

e Construction of more than 500 dwelli )

¢ Urban development which would invo a greater than 2 ha in the case
of a business district, 10 ha in tH&gase of other parts of a built-up area and 20
ha elsewhere. (In this parag iness district” means a district within a
city or town in which the -.-- omigant land use is retail or commercial use.)
) -

The proposed developmenigo of the demolition of existing vacant structures
and removal of 4 no. dis derground fuel storage tanks, construction of 30 no.
Build to Rent apartm : . student bedspaces in 68 apartments, 2 no.
ancillary retail uni lated site works on a site ¢. 0.77 ha. The site is located
within the admigfstrativéygrea of Limerick City and County Council and is within an
urban area. roppsed development is considered to be sub-threshold in terms

of EIAh to Schedule 5, Part 2, 10(b) (i) and (iv) of the Planning and
Devel ulations 2001 (as amended).
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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 significant
effects on the environment that could and should be the subject of environmental
impact assessment. The application is accompanied by an EIA Screening Report
which includes the information required under Schedule 7A of the Planning
Regulations. The Screening Assessment states that having regard to the criteria
specified in Schedule 7 of the Planning and Development Regulations, 2001; the
context and character of the site and the receiving environment; the nature, extent,
form and character of the proposed development; the characteristics of potepiig
impacts; that the proposal would not result in significant effects to the envjs @ f.
am satisfied that the submitted EIA Screening Report identifies and deghbe?

development on the environment.

The current proposal is an urban development project that in/the built-up
area but not in a business district. The proposal comprise gmolition of
existing vacant structures and removal of 4 no. disusedyund nd fuel storage
tanks, construction of 30 no. Build to Rent apartmepts, . student bedspaces in
68 apartments, 2 no. ancillary retail units and agsoclatedygite works on a stated site

below the applicable thresholds for EIA. Tk % lal use would be similar to the

predominant land uses in the area. The prigogeigevelopment would be located on
a brownfield site is an urban area. Thégite is not designated for the protection of a
landscape. The proposal include oval of disused underground fuel storage
tanks and contaminated soil. ed development is not likely to have a
significant adverse effect o @u a 2000 site. This has been demonstrated by
the submission of an Ap ri sessment Screening Report and Natura Impact

Assessment that con there will be no impacts upon the conservation

objectives of the N\’ 040 sites identified.
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The development would result in works on zoned lands. The proposed development
is a 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.
The former use of the site as a petrol station and garage is noted. The former yse

ill
not give rise to significant environmental impacts. The features and me
proposed by the applicant envisaged to avoid or prevent what might
significant effects on the environment, including measures identifie
proposed Construction and Demolition Waste Management Pl
Environment Risk Assessment, Construction Management

Refurbishment/Demolition Asbestos Survey (RDAS), URS rg Report, Sail
Management Plan and Basement Construction, Ground agement Plan
(Basement construction phase), Civil Engineering Acoustic and Design
Statement, Ecological Impact Assessment, AA d NIS are noted.

The various reports submitted with the appligatio

report) address a variety of environmental is 30 assess the impact of the
proposed development, in addition to ulativ€ impacts with regard to other
permitted development in proximity, ite, and demonstrate that, subject to the

had regard to the character@icSLile site, location of the proposed development

and types and charactesSt tential impacts. | have examined the sub criteria
having regard to the A information and all other submissions and | have
considered all inf

gement Plan Basement Construction.

. ndwater Management Plan (basement construction phase).
¢ Conservation Report (address potential impact on the ACA)

+ landscape Design Rationale Report

o Acoustic Design Statement

e Flood Risk Assessment

o URS Closure Report

» Construction & Demolition Waste Management Plan
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¢ Civil Engineering Report

¢ Construction Management Plan

e Student Accommodation Management Plan

¢ Build to Rent Accommodation Management Plan
« Building Life Cycle Report

o Traffic & Transport Assessment

In addition, noting the requirements of Section 299B (1)(b)(ii){I1)(C), whereby

Assessment Directive have been taken into account. A Flood
been submitted which was undertaken have regard to the E
Refurbishment/Demolition Asbestos Survey (RDAS) has itted which was
undertaken having regard to the EU Directive 2009/148EC ure to Asbestos, A
Building Life Cycle Report has been submitted withghe ion and proposal to
be complied with to achieve an A3 BER rating, t prthe EU Energy
Performance of Buildings Directive and require t fop Near Zero Energy Buildings.
An AA Screening Report and NIS in suppo @ itats Directive (92/43/EEC)
and the Birds Directive (2009/147/EC) has\gefMbmitted with the application. A
Preliminary Construction & Demoliti aste Management Plan has been submitted
which was undertaken having re EC Waste Directive Regulations 2011.
Student Accommodation and gt nt Accommodation Management Plans have
been submitted which was u @

having regard to the EU (Household Food
Waste and Bio-Waste) R |atese, 2015. | have also had regard to the SEA carried
out in relation to the u@. t plans pertaining to the area, the current City
Development Pla

The EIA scre sment prepared by the applicant has, under the relevant
themed headifgs, considered the implications and interactions between these

e proposed development, and as outlined in the report states
ent would not be likely to have significant effects on the

| have completed an EIA Screening Determination as set out in Appendix 2 of this
report. That form should be read in conjunction with this section 12.

ABP-315273-22 Inspector’s Report Page 116 of 144



13.0

14.0

| consider that the location of the proposed development and the environmental
sensitivity of the geographical area would not justify a conclusion that it would be
likely to have significant effects on the environment. The proposed development
does not have the potential to have effects the impact of which would be rendered
significant by its extent, magnitude, complexity, probability, duration, frequency or
reversibility. In these circumstances, the application of the criteria in Schedule 7 to
the 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 th
application.

| am overall satisfied that the information required under Section 299 of
the Planning and Development Regulations 2001 (as amended) h

submitted.

A Screening Determination should be issued confirming that s 410 requirement
for an EIAR based on the above considerations.

Recommendation Z

For the reasons outlined above, | consider thg Moroposal is in compliance with the
proper planning and sustainable developmeriig (th®drea and | recommend that
permission is GRANTED, under sectiog %4) of the Act subject to conditions set out
below.

Reasons and Consid@

Having regard to the fo{louimg:

(a) the site’s Io@ Limerick city, within an emerging built-up area, in close

proximity exiati ubjic transport infrastructure and accessible to the inner city,
{b) the pr , of the Limerick Development Plan 2022-2028 including the zoning
objecj entre ““To protect and provide local centre facilities to serve the

ne existing neighbourhoods and residential areas”.

(c) the pMximity to the main campus of Mary Immaculate College and centres of
employment

(d) the policies and objectives set out in the Limerick Development Plan 2022-2028

(e) the Rebuilding Ireland Action Plan for Housing and Homelessness, (Government
of Ireland, 2016},

(f) Housing for All = A New Housing Plan for Ireland (2021)
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15.0

(9) the Design Manual for Urban Roads and Streets (DMURS) issued by the
Department of Transport, Tourism and Sport and the Department of the
Environment, Community and Local Government in March, 2013

(h) the Guidelines for Planning Authorities on Sustainable Residential Development
in Urban Areas, 2009

(i) the Guidelines for Planning Authorities on Sustainable Urban Housing: Design
Standards for New Apartments, 2020

(j) the Planning System and Flood Risk Management (including the associated
Technical Appendices), 2009

(k) Urban Development and Building Heights, Guidelines for Planning
2018

() National Student Accommodation Strategy (2017),
(m) the nature, scale and design of the proposed development
(n) the availability in the area of a wide range of social, corfmugs d transport

infrastructure,
(0) the pattern of existing and permitted developmegt i%a,

(p) the planning history within the area,

(q) the submissions and observations receivag:

(r) the report of the Chief Executive and as :
(s) the report of the Inspector and th bmissions and observations received,

It is considered that, subject tg/€8

proposed development wouyld %
of the area or of propert & Weihity, would respect the existing character of the
area, would constitutefan able residential density for this location, would be

acceptable in ter
be acceptable j

Irapce with the conditions set out below, the
iously injure the residential or visual amenities

Q

edestrian and traffic safety and convenience. The
ouid, therefore, be in accordance with the proper planning
lopment of the area.

Plannifig and Development Acts 2000 to 2022

Planning Authority: Limerick City and County Council

Application for permission under section 4 of the Planning and Development
(Housing) and Residential Tenancies Act 2016, in accordance with plans and
particulars, lodged with An Bord Pleanala on the 30t day of April 2021 by
Cloncaragh Investments Limited care of RW Nolan and associated, 37 Lower Baggot
Street, Dublin 2.
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Proposed Development:

The proposed development consists of a 0.77ha area at the junction of Punches
Cross, between Ballinacurra Road to the South West and Rosbrien Road to the
North East to include;

(A) Demolition of an existing vacant derelict structures including basement area of
approx. 1,000mz2

Gym, Cinema/Games room, reception and social areas of 7{Sagagt Yound and first
floor; Two ancillary retail units of 105.6m2 and 99m2 and 54 st apartments in
arrangement of 3,4,5,and 6 bedroom configurations. Qv a of building A is
9,028m2 .

(C) A rear courtyard building ranging in heigjt frot oreys plus penthouse fo
seven storeys, containing 14 student apart % pbedroom configuration; also
including 30 build-to rent apartments liows — 10 no one bedroom apartments, 18
no. two bedroom apartments and bedroom apartments. Overall area of

building B is 5,330m2 . Q
(D) A basement level confai al activity rooms suitable for yoga, aerobics and
general social use, laugdniggaciPi€s, a total of 76 car spaces, designated for
apartments, staff a bicycle storage areas for 326 bicycles for students,
r
an

and 50 bicycles tored for apartments, ancillary refuse and maintenance
itch rooms and water storage tanks. Overall area of
basement .

(E) Afcilla rtyard gardens of 1,486m2 , including 48 further surface bicycle
spaces gerve as amenity for the student apartments and a separate rear
courtyard garden of 450m2 to serve as amenity for the build-to-rent apartments

development, with feature landscaping.

(F) Vehicular access and egress onto Ballinacurra Road and Rosbrien Road in a
strict controlled oneway arrangement fo suit existing traffic flows.
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(G) Building boundary set back along Rosbrien Road to provide additional traffic
lane for public use, and footpath for public use. Building also set back at corner of
Punches Cross to provide mini public plaza and provision for future public
subscription bicycle stands.

The total number of student apartments proposed is 68 containing 318 bedspaces.
The total number of build-to-rent apartments is 30, containing 104 bedspaces.
Overall building area at or above ground level is 14,358m2 .

The application is accompanied by a Natura Impact Statement Q
Decision @

GRANT permission for the above proposed development in n ith the said
plans and particulars based on the reasons and consideratin and subject to
the conditions set out below.

Matters Considered Z

atters to which, by virtue of the
S de thereunder, it was required

In making its decision, the Bord had regardg
Planning and Development Acts and Regu
to have regard. Such matters includeddgny suB
by it in accordance with statutory

Reasons and Consid

In coming to its decisi d had regard to the following:

imerick city, within an emerging built-up area, in close

(d) the policies and objectives set out in the Limerick Development Plan 2022-2028

(e) the Rebuilding Ireland Action Plan for Housing and Homelessness, (Government
of Ireland, 2018),

(f) Housing for All - A New Housing Plan for Ireland (2021)

(g) the Design Manual for Urban Roads and Streets (DMURS) issued by the
Department of Transport, Tourism and Sport and the Department of the
Environment, Community and Local Government in March, 2013

ABP-315273-22 Inspector’'s Report Page 120 of 144



(h) the Guidelines for Planning Authorities on Sustainable Residential Development
in Urban Areas, 2009

(i) the Guidelines for Planning Authorities on Sustainable Urban Housing: Design
Standards for New Apartments, 2020

(i) the Planning System and Flood Risk Management (including the associated
Technical Appendices), 2009

(k) Urban Development and Building Heights, Guidelines for Planning Authorities,
2018

() National Student Accommodation Strategy (2017),
(m) the nature, scale and design of the proposed development,

(n) the availability in the area of a wide range of social, community a P
infrastructure,

{0) the pattern of existing and permitted development in the a

(p) the planning history within the area,

(q) the submissions and chservations received, and

(r) the report of the Chief Executive and associated apreniices

(s) the report of the Inspector and the submissj d ghservations received,

The Board considered that, subject to compl the conditions set out below,
the proposed development would not seNgusly injure the residential or visual
amenities of the area or of propert inity, would respect the existing

character of the area and the a i heritage of the site, would constitute an
acceptable residential den
igh

suburban location, would be acceptable in
terms of urban design, h nd guantum of development and would be acceptable
in terms of pedestrian ¢n isafety and convenience. The proposed
development would/gerefors, be in accordance with the proper planning and
the area.

ssment Screening

ofpleted an Appropriate Assessment screening exercise in relation to
al effects of the proposed development on designated European Sites,
taking info account the nature, scale and location of the proposed development
within a zoned and serviced urban area, the Appropriate Assessment Screening
document submitted with the application, the Inspector’s report, and submissions on
file. In completing the screening exercise, the Board adopted the report of the
Inspector and concluded that, by itself or in combination with other development in
the vicinity, the proposed development would not be likely to have a significant effect
on any European Site in view of the conservation objectives of such sites, other than
the Lower River Shannon Special Area of Conservation (Site Code: 002165) which is
a European Site for which there is a likelihood of significant effects.
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Appropriate Assessment

The Board considered the Natura Impact Statement and all other relevant
submissions and carried out an Appropriate Assessment of the implications of the
proposed development for the nearby Lower River Shannon Special Area of
Conservation (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 icu e
following:

(a) the likely direct and indirect impacts arising from the proposgd defe! ent both
individually or in combination with other plans or projects,

(b} the mitigation measures which are included as part of t proposal, and

(c) the conservation objectives for the European Sites.
In completing the Appropriate Assessment, the Board a d and adopted the
Appropriate Assessment cairied out in the Inspeetors repsrt in respect of the
potential effects of the proposed development orihe gforementioned European Site,
having regard to the site’s conservation objectiVgs. 1 overall conclusion, the Board
was satisfied that the proposed develo *% elf or in combination with other
plans or projects, would not adverself&gffect the integrity of European Sites in view of
the sites’ conservation objectives A clusion is based on a complete

assessment of all aspects of thewwgo d project and there is no reasonable
scientific doubt as to the abs¢ @ adverse effects.

Environmental Ir% sessment Screening
Sy

The Board co environmental impact assessment screening of the
proposed devilopmént and considered that the Environmental Impact Assessment

Screeni bmitted by the applicant, identifies and describes adequately the
direct_in econdary, and cumulative effects of the proposed development on
th nt.

Having’regard to: -
{(a) the nature and scale of the proposed development, which is below the threshold

in respect of Class 10(i} and (iv) of Part 2 of Schedule 5 of the Planning and
Development Regulations 2001, as amended,

ABP-315273-22 Inspector’s Report Page 122 of 144



(b) the location of the site on fands zoned “To protect and provide local centre
facilities to serve the needs of new/existing neighbourhoods and residential areas”
where residential development is permitted in principle and the results of the
Strategic Environmental Assessment of the Plan;

(c) The existing use on the site and patiern of development in surrounding area;
(d) The planning history relating to the site

(e) The availability of mains water and wastewater services to serve the proposed
development,

(f) the location of the development outside of any sensitive location specified i
article 299(C)(1)(v) of the Planning and Development Regulations 2001 (as
amended)

(g) The guidance set out in the “Environmental Impact Assessment ce
for Consent Authorities regarding Sub-threshold Development”, iss

Department of the Environment, Heritage and Local Governme

(h) The criteria set out in Schedule 7 of the Planning and Dete Regulations

2001 (as amended), and
(i) The features and measures proposed by applicant e e to avoid or prevent
what might otherwise be significant effects on the eonigent, including measures
identified in the Construction and Demolition Wi Mahadgement Plan (CDWMP),
Waster Environment Risk Assessment, Consiregi agement Plan,
Refurbishment/Demolition Asbestos Survey .« Closure Report, Soil
Management Plan and Basement ConslructioMs&folndwater Management Plan
{(Basement construction phase) and Wil Engineering Report,

It is considered that the propol pment would not be likely to have significant
effects on the environment matiie preparation and submission of an

environmental impact report would not therefore be required.

Conclusions r Planning and Sustainable Development

that, subject to compliance with the conditions set out below,
lopment would constitute an acceptable residential density, would
ifjure the residential or visual amenities of the area or of property in the
dld be acceptable in terms of urban design, height and quantum of
developrfient and would be acceptable in terms of traffic and pedestrian safety and
convenience. The proposed development would, therefore, be in accordance with the
proper planning and sustainable development of the area.

Conditions
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The proposed development shall be carried out and completed in accordance with
the plans and particulars lodged with the application, except as may otherwise be
required in order to comply with the following conditions. Where such conditions
require details to be agreed with the planning authority, the developer shall agree
such details in writing with the planning authority prior to commencement of
development, or as otherwise stipulated by conditions hereunder, and the proposed
development shall be carried out and completed in accordance with the agreed
particulars. In default of agreement the matter(s) in dispute shall be referred to An
Bord Pleanala for determination.

Reason: In the interest of clarity.

where otherwise required by conditions attach thig permission.

Reason: In the interest of protecting the e@wt and in the interest of public

healih.

(a) The 68 student accommoga
shall only be occupied as gtuie
of student accommodatj
Development (HousigQ)

rtments (318 bedspaces) hereby permitted
mmodation, in accordance with the definition
¥el under section 13(d) of the Planning and
idential Tenancies Act 20186, and shall not be used

for any other purpage Withojit a prior grant of planning permission for change of use.

Reasdn: In the interest of residential amenity and to limit the scope of the proposed
development to that for which the application was made.

The student accommodation element of the proposed development shall be
implemented as follows:

ABP-315273-22 Inspector's Report Page 124 of 144



(a) The student accommodation and complex shall be operated and managed in
accordance with the measures identified in a finalised Student Accommodation
Management Plan which shall be submitted to and agreed in writing with the
planning authority prior to first occupation of the development.

(b) Student Housing Units shall not be amalgamated or combined.

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

The 30 no. build to rent units hereby permitted shall operate in accordgficg with’ e
definition of Build-to-Rent developments as set out in the Sustaina
Housing: Design Standards for New Apartments, Guidelines for thorities
(December 2020) and be used for long term rentals only. No i
development shall be used for short term lettings.

Reason: In the interest of the proper planning and taWevelopment of the
area and in the inferest of clarity

Prior to the commencement of development
consent of the planning authority, detai
which confirms that the development he
operated by an institutional entity for

y permitted shall remain owned and

um period of not less than 15 years and
where no individual residential e sold separately for that period. The
period of 15 years shall be % of occupation of the first residential unit

within the scheme.
Reason: In the in %Jper planning and sustainable development of the area.

Prior to expita}i®g of the 15-year period referred to in the covenant, the owner shall
submit fi itten agreement of the planning authority, ownership details and
man ctures proposed for the continued operation of the entire

de t as a Build-to-Rent scheme. Any proposed amendment or deviation
from th ild-to-Rent model as authorised in this permission shall be subject to a

separate planning application.

Reason: In the interests of orderly development and clarity.
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10.

11.

12.

Details of the materials, colours and textures of all the external finishes to the
proposed dwellings/buildings shall be as submitted with the application, unless
otherwise agreed in writing with, the planning authority/An Bord Pleanala prior to
commencement of development. In default of agreement the matter(s) in dispute
shall be referred to An Bord Pleanala for determination.

Reason: In the interest of visual amenity.

Details of shopfronts shall be submitted to, and agreed in writing with, the planning
authority prior to the commencement of development.

Reason: In the interest of visual amenity and to protect the historic t@;he

area.

No external security shutters shall be erected on any of the, premises
unless authorised by a further grant of planning permission? afs‘of all internal

shutters shall be submitted to, and agreed in writing wi e ning authority prior
to commencement of development.

Reason: In the interest of visual amenity

No advertisement or advertisement s
drawings submitted with the application\shall be erected or displayed on the building

manner as to be visible from outside the
rant of planning permission.

signage shall pe ed to, and agreed in writing with, the planning authority prior
development. Thereafter, all signs, and apartment numbers,
shall b ' in accordance with the agreed scheme. The proposed name(s)
sha|l A7 on local historical or topographical features, or other alternatives

k to the planning authority. No advertisements/marketing signage relating
to the Npfne(s) of the development shall be erected until the developer has obtained
the planning auihority’s written agreement to the proposed name(s).

Reason: In the intere%% amenity.
Proposals for th % ent name, apartment numbering scheme and associated
su
t

Reason: In the interest of urban legibility and to ensure the use of locally appropriate
placenames for new residential areas.
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13. (a) The communal open spaces, including hard and soft fandscaping, car parking
areas and access ways, communal refuse/bin storage, and all areas not intended to
be taken in charge by the local authority, shall be maintained by a legally constituted
management company.

(b) Details of the management company contract, and drawings/particulars
describing the parts of the development for which the company would have
responsibility, shail be submitted to, and agreed in writing with, the planning authority
before any of the residential units are made available for occupation.

Reason: To provide for the satisfactory future maintenance of this deve, e
the interest of residential amenity.

14. The following requirements in terms of traffic, transportation a ilitwshall be
incorporated, and where required revised drawings/reports ; mpliance with

these requirements shall be submitted to and agreed in ygitingit# the planning
authority prior to commencement of development: v

(a) Prior to the commencement of developme jsed basement carpark layout
with a maximum of 50 no. car parking spa be submitted.

(b) The roads and traffic arrangements siving the site, including road

improvements, signage, shall be in ce with the detailed requirements of the
planning authority for such wor, shall be carried out at the developer’s
expense.

(¢) The materials us ds / footpaths provided by the developer shall
comply with the d ards of the planning authority for such road works.

(d) All work lickoads/footpaths shall be completed to the satisfaction of the
planning ri

(f) 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
recornmendations contained in the audit.

ABP-315273-22 Inspector’s Report Page 127 of 144




(9} A detailed construction traffic management plan shall be submitted to, and agreed
in writing with, the planning authority prior to commencement of development. The
plan shall include details of arrangements for routes for construction traffic, parking
during the construction phase, the location of the compound for storage of plant and
machinery and the location for storage of deliveries to the site.

(h) The applicant shall submit a Car Park Management Plan and details of car
parking design, layout and management to the planning authority for agreement in
writing prior to the commencement of development. In default of agreemen
matter(s) in dispute shall be referred to An Board Pleanala for determina

Reason: In the interests of traffic, cyclist and pedestrian safety and jo pi¥et
residential amenity

15. A minimum of 10% of all car parking spaces should be pro\g ith EV charging

16.

17.

facilitating the installation of EV charging points/stagion ter date. Where
proposals relating to the installation of EV ducti chptging stations/points has
not been submitted with the application, in acco ith the above noted
requirements, the development shall submfi proposals shall be submitted and
agreed in writing with the Planning AuthoritoloMe the occupation of the
development.

stations/points, and ducting shall be provided for all re% r parking spaces

Reason: To provide for andin@e of the development such as would facilitate

the use of Electric Vehicles.
A total of 376 no. sefur Xy(e parking spaces shall be provided within the

development. Desi§ aile for the cycle spaces shall be submitted to, and agreed
in writing with p g authority prior to commencement of development.

—

ReasongTge that adequate bicycle parking provision is available to serve the
velopment, in the interest of sustainable transportation.

occupation of the development, a Mobility Management Strategy shall be
submitted to 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.
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18.

19.

20.

21.

Prior to commencement of the development, details of all areas of boundary
treatment, play equipment and planting, shall be submitted to, and approved, by the
planning authority. Boundaries and areas of communal open space shown on the
lodged plans shall be landscaped in accordance with the landscape scheme
submitted to An Bord Pleanala with this application, unless otherwise agreed in
writing with the planning authority. The landscape scheme shall be implemented fully
in the first planting season following completion of the development, and any trees or
shrubs which die or are removed within 3 years of planting shall be replaced in the
first planting season thereafter. This work shall be completed before any of the
dwellings are made available for occupation. Access to green roof areas shal

strictly prohibited unless for maintenance purposes.

Reason: In order to ensure the satisfactory development of the puy p pace
areas, and their continued use for this purpose.

ach lighting shall be
any residential unit. Reason:

commencement of development/installation of i

provided prior to the making available for ocglp2¥gn
In the interests of amenity and public safety. ®

a) The applicant shall sign 2 % tidn agreement with Irish Water prior to any
works commencing a ng to the Irish Water network.

b) No stormwater fr lopment shall enters into the Irish Water Network.

c) All developmefMs t carried out in compliance with trish Water Standards
codes andgprattic

sals by the applicant to build over or divert existing water or
services subsequently occurs the applicant shall submit details to

Reason?1n the interest of public health

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.
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22,

23.

24.

25.

206.

All service cables associated with the proposed development (such as electrical,
telecommunications and communal television) shall be located underground. Any
relocation of utility infrastructure shall be agreed with the relevant utility provider.
Ducting shall be provided by the developer to facilitate the provision of broadband
infrastructure within the proposed development. Reason: In the interests of visual
and residential amenity.

Drainage arrangements including the disposal of surface water, shall comply with the
requirements of the planning authority for such works and services.

Reason: In the interest of public health and surface water manageme

The construction of the development shall be managed in accor
Construction Management Plan, which shall be submitted to, in writing
with the planning authority prior to commencement of dev his plan shall
provide, inter alia: details and location of proposed constru®®0n gompounds, details
of intended construction practice for the development, irY hours of working,
noise and dust management measures, details of €xan nts for routes for
construction traffic, parking during the constru phasd, and off-site disposal of

construction/demolition waste. @

Reason: In the interests of public safgty and®®sidential amenity.

hall be carried out only between the hours of
0800 to 1900 Mondays to Frif§ cldsive, between 0800 to 1400 hours on
Saturdays and not at all and public holidays. Deviation from these times

will only be allowed i e al circumstances where prior written approval has
been received frongt arining authority.

Site development and building,

Reason: In o@s eguard the residential amenities of property in the vicinity.

Constrdc demolition waste shall be managed in accordance with a
Co ioip¥Vaste and Demolition Management Plan, which shall be submitted to,
an d in writing with, the planning authority prior to commencement of

devel ent. This plan shall be prepared in accordance with the “Best Practice
Guidelines on the Preparation of Waste Management Plans for Construction and
Demolition Projects”, published by the Department of the Environment, Heritage and
Local Government in July 2006. 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.
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27.

30.

Reason: In the interest of sustainable waste management.

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

Reason: To provide for the appropriate management of waste and, in parti
recyclable materials, in the interest of protecting the environment.

The developer shall facilitate the preservation, recording and projgcti
archaeological materials or features that may exist within the s
developer shall —

egard, the

(a) notify the planning authority in writing at least fo we%(or to the

commencement of any site operation (including hgdroldgick and geotechnical

investigations) relating to the proposed devel
(b) employ a suitably qualified archaeol gistmitor al site investigations and

other excavation works,

(c) should archaeological matefial C&folfid during the course of archaeological

monitoring, all work which affegt that material will cease pending agreement

with the National Monu tsQervice of the Department of Culture, Heritage and the
with,

Gaeltacht to how it is,t
(d) all archaeol gicbsits/features, within the area where groundworks will

regorded during previous test excavations, shall be fully
anned, photographed and excavated by a suitably qualified
necessary licences or consents under the National Monuments
014 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.
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31.

32.

33.

Reason: In order to conserve the archaeological heritage of the site and to secure
the preservation and protection (in situ or by record) of any remains that may exist
within the site

Prior to commencement of development, the applicant or other person with an
interest in the land to which the application relates shall enter into an agreement in
writing with the planning authority in relation to the provision of housing in
accordance with the requirements of section 94(4) and section 96(2) and (3) (Part V)

date of this order, the matter in dispute (other than a matter to whi
applies) may be referred by the planning authority or any other pro
the agreement to An Bord Pleanala for determination.

Reason: To comply with the requirements of Part V ofghe Plagping and
Development Act 2000, as amended, and of the hogsin gy in the development
plan of the area.

Prior to commencement of development, t & loper shall lodge with the planning
authority a cash deposit, a bond of an insufgde Manpany, or other security to
secure the provision and satisfactory pletion of roads, footpaths, watermains,
drains, open space and other se ired in connection with the development,
coupled with an agreement enrTBgye the local authority to apply such security or
part thereof to the satisfac e lon of any part of the development. The form
and amount of the secuyi dimee’ as agreed between the planning authority and

the developer or, in @l reement, shall be referred to An Bord Pleanala for
determination.

The de er gnhall pay to the Planning Authority a financial contribution in respect
frAstructure and facilities benefiting development in the area of the
Authority that is provided or intended to be provided by or on behalf of the
authorily 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 of the
Scheme.

ABP-315273-22 Inspector's Report Page 132 of 144



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

the permission.

L). M’ oaeol' 54 .
Daire McDevitt
Senior Planning Inspector

9t February 2023 Q
Appendix 1 List of Documentation submitted. 2@

Appendix 2 EIA Screening Determination Form

O
&
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Appendix 1 List of Documentation submitted.
Documents submitted include inter alia:

* SHD Application Form

e Cover Letter to ABP

¢ Site Notice

* Newspaper Notice — Limerick Leader

e Cover Letter to Limerick City & County Council
¢ Cover Letter to Prescribed Bodies (x9)

¢ Planning Repott and Statement of Consistency
s Statement of Response

e EIA Screening Report

+ Student Demand and Concentration Report

* Build to Rent Accommodation Management Pian

¢ Student Management Plan
» 5247 Pre Application Consultation Report (M{nutdgfrdm meeting with LCCC
for this application and also the previou plicatiol are included)

s Letter of Consent LCCC
e Developer's Covenant %
» Letter of Support from Mary Imgracu ge

» Architecture Report and Ur ign Statement

o Computer Generated Image otomontage
o Compliance Schedule ntial Amenity

o Materials and Fini ,

e Accommodatio and Matrix

llght/Daylight Analysis Report

* Shadow Ca
» Schedulegf Agh ure Drawings
. Architesture ir ings

X VV Confirmation Letter

pandscape Design Rationale Report and Landscape Specification
» Schedule of Landscape Drawings

¢ landscape Drawings

¢ Conservation Report

« Building Lifecycle Report and Site Lighting Layout

» Civil Engineering Report

» Construction and Demolition Waste Management Plan

¢ Construction Management Plan

» Schedule of Engineering Drawings
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e Engineering Drawings

o Traffic and Transport Assessment

+ Road Safety Audit Stage 1

+ Confirmation of Feasibility Statement from Irish Water
e Statement of Design Acceptance from Irish Water

e Flood Risk Assessment

» Acoustic Design Statement

e Appendix to Acoustic Design Statement

¢ Greenparks Former PFS Closure Report

o AA Screening Report and Natura Impact Statement ’Q
« Ecological Impact Assessment Report (EclA)
s Soil Management Plan and Basement Construction

P ),

e A Technical Note: Water Environment Risk Assessment
e Groundwater Management Plan (Basement Construcj

Nag
&

Q)
o’é’\'
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No real likelihood of signifi
environment. A

EIAR Not Required

Real likelihood of significant effec!

Having regard to: -
Development Regulations 2001, as amended,

neighbourhoods and residential areas”.

and the results of the Strategic Environmental Assessment of the Plan;

{c) The existing use on the site and pattern of development in surrounding ar
(d) The planning history relating to the site

(e) The availability of mains water and wastewater services to serve the proposed deiopmepit,

(g) The guidance set out in the “Environmental Impact Assessment (EIA} Guidance for
Depariment of the Environment, Heritage and Local Government {2003),

{(h} The criteria set out in Schedule 7 of the Planning and Development Regulations 2001 (as afffen
(i} The features and measures proposed by applicant envisaged to avoid or prevent what might o

Refurbishment/Demolition Asbestos Survey (RDAS), Closure Report, Soil Management Plan and Base
construction phase) and the Civil Engineering Report,

It is considered that the proposed development would not be likely to have significant effects on the environme
environmental impact assessment report would not therefore be required.

(a) the nature and scale of the proposed development, which js#elow e shold in respect of Class 10(i) and (iv) of Part 2 of Schedule 5 of the Planning and

{b) the location of the site on lands zoned “Local Centres with an $hie protect and provide local centre facilities to serve the needs of new/existing

(f) the location of the development outside of any sensitive location specified in article R99(Q#1)Mof the Planning and Development Regulations 2001 {as amended)
ities regarding Sub-threshold Development”, issued by the

ignificant effects on the environment, including measures
identified in the Construction and Demolition Waste Management Plan (CDWMP), Waster Environm isk Asgessment, Construction Management Plan,

tion, Groundwater Management Plan (Basement

preparation and submission of an

D.I .Qo.u_.sy tolzlzs
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Daire Mc Devitt, Date
Senior Planning Inspector
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