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PART 1 - NON TECHNICAL SUMMARY 

Chapter 1 ς Introduction 

¢Ƙƛǎ 9ƴǾƛǊƻƴƳŜƴǘŀƭ LƳǇŀŎǘ !ǎǎŜǎǎƳŜƴǘ wŜǇƻǊǘ όΨ9L!wΩύ Ƙŀǎ ōŜŜƴ ǇǊŜǇŀǊŜŘ ōȅ w² bƻǿƭŀƴ ŀƴŘ 

Associates on behalf of Revington Developments Ltd., who intend to apply to An Bord Pleanála (ABP) 

under the Planning and Development Act 2000 (as amended by the Residential Tenancies Act 2016) 

for a strategic housing scheme located at Canal Bank, Pa Healy Road, Co. Limerick. The application is 

being made under the Strategic Housing Provisions of the Planning and Development (Housing) and 

Residential Tenancies Act, 2016.  

The Proposed Development  

The applicant, Revington Developments Ltd., is seeking a ten year permission for development of a 

mixed-use development of build-to-rent apartments, student apartments incorporating common 

areas, café and 3no retail units, creche and management facilities building, and dwelling houses at 

Canal Bank, Pa Healy Road, Limerick. The development will consist of a 4ha area bounded by City Canal 

to the north, Pa Healy Road to the south and Park Road to the east, Canal Bank, Limerick;  

A. Demolition of existing 530m2 warehouse building on site.  

B. Block 1 ς Student accommodation building of 8,238m2 stepped from three to six storeys, 

with ground floor café of 144.60m2 and 3 no. retail units facing onto Pa Healy road of 86.59m2 

each, with 9 no. two bedroom, 37 no. three bedroom, and 15 no. four bedroom student 

apartments, totalling 189 bed spaces, ancillary laundry, refuse and enclosed communal 

courtyard with landscaping and bicycle storage;  

C. Block 2 - A residential apartment building of 6,013.25m2 with eight storeys and two 

penthouse storeys, total ten storeys containing 10 no. studio, 1 no. one bedroom and 52 no. 

two-bedroom apartments;  

D. Block 3 ς A residential apartment building of 8,107.10m2 with six storeys and two 

penthouse storeys, total eight storeys containing 16 no. studio, 10 no. one bedroom, and 62 

no. two-bedroom apartments;  

E. Block 4 ς A residential apartment building of 3,869.18m2 with six storeys and one penthouse 

storey, total seven storeys containing 7 no. studio, 13 no. one bedroom and 25 no. two-

bedroom apartments;  
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F. Block 5 ς A residential apartment building of 5,849.40m2 with six storey and one penthouse 

storey total seven storeys containing 14 no. studio, 16 no. one bedroom and 36 no. two-

bedroom apartments;  

G. Block 6 a residential apartment building of 3,869.18m2 with six storeys and one penthouse 

storey, total seven storeys containing 7 no. studio, 13 no. one bedroom and 25 no. two-

bedroom apartments;  

H. Block 7 a residential apartment building of 4,962m2 with five storeys and one penthouse 

storey, total six storeys containing 12 no. studio, 14 no. one bedroom and 30 no. two-bedroom 

apartments;  

I. Community facilities building of 1,336.90m2 and three storeys with creche, café, 

management offices and common accommodation for use by apartment dwellers;  

J. 18 no. Executive Houses ς Consisting of 2 no. detached four-bedroom houses of 194.62m2 

each and 16 no. terraced four-bedroom houses of 177.82m2 each, with off street parking to 

front separate from communal parking;  

K. 149 Car parking spaces throughout the development and 420 secured bicycle parking spaces 

throughout the development;  

L. Ancillary works comprising; new vehicular entrances onto Pa Healy Road, pedestrian and 

cycle links to Pa Healy road, Park road and City Canal, bin storage for all developments adjacent 

to all entrances, New public park of 0.5ha along city canal, communal open space and 

communal roof gardens for all apartments, all ancillary drainage, civil and landscape works, 

public lighting within estate and Electricity Sub-station to rear of Block 1.  

The total number of units is as follows;  

Build to rent apartments - 363 (66x studio, 67x one bedroom, 230x two bedroom); Student apartments 

- 61 (9x two-bedroom, 37x three bedroom and 15x four bedroom, totalling 189 student bed spaces); 

18 Dwelling houses.  

Overall total of residential units is 442. Overall Gross floor area of development proposed is 

45,478.65m2 on a site of circa 4ha.  

A Natura Impact Statement (NIS) and Environmental Impact Assessment Report (EIAR) have been 

prepared in respect of the proposed development. 
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Legislative Context  

The relevant classes/scales of development that normally require Environmental Impact Assessment 

(EIA) are set out in Schedule 5 (Part 2) of the Planning and Development Regulations 2001, as amended. 

Section 172 of the Planning & Development Act 2000, as amended, provides the legislative basis for 

mandatory EIA. 

The proposed residential development does not exceed the criteria as set out to determine the need 

for a mandatory EIA. However, section 172 of the Planning & Development Act 2000, as amended, also 

sets out the basis for EIA for developments which do not equal or exceed, the relevant quantity, area 

ƻǊ ƻǘƘŜǊ ƭƛƳƛǘ ǎǇŜŎƛŦƛŜŘ ƛƴ tŀǊǘ н ƻŦ {ŎƘŜŘǳƭŜ рΣ ƛΦŜΦΣ άǎǳō-ǘƘǊŜǎƘƻƭŘ ŘŜǾŜƭƻǇƳŜƴǘέΦ ¢ƘǳǎΣ ŀƴ 9L! ƛǎ 

required where subthreshold development is likely to have significant effects on the environment and 

therefore should be subject to EIA. 

It was deemed prudent to undertake an EIAR in relation to the subject development to ensure that the 

proposal would not negatively impact on the environment. 

EIA Guidance  

¢ƘŜ 9ƴǾƛǊƻƴƳŜƴǘŀƭ tǊƻǘŜŎǘƛƻƴ !ƎŜƴŎȅ ό9t!ύ ǇǳōƭƛǎƘŜŘ ƛǘǎ Ψ5ǊŀŦǘ DǳƛŘŜƭƛƴŜǎ ƻƴ ǘƘŜ LƴŦƻǊƳŀǘƛƻƴ ǘƻ ōŜ 

/ƻƴǘŀƛƴŜŘ ƛƴ 9ƴǾƛǊƻƴƳŜƴǘŀƭ LƳǇŀŎǘ !ǎǎŜǎǎƳŜƴǘ wŜǇƻǊǘǎΩ ό9t!Σ !ǳƎǳǎǘ нлмтύΣ ŀƴŘ ǘƘŜǎŜ ŘǊŀŦǘ 

guidelines have been used in the compiling of this EIAR.  

Lƴ ǇǊŜǇŀǊƛƴƎ ǘƘƛǎ 9L!w ǊŜƎŀǊŘ Ƙŀǎ ŀƭǎƻ ōŜŜƴ ǘŀƪŜƴ ƻŦ ǘƘŜ ǇǊƻǾƛǎƛƻƴǎ ƻŦ ǘƘŜ ΨDǳƛŘŜƭƛƴŜǎ ŦƻǊ tƭŀƴƴƛƴƎ 

!ǳǘƘƻǊƛǘƛŜǎ ŀƴŘ !ƴ .ƻǊŘ tƭŜŀƴłƭŀ ƻƴ /ŀǊǊȅƛƴƎ ƻǳǘ 9ƴǾƛǊƻƴƳŜƴǘŀƭ LƳǇŀŎǘ !ǎǎŜǎǎƳŜƴǘΩΣ ǇǳōƭƛǎƘŜŘ ōȅ ǘƘŜ 

Department of Housing, Planning and Local Government (DHPLG) in August 2018 to the extent these 

guidelines are relevant having regard to the enactment of the revised EIA Directive.  

The European Commission also published a number of guidance documents in December 2017 in 

relation to Environmental Impact Assessment of Projects (Directive 2011/92/EU as amended by 

нлмпκрнκ9¦ύ ƛƴŎƭǳŘƛƴƎ ΨDǳƛŘŀƴŎŜ ƻƴ ǘƘŜ ǇǊŜǇŀǊŀǘƛƻƴ ƻŦ ǘƘŜ 9ƴǾƛǊƻƴƳŜƴǘŀƭ LƳǇŀŎǘ !ǎǎŜǎǎƳŜƴǘ wŜǇƻǊǘΩΦ 

RW Nowlan & Associates has prepared the EIAR with regard to these guidelines also.  

Purpose and Scope of the EIAR  

This EIAR provides an assessment of the likely significant effects associated with the proposed strategic 

housing development.  

It is important to distinguish the Environmental Impact Assessment (EIA) to be carried out by An Bord 

Pleanála, from the Environmental Impact Assessment Report (EIAR) accompanying the planning 

application. The EIA is the assessment carried out by the competent authority, which includes an 
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examination that identifies, describes and assesses in an appropriate manner, in the light of each 

individual case and in accordance with Articles 4 to 11 of the Environmental Impact Assessment 

Directive, the direct and indirect effects of the proposed development on the following:  

a) population and human health  

b) biodiversity, with particular attention to species and habitats protected under Directive  

92/43/EEC and Directive 2009/147/EC  

c) land, soil, water, air and climate  

d) material assets, cultural heritage and the landscape  

e) the interaction between the factors referred to in points (a) to (d)  

Structure and Content of the EIAR  

This EIAR uses the grouped structure method to describe the existing environment, the potential 

impacts of the proposed development thereon and the proposed mitigation measures. Background 

information relating to the proposed development, consultation undertaken and a description of the 

proposed development are presented in separate sections.  

The EIAR has been divided in to three parts;  

Part 1 ς This Non Technical Summary  

Part 2 ς The Main Body of the EIAR which contains 15 Chapters as follows;  

¶ Introduction  

¶ Alternatives Considered  

¶ Description of Proposed Development  

¶ Population and Human Health  

¶ Biodiversity  

¶ Land, Soil, Geology and Hydrogeology  

¶ Water and Hydrology  

¶ Air Quality and Climate  

¶ Noise and Vibration  

¶ Landscape and Visual Impact  

¶ Traffic and Transportation  

¶ Material Assets ς Waste  

¶ Cultural Heritage  
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¶ Interactions and Cumulative Impacts 

¶  Summary of Mitigation and Monitoring Measures  

Part 3 ς Appendices ς The appendices are numbered in accordance with the chapter they relate  

Description of Likely Significant Effects and Impacts  

This section sets out how the impacts/effects of the development may be described throughout the 

EIAR.  

The criteria for impact characterisation (i.e. for describing effects / impacts) are as per the EPA 2017 

EIAR Guidelines. The significance of an impact is determined through comparison of the character of 

the predicted impact to the sensitivity of the receiving environment / receptor as per the EPA 2017 

Guidelines within the following categories;  

Quality ς Measurements of effects/impacts in terms of whether it is Positive, Neutral or Negative.  

Significance ς Extent of an impact/effect ranging from Imperceptible to Profound.  

Extent and Context ς Extent relates to the size of the area, population etc. that may be affected. 

Context describes how the effect/impact relates to the established baseline conditions.  

Probability ς How likely it is that an impact/effect will occur.  

Duration and Frequency ς How long and/or often the impact is expected to occur.  

Type ς The kind of impact expected i.e. an Indirect Impact is one that is not a direct result of the 

proposed development but may occur due to additional external factors.  

Project Team  

The Environmental Impact Assessment Report was completed by a project team led by RW Nowlan & 

Associates, who also prepared a number of the chapters. In accordance with EIA Directive 2014/52/EU, 

we confirm that the experts involved in the preparation of this EIAR are fully qualified and competent 

in their respective fields. Each has extensive proven expertise in the relevant field concerned, thus 

ensuring that the information provided herein is complete and of high quality. The individual members 

of the team and their respective inputs and competency are detailed both in Chapter 1 and in their 

respective chapters throughout the EIAR.  

Difficulties Compiling the EIAR  

No difficulties, such as technical deficiencies, lack of information or knowledge, were encountered in 

compiling any specific information contained in the EIAR.  
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Chapter 2 ς Alternatives Considered  

This Chapter of the EIAR provides an overview of how the proposed development has evolved to date. 

! ƴǳƳōŜǊ ƻŦ ŀƭǘŜǊƴŀǘƛǾŜ ŘŜǾŜƭƻǇƳŜƴǘ ƻǇǘƛƻƴǎ ŦƻǊ ǘƘŜ ǎƛǘŜ ǿŜǊŜ ŀƴŀƭȅǎŜŘΣ ƛƴŎƭǳŘƛƴƎ ŀ ΨŘƻ ƴƻǘƘƛƴƎΩ 

option. The proposed development is located within lands which have been is zoned for Residential 

Development under the Limerick City Development Plan 2010-2016. This zoning designation is also 

proposed to continue in the Draft Limerick Development Plan 2022-2028. As such consideration of 

alternative sites for the construction of residential units proposed in this development was not 

considered necessary.  

The design process was an iterative process, where findings at each stage of the assessment were used 

to further refine the design, always with the intention of minimising the potential for environmental 

impacts. The layout has also evolved through discussions with Limerick City and County Council at pre-

ŀǇǇƭƛŎŀǘƛƻƴ ǎǘŀƎŜΣ ŀƴŘ ŦƻƭƭƻǿƛƴƎ ǊŜŎŜƛǇǘ ƻŦ !ƴ .ƻǊŘ tƭŜŀƴłƭŀΩǎ hǇƛƴƛƻƴ ŀǘ {ŜŎǘƛƻƴ р ǇǊŜ-application 

discussion stage.  

The proposed development provides for new residential development on lands zoned for residential 

use under the Limerick City Development Plan 2010-2016 which was subject to the SEA process. As 

such, consideration of alternative sites for the construction of houses and apartments proposed in this 

residential development was not considered necessary.  

During the design process, the layout and design of the proposed development evolved in response to 

architectural, landscape and environmental requirements and several iterations of the site layout and 

alternative designs were considered. Any difficulties from an architectural, landscape or environmental 

viewpoint were assessed and, where necessary, the design was amended to address the issues 

encountered.  

The evolution of the current scheme was informed by consideration of environmental aspects; 

vehicular and pedestrian movements; maximisation of pedestrian connectivity through the site and 

protection of adjoining residential amenity. Furthermore, the final scheme has been directly 

ƛƴŦƭǳŜƴŎŜŘ ōȅ ǘƘŜ ǘŜŎƘƴƛŎŀƭ ŀƴŘ ǎǇŜŎƛŦƛŎ ƛǎǎǳŜǎ ǊŀƛǎŜŘ ƛƴ ǘƘŜ .ƻŀǊŘΩǎ hǇƛƴƛƻƴΦ 
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Chapter 3 ς Description of Proposed Development 

The site (4 ha.) is a vacant site near Limerick city centre which has been zoned for mixed use 

development in the Limerick City Development Plan. It is bounded to the north by the canal plus 

walking/cycling route and to the south by Pa Healy Road.  A previous application for the proposed 

development at the site was refused by An Bord Pleanála because of deficiencies in the submitted 

Natura Impact Statement. These deficiencies have been addressed in this application. The proposed 

ŘŜǾŜƭƻǇƳŜƴǘ ƛǎ ŦƻǊ ŀ ǇǊŜŘƻƳƛƴŀƴǘƭȅ ǊŜǎƛŘŜƴǘƛŀƭΣ ƘƛƎƘ ŘŜƴǎƛǘȅΣ ƳƛȄŜŘ ǳǎŜ ǎŎƘŜƳŜ ƻŦ ΨōǳƛƭŘ ǘƻ ǊŜƴǘΩ 

apartments, houses, a student accommodation block and retail units, plus community facilities 

building. Vehicular access to the scheme will be from Pa Healy Road. 

The site is triangular in shape and is bounded by the following; 

North - The site is bounded by the Park Canal to the north. The canal banks are a public walkway and 

are part of the Lough Derg Way (walking/hiking trail) which starts in Limerick City to the west of the 

site. The other side of the canal has been designated as a Special Area of Conservation by the National 

Parks and Wildlife ServicesςSite Code002165ςLower River Shannon SAC. 

South - A single warehouse of Clancy Lewis fruit distribution is located to the south east of the site. Pa 

Healy Road borders the site to the south which is bounded by commercial properties, undeveloped 

ƭŀƴŘ ǊŜŎǊŜŀǘƛƻƴŀƭ ƎǊƻǳƴŘǎ ƻŦ hΩ.ǊƛŜƴΩǎ tŀǊƪΦ 

East - The eastern boundary of the site is bordered by the Park Road, which is further bounded by a 

mixture of commercial (Musgraves Cash & Carry, Park Road Recycling Centre, David Mead Fitted 

Furniture) and detached residential premises. 

West - The site narrows down towards the west. There is a bridge crossing the canal located to the 

west of the site. Sport grounds are located further West. 

Proposed Development 

The proposed development is set out in the statutory notices as follows; 

A ten year permission for a strategic housing development at Canal Bank, Pa Healy Road, Limerick. 

The development will consist of a mixed-use development of build-to-rent apartments, student 

apartments incorporating common areas, café and 3no retail units, creche and management facilities 

building, and dwelling houses at Canal Bank, Pa Healy Road, Limerick. The development will consist of 

a 4ha area bounded by City Canal to the north, Pa Healy Road to the south and Park Road to the east, 

Canal Bank, Limerick;  
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A. Demolition of existing 530m2 warehouse building on site.  

B. Block 1 ς Student accommodation building of 8,238m2 stepped from three to six storeys, with ground 

floor café of 144.60m2 and 3 no. retail units facing onto Pa Healy road of 86.59m2 each, with 9 no. two 

bedroom, 37 no. three bedroom, and 15 no. four bedroom student apartments, totalling 189 bed 

spaces, ancillary laundry, refuse and enclosed communal courtyard with landscaping and bicycle 

storage;  

C. Block 2 - A residential apartment building of 6,013.25m2 with eight storeys and two penthouse 

storeys, total ten storeys containing 10 no. studio, 1 no. one bedroom and 52 no. two-bedroom 

apartments;  

D. Block 3 ς A residential apartment building of 8,107.10m2 with six storeys and two penthouse storeys, 

total eight storeys containing 16 no. studio, 10 no. one bedroom, and 62 no. two-bedroom apartments;  

E. Block 4 ς A residential apartment building of 3,869.18m2 with six storeys and one penthouse storey, 

total seven storeys containing 7 no. studio, 13 no. one bedroom and 25 no. two-bedroom apartments;  

F. Block 5 ς A residential apartment building of 5,849.40m2 with six storey and one penthouse storey 

total seven storeys containing 14 no. studio, 16 no. one bedroom and 36 no. two-bedroom apartments;  

G. Block 6 a residential apartment building of 3,869.18m2 with six storeys and one penthouse storey, 

total seven storeys containing 7 no. studio, 13 no. one bedroom and 25 no. two-bedroom apartments;  

H. Block 7 a residential apartment building of 4,962m2 with five storeys and one penthouse storey, 

total six storeys containing 12 no. studio, 14 no. one bedroom and 30 no. two-bedroom apartments;  

I. Community facilities building of 1,336.90m2 and three storeys with creche, café, management offices 

and common accommodation for use by apartment dwellers;  

J. 18 no. Executive Houses ς Consisting of 2 no. detached four-bedroom houses of 194.62m2 each and 

16 no. terraced four-bedroom houses of 177.82m2 each, with off street parking to front separate from 

communal parking;  

K. 149 Car parking spaces throughout the development and 420 secured bicycle parking spaces 

throughout the development;  

L. Ancillary works comprising; new vehicular entrances onto Pa Healy Road, pedestrian and cycle links 

to Pa Healy road, Park road and City Canal, bin storage for all developments adjacent to all entrances, 

New public park of 0.5ha along city canal, communal open space and communal roof gardens for all 



 

9 

 

apartments, all ancillary drainage, civil and landscape works, public lighting within estate and 

Electricity Sub-station to rear of Block 1.  

The total number of units is as follows;  

Build to rent apartments - 363 (66x studio, 67x one bedroom, 230x two bedroom); Student apartments 

- 61 (9x two-bedroom, 37x three bedroom and 15x four bedroom, totalling 189 student bed spaces); 18 

Dwelling houses.  

Overall total of residential units is 442. Overall Gross floor area of development proposed is 

45,478.65m2 on a site of circa 4ha.  

A Natura Impact Statement (NIS) and Environmental Impact Assessment Report (EIAR) have been 

prepared in respect of the proposed development.  

The proposed housing mix is set out in Table 3.1 below. 

Unit Type Studio 1 Bed 2 Bed 3 Bed 4 Bed Total 

Apartment 66 67 230 - - 363 

Houses - - - - 18 18 

Student 

Accommodation 

- - 9 (18) 37 (111) 15 (60) 61 (189 no. 

bedspaces) 

Table 3.1: Proposed Dwelling Mix 

The application for the proposed development seeks a ten year planning permission. Having regard to 

the large scale of the development and the number of units in the overall scheme, it is considered that 

this such a duration is appropriate. As such, it is proposed to complete the overall development over 

three no. phases of construction as shown below in Figure 3.1. 
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Figure 3.1: Proposed Development Phasing 

The facilities and number of units to be completed in each phase is set out in Table 3.2 below. 

Phase Elements to be Complete 

Phase 1 18 no Housing Units, Student Accommodation Block (189 Student Bedspaces), 

Creche and Facilities Building 

Phase 2 ς 2A Block 4 ς 45 no. Units, Block 5 ς 66 no. Units 

Phase 2 ς 2B Block 6 ς 45 no. Units, Block 7 ς 56 no. Units 

Phase 3 Block 2 ς 63 no. Units, Block 3 ς 88 no. Units 

Table 3.2: Breakdown of Units Provided in Each Phase of Development 

Construction Stage 

This application seeks a ten year permission for complete development of the proposed scheme. The 

relevant construction stage activities are discussed under the following headings; 

¶ Site Establishment and Access 

¶ Hoarding 

¶ Site Security 

¶ Working Hours 

¶ Health and Safety 

¶ Site Preparation Works 
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¶ Construction of New Buildings 

¶ Traffic 

¶ Waste Management 

¶ Noise and Vibration 

¶ Good Housekeeping 

Construction methodologies that will be used for the proposed housing development are described in 

this chapter. Further details are also provided in the Construction and Environmental Waste 

Management Plan (CEWMP) prepared by PHM Consulting and submitted under a separate cover. All 

construction methodologies proposed conform to industry best practice. 
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Chapter 4 ς Population and Human Health  

This section of the Environmental Impact Assessment Report (EIAR) describes the potential impacts of 

the proposed development on human beings, population and human health and has been completed 

in accordance with the guidance set out by the Environmeƴǘŀƭ tǊƻǘŜŎǘƛƻƴ !ƎŜƴŎȅ ό9t!ύ ƛƴ Ψƛƴ ǇŀǊǘƛŎǳƭŀǊ 

ǘƘŜ 5ǊŀŦǘ DǳƛŘŜƭƛƴŜǎ ƻƴ ǘƘŜ LƴŦƻǊƳŀǘƛƻƴ ǘƻ ōŜ /ƻƴǘŀƛƴŜŘ ƛƴ 9ƴǾƛǊƻƴƳŜƴǘŀƭ LƳǇŀŎǘ !ǎǎŜǎǎƳŜƴǘ wŜǇƻǊǘǎΩ 

(EPA, August 2017).  

One of the principal concerns in the development process is that people, as individuals or communities, 

should experience no diminution in their quality of life from the direct or indirect impacts arising from 

the construction and operation of a development. Ultimately, all the impacts of a development 

impinge on human beings, directly and indirectly, positively and negatively. The key issues examined 

in this section of the EIAR include population, human health, employment and economic activity, land-

use, tourism, noise and health and safety.  

Potential Impact  

Do Nothing Impact  

If the proposed residential development were not to proceed, there would be no change to the existing 

environment. The potential for additional investment and employment in the area in relation to the 

construction and operation of the prƻǇƻǎŜŘ ǊŜǎƛŘŜƴǘƛŀƭ ǎƛǘŜ ǿƻǳƭŘ ōŜ ƭƻǎǘΦ Lǘ ƛǎ ŎƻƴǎƛŘŜǊŜŘ ǘƘŀǘ ǘƘŜ Ψ5ƻ 

bƻǘƘƛƴƎΩ ƛƳǇŀŎǘ ǿƻǳƭŘ ōŜ ǇŜǊƳŀƴŜƴǘΣ ƴŜƎŀǘƛǾŜΣ ŀƴŘ ǎƭƛƎƘǘ ŀǎ ǘƘŜ ǇǊƻǇƻǎŜŘ ŘŜǾŜƭƻǇƳŜƴǘ ǎƛǘŜ ƛǎ ȊƻƴŜŘ 

for residential development and will contribute to the much-needed housing stock of Limerick. 

Population 

Construction Phase 

During the construction phase of the proposed project, it is unlikely that there will be any significant 

impact upon the local population. The construction phase will result in a number of workers at the site, 

however, it is not envisaged that their place of residence will change as a result of the development, it 

is envisaged that construction workers would travel from their existing place of residence rather than 

moving, temporarily, to the area surrounding the site.  

As a result, the impact on the local population during the construction phase is considered to be 

neutral, not significant and temporary in nature and therefore, no significant impacts are expected to 

arise in this regard.  

Giving consideration to local residents, it is predicted that there may be some impacts which are likely 

to be associated with construction traffic, nuisance and disturbance. Such impacts are dealt with 
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separately and assessed elsewhere in the EIAR and are considered to be short term, negative impacts. 

The level of impact predicted above is considered to align with the normal disturbance associated with 

the construction industry where a site is efficiently, sensitively and properly managed in the context 

of surrounding existing neighbouring development.  

Operational Phase 

The proposal includes 363 no. apartment units, 18 no houses and 189 no student bedspaces.  Table 

4.1 below shows the breakdown of unit type proposed. Based on the Average household size identified 

in the 2016 Census of 2.75, the projected population for the new development is estimated as 1,048 

for the build to rent and housing elements. When the student bedspaces are included, the total 

projected population is 1,237 no. residents. 

Unit Type Studio 1 Bed 2 Bed 3 Bed 4 Bed Total 

Apartment 66 67 230 - - 363 

Houses - - - - 18 18 

Student 

Accommodation 

- - 9 (18) 37 (111) 15 (60) 61 (189 no. 

bedspaces) 

Table 4.1: Breakdown on Unit Type by Size 

The above estimated additional residents will be a significant increase to the existing local population. 

The development will provide much needed residential accommodation in the Limerick area in line 

with current Local, Regional and National planning policies.  

The introduction of additional residents to the local area will support the existing community and social 

infrastructure. The proposed childcare facility, designed to accommodate the projected demand for 

childcare places resulting from the development, will mitigate any pressure upon existing childcare 

facilities. Please refer to the Childcare Demand Analysis submitted under a separate cover in this 

application for further details on projected childcare demand resulting from the proposed 

development. 

As such, it is considered that the proposed project will have a positive, significant and permanent 

impact on the local population. 

Land Use and Settlement Patterns 

Construction Phase 
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The proposed development complies with zoning policies contained within the Limerick City 

Development Plan 2010-2016 (as amended) as well as National and Regional policies relating to land 

use, compact development and provision of housing. 

The construction phase will comprise of earthworks and construction works and will not have any 

impact on the residential amenities, rights of way or existing pedestrian and cycling routes. There will 

be some short term negative impact in terms of visual amenity as discussed further in the Landscape 

and Visual Amenity chapter in this EIAR but this is considered standard to construction activities and 

will only occur during the construction phase of development.  

Operational Phase 

The subject site is largely undeveloped at present with the exception of a vacant warehouse unit and 

associated services on the eastern side of the site. 

The site is zoned for residential development within the Limerick City Development Plan 2010-2016 

and the proposed development would enable 363 no. built to rent units, 18 no. houses and 189 no. 

student bedspaces to be provided in a prime location. 

As such, it is considered that the proposed development, once complete, will positively impact on land 

use and settlement patterns in the area through provision of much needed housing on a prime site 

that is zoned for such development and underutilised at present. 

Economic and Employment Activity 

Construction Phase 

The construction phase of the development will have a positive impact in terms of economic and 

employment activity in the local area. The most notable benefit will be to the construction and building 

service sectors. The positive impact to these sectors is predicted to last for the duration of the 

construction stage over the three phases as outlined in Chapter 3 above. There will also be indirect 

economic benefits to local service and retail sectors during this time. 

The number of workers on site is predicted to fluctuate during different stages of the development 

process but the construction manager and their team will be present on site during the whole process. 

Overall, it is considered that proposed development will result in a positive, short term benefit in terms 

of economic and employment activity within the local area. 

Operational Phase 
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The operational phase of the development will result in 363 no. apartment units, 18 no houses and 

189 no student bedspaces, a creche and small scale retail units. This will likely result in increased 

spending in the local economy and utilisation of local services. The creche and retail units will also 

provide a small number of employment opportunities. 

It is considered that the operational phase of the development will result in a long term, positive 

impact on economic and employment activity in the local area.  

Social Infrastructure 

Construction Phase 

It is not anticipated that any social infrastructure will be provided on the site during the construction 

phase of development. As such, it is considered that there is a neutral impact in terms of social 

infrastructure in this case. 

It is possible that workers on site may utilise local social infrastructure during this time but it is not 

anticipated that this will be frequent or cause any negative impact. 

Operational Phase 

As discussed above, the subject site is well served by existing social infrastructure within 5 minutes 

walking distance. Residents within the proposed development would support local businesses and 

provide a boost to the local economy. It was assessed within the Childcare Demand Analysis report 

submitted under a separate cover in this application that a childcare facility should be provided within 

the development so as not to burden the local existing facilities which are recorded as close to capacity 

at present.  

It is considered that the proposed development would result in a positive long term impact for the 

local social infrastructure through increased business and local participation. 

Human Health 

Construction Phase 

The EPA Draft Guidelines (2017) sets out how human health should be considered through assessment 

environmental pathways through which health could be affected.  

The relevant pathways in relation to human health during the construction phase are considered to be 

air quality, noise and vibration, water and soil. The expected air quality effects are detailed in Chapter 

8 along with proposed mitigation measures to ensure the protection of human health. Similarly, the 
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potential noise and vibration related impacts arising from the construction phase and associated 

mitigation measures are contained in Chapter 9.  

As with all construction projects, there will be inherent health and safety risks at this stage of the 

development. In order to manage this, a Construction Environmental and Waste Management Plan 

has been prepared by PHM Consulting for the application and is submitted under a separate cover, to 

ensure that the relevant health and safety legislation is complied with at all stages of the construction 

process. 

Operational Phase 

Given the nature of the proposed project, it is not likely that any significant impacts on health and 

safety will arise during the operational phase. The development has been designed to provide a safe 

environment for future occupiers and visitors. The public realm, inclusive of pedestrian paths, cycle 

paths, roads and communal open spaces, have been designed in accordance with the best practice and 

relevant planning policy standards.  

Similarly, the proposed residential units are all designed in accordance with the relevant guidelines 

and standards and are capable of meeting all relevant building standards and regulations. Having 

regard to the above, it is considered that the proposed project will result in a high standard of health 

and safety for all residents and visitors.  

Once operational, the proposed project will not result in any significant impact on human health and 

safety. 

MITIGATION 

Construction Phase 

The potential impacts upon human environment relate to other environmental factors such as air 

quality, noise and vibration and traffic. Where required, the related mitigation measures are dealt with 

in the corresponding chapters of this EIAR. Other than this, no significant adverse effects will arise in 

respect of the population during the construction or operational phase of this development. 

Operational Phase 

Once development is complete, the operational phase of the development is predicted to have a 

positive impact through provision of additional housing stock, a creche facility, small retail units and 

additional open space.  
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No risks to human health have been identified during the operation phase of the development. A 

management company will be put in place upon completion of development to manage the day to day 

maintenance of the development and ensure health and safety is prioritised within the development 

for the long term. 

PREDICTED IMPACTS 

Adherence to the mitigation and monitoring measures referred to above and throughout this EIAR will 

ensure that the proposed project will not give rise to significant adverse effects upon population and 

human health during the construction and operational phases of the proposed project. It is considered 

that once complete, the proposed development will have a positive impact for the local area. 
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Chapter 5 ς Biodiversity 

The purpose of this biodiversity chapter is to inform the application for ten-year planning permission 

for the proposed SHD, the Canal Bank Development, at Pa Healy Road and Park Road in Limerick City. 

This chapter forms part of the EIAR that will be submitted with the application for permission to assist 

the competent authority, in this case An Bord Pleanála (ABP) to carry out an Environmental Impact 

Assessment (EIA) of the proposed SHD. Extensive site surveys were undertaken between 2020 and 

2021. The surveys included a Habitat Survey, A Bat Survey and an Otter Survey. 

The City Canal is located approximately 30 m north of the Site boundary. The proposed development 

is connected to the Canal as it will discharge surface water to the canal during construction and 

operation.  

The effects of the construction and operation of the proposed mixed-use development are likely to be 

localised in nature and would typically be limited to the Site or the area immediately adjacent to the 

Site. However, given that the proposed development will discharge surface water to the canal, and 

there is a surface water pathway linking the Site to the sites designated for nature conservation, 

applying a precautionary approach a zone of influence of 2 km has been adopted for the purposes of 

this report. 

The potential for effects on Natura 2000 sites is addressed in the AA screening report and NIS prepared 

for the proposed development (SLR, 2021). The City Canal is approximately 30 m north of the Site 

boundary and this forms part of the Lower River Shannon SAC (002165). The River Shannon and River 

Fergus Estuaries SPA (004077) is approximately 1.6 km south - west of the Site. Both of these Natura 

2000 sites are considered to be within the potential zone of influence of the project as the proposed 

development will discharge surface water to the canal during construction and operation. All other 

Natura 2000 sites are considered to be sufficiently distant from the project and / or have no landscape 

or ecological connectivity with the Site such that they are not likely to affected by the project.  

There are no Natural Heritage Areas (NHA) located within the zone of influence for the project. There 

is one proposed Natural Heritage Area (pNHA) within 2 km of the Site and therefore, within the zone 

of influence. There is no potential for impacts on the pNHA given the nature and scale of the proposed 

development, the localised nature of any potential impacts and the distance between the Site and the 

pNHA. 
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Potential Impacts and Effects 

Otter 

The Site itself is evaluated as not important for otter and direct effects on otter are not considered 

likely. However, the City Canal is ca. 30 m north of the Site and otter activity was recorded along the 

canal during the June 2020 survey. Otter is typically a crepuscular species but is also known to forage 

and move along watercourses in the daytime. There is potential for the proposed development to 

result in indirect effects on otter as a result.   

During the construction phase activities such as increased artificial lighting and increased human 

presence on the site could have the potential to disturb otter. However, as the otter is mainly 

crepuscular it is likely to avoid the site during the working hours and therefore any impact will be low 

and will be temporary.  

The completed development has the potential to see increased the numbers of people using the canal 

bank for amenity. While an increase in people walking or running along the bank may increase 

disturbance, it is the likely increase in the presence of dogs that may pose the highest risk disturbance 

to otter. However, as the otter is mainly crepuscular it is likely to avoid the canal area during ay and 

while the increase in day-time disturbance may be permanent, the impact will be slight. 

Lighting for the project has been designed such that there will be no increase in light intensity along 

the canal that may cause disturbance. In addition, the nature of the completed development (i.e. 

largely residential with a creche, café and some retail units) is not likely to result in a perceptible 

increase in noise levels along the canal (see Chapter 9 Noise and Vibration - AWN).  

The discharge of water from the development that has become contaminated by hydrocarbons or silt 

has the potential to reduce the quality of the water and could affect prey species or aquatic plants that 

otter rely on.  

There will be no significant effect on otter within the Site but discharge of water from the Site along 

with construction activities causing increased noise, light and human presence and increased 

recreational use of the canal pathway along the City Canal by residents and their dogs may cause 

negative effects on otter associated with the SAC through disturbance.  

The effect of the proposed development on otter would be significant at the Local level. 

Mitigation Measures 

The following measures will be employed to minimise potential disturbance to otter:  
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¶ At the project outset, the construction site will be fenced off and no construction activities will 

be permitted outside designated works area. No access will be gained from the construction site 

to the canal.  

¶ Noise and vibration control will follow BS 5228: Code of Practice for Noise and Vibration Control 

on Construction and Open Sites.  

¶ Work will be completed during daylight hours. There will be no constant artificial lighting of the 

construction site at night. Motion triggered security lighting may be used but this will be directed 

downwards and sited so as to avoid any light spill onto the tow path and canal. 

¶ All plant will be regularly maintained to minimise unnecessary noise.  

¶ Machines which are used intermittently will be shut down or throttled back to a minimum during 

those periods when they are not in use. 

¶ All vehicles and mechanical plant will be fitted with effective exhaust silencers and maintained 

in good working order for the duration of the contract. 

¶ /ƻƳǇǊŜǎǎƻǊǎ ǿƛƭƭ ōŜ ƻŦ ǘƘŜ άǎƻǳƴŘ ǊŜŘǳŎŜŘέ ƳƻŘŜƭǎ ŦƛǘǘŜŘ ǿƛǘƘ ǇǊƻǇŜǊƭȅ ƭƛƴŜŘ ŀƴŘ ǎŜŀƭŜŘ 

acoustic covers which will be kept closed whenever the machines are in use and all ancillary 

pneumatic tools shall be fitted with suitable silencers. 

¶ Surface water and groundwater encountered during excavations will be treated using 

appropriate measures in advance of discharge to the canal. If contaminated groundwater is 

encountered these measures would include those set out in the Verde (2021) report. Mitigation 

measures to prevent discharge of contaminated and / or silt laden water will include, but are 

not limited to, hydrocarbon interceptors, silt barriers, settlement ponds / tanks and silt traps. 

The equipment used in the management of surface water will be subject to weekly checks and 

a regular maintenance schedule. 

¶ Design and construction of attenuation measures shall be in line with current good practice. 

Guidance such as that produced by CIRIA shall be used to inform the development of such 

measures. Guidance to be considered, but not limited to, includes: 

¶ Drainage of development sites - a guide (X108) (CIRIA, 2004). 

¶ The SuDs Manual (CIRIA, 2015) 

The surface water drainage design for the development incorporates silt traps, a hydrocarbon 

interceptor (Kingspan NSBE040 Class I Interceptor or similar) and hydrobrake to control surface water 

run-off from the development to the canal during the operational phase. 

During the operation phase, the following measures will be employed to minimise potential 

disturbance due to increased human activities and lighting:  
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¶ During the operational phase, access to the canal walkway will limited to daylight hours. The 

ŘŜǾŜƭƻǇƳŜƴǘΩǎ ƳŀƴŀƎŜƳŜƴǘ ŎƻƳǇŀƴȅ ǿƛƭƭ ōŜ ǊŜǎǇƻƴǎƛōƭŜ ŦƻǊ ƭƻŎƪƛƴƎ ǇŜŘŜǎǘǊƛŀƴ ŀŎŎŜǎǎ ƎŀǘŜǎ 

each day.  

¶ Signage will be put in place at the egress points of the Site to the canal walkway, requesting 

that dogs are kept on leads at all times. 

¶ Information boards will be installed at the egress points to the canal, providing information on 

the ecology of the canal with particular focus on local otter populations.  

¶ The lighting design for the development provides for reduced effect of lighting on wildlife, 

while meeting current safety standards. The lighting design for the development includes low 

luxe and directional lighting that will avoid any light spill. External security lighting will be set 

on motion-sensors and short (1min) timers. 

Significance of Residual Effects  

With best practice incorporated into the project design and the above mitigation implemented, 

residual effects of disturbance on nearby otter populations is not considered significant.  

Bats 

Construction of the proposed development will result in the loss of bat foraging and commuting habitat 

in the form of scrub and a small area of woodland removal. This is not considered to be a significant 

effect, given the small scale of habitat loss and the availability of suitable alternative habitat along the 

canal and the wider landscape.  

Any negative effects arising from loss of foraging and commuting habitat will be temporary due to the 

provision of landscaping measures, such as planting of native trees and shrubs, that should offset any 

loss of foraging/commuting habitat. Connectivity with the wider landscape will be maintained. 

No potential roosts were identified within the Site and there is no potential for effects on roosting 

bats.  

Mitigation Measures  

Specific mitigation measures are not required as no significant effect on bats is predicted to occur as a 

result of the proposed development.  

However, while specific mitigation for bats is not required the following mitigation measures are 

proposed: 

¶ A pre-construction survey of the building will be carried out in advance of demolition to 

ensure that no bats have moved into or started using the building in the period between the 

pre-planning survey and the grant of permission. The pre-construction survey will be carried 
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out during the optimal survey season (May ς September) by an appropriately experienced 

ecologist and the building should be dismantled / demolished as soon as possible after it has 

been confirmed that there are no bats present. 

If bats, or signs of bats, are discovered during the pre-construction survey of the building then works 

should not commence until all necessary bat surveys are complete and, if required, a derogation 

licence has been granted. 

 

Significance of Residual Effects 

There will be no significant residual effect on bats as a result of the proposed development. 

Monitoring 

The proposed development is not likely to result in significant residual effects and monitoring is not 

required. 
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Chapter 6 ς Land, Soil, Geology and Hydrogeology 

This chapter of the EIAR covers land, soils (& geology) and hydrogeology (groundwater) and it has been 

prepared to support an application for strategic housing development (SHD) at Canal Bank, Pa Healy 

Road / Park Road, Limerick.  It has been prepared by SLR Consulting on behalf of Revington 

Developments Ltd.   

For the purposes of this assessment, the study area comprises the application site the surrounding 

area up to 2 km radius around the site boundary and is increased to 5km reflect the sensitivity of the 

subsurface, for example where karst systems are present.  This is in line with the Institute of Geologists 

ƻŦ LǊŜƭŀƴŘΩǎ όLDLύ ƎǳƛŘŜƭƛƴŜǎ όнлмоύΦ  ¦ƴƳƛǘƛƎŀǘŜŘ ǇƻǘŜƴǘƛŀƭ ƛƳǇŀŎǘǎ ƻƴ ƭŀƴŘΣ ǎƻƛƭǎ ŀƴŘ ƘȅŘǊƻƎŜƻƭƻƎȅ ŀǊŜ 

considered for the initial assessment, before appropriate mitigation measures for the potential 

impacts identified are discussed.  The identified potential impacts are then re-assessed assuming the 

identified mitigation measures in place.   

Protected areas are outlined in the Natura Impact Statement (NIS, SLR 2021).  The NIS identifies two 

sites which are considered to be within the Zone of Influence of the project site.  To the north, the site 

is adjacent to the Lower River Shannon SAC, in the form of the Park Canal 30m from the site boundary 

and a large area of wetland habitat to the north of the canal. The canal is raised in relation to the site, 

and groundwater from the therefore passes underneath it as it moves north-west. 

The assessment indicates that if no mitigation measures are applied during the proposed 

development, there is potential for the activity to increase the risk of pollution to groundwater quality.  

Mitigation and management measures incorporated into the proposed development will reduce the 

significance of potential impacts associated with the proposed development to not significant, or 

lower, to land, soils (& geology), and hydrogeology (groundwater)are identified.   

During the Construction Stage, the following Best Management Practices (BMPs) and Waste and 

Materials Pollution Control (WM) procedures will apply: 

¶ WM-3 Stockpile Control; 

¶ WM-4 Spill Prevention and Control, and; 

¶ WM-7 Contaminated Soil Management; 

¶ Water Pollution Control Best Management Practices (BMPs); 

¶ Temporary Soil Stabilisation BMPs; 

¶ Non Storm Water Management BMPs, and; 

¶ Waste Management and Materials Pollution Control.   
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During the Operational Stage, the following will be in place: 

¶ Engineered capping layer; 

¶ Surface water collection and management system (including attenuation and hydrocarbon 

interceptor).   

 

PREDICTED IMPACTS 

Construction Stage 

Examination of the identified potential impacts on the receiving environment, provided appropriate 

mitigation measures are put in place, indicates there are no significant residual impacts with respect 

to land, soils (& geology) and hydrogeology (groundwater) during the construction stage.   

Operational Stage 

Examination of the identified potential impacts on the receiving environment indicates there are no 

significant residual impacts with respect to land, soils (& geology) and hydrogeology (groundwater) 

during the operational stage of the proposed development. 
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Chapter 7 ς Water and Hydrology 

SLR Consulting Ireland (SLR) was requested to undertake a surface water (hydrology) assessment 

of the site and proposed development at the Canal Bank site on Pa Healy Road, Limerick.   

This chapter of the EIAR provides a description of the surface water conditions in the application 

area within the context of the Site and regional setting and assesses the potential impacts that 

the proposed development will have on surface water. Mitigation measures are proposed, where 

required. 

For the purposes of this assessment, the study area comprises the application site the surrounding 

area up to 2 km radius around the site boundary, this is in line with the Institute of Geologists of 

LǊŜƭŀƴŘΩǎ όLDLύ ƎǳƛŘŜƭƛƴŜǎ όнлмоύΦ  ¦ƴƳƛǘƛƎŀǘŜŘ ǇƻǘŜƴǘƛŀƭ ƛƳǇŀŎǘǎ ƻƴ ǿŀǘŜǊ ŀƴŘ ƘȅŘǊƻlogy are 

considered for the initial assessment, before appropriate mitigation measures for the potential 

impacts identified are discussed.  The identified potential impacts are then re-assessed assuming 

the identified mitigation measures in place.   

In the context of the proposed development, the construction stage in this case is taken to be the 

site preparation and the construction works at the site.  

The impact assessment undertaken here indicates that without mitigation measures then the 

proposed development will have a Significant to Very Significant impact on the local surface water 

environment of the Park Canal.  

Therefore, mitigation measures required to reduce the significance of potential impacts 

associated with the proposed development on the water environment receptors.  A range of 

mitigation measures are identified and discussed here for the earth works and construction phase 

and for the post construction phase of the proposed development.   

The majority of the potential impacts on surface water arising from the proposed development 

relate to the earthworks and construction stage.  A specific Construction Environmental and 

Waste Management Plan (CEWMP) has been developed for the site to address potential 

construction stage impacts. 

With the mitigation measures in place at the site during the earthworks and construction stage, 

and during the lifetime of the development, it is considered that that the following reduction in 

the assessed significance of impacts will result: 

¶ Reduction of the potential impact on surface water quality from accidental fuel spillages 

or leaks from Significant / Very Significant to Slight.   
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¶ Reduction of the potential impact on surface water quality from sediment erosion and 

suspended solids from Significant / Very Significant to Slight.   

¶ Reduction of the potential impact on surface water quality on adjoining streets from 

Moderate / Significant to Slight.   

¶ Reduction of the potential impact on surface water quality from accidental fuel spillages 

or leaks from Moderate / Significant to Slight.   

Predicted Impacts ς Residual  

Construction Stage 

Examination of the identified potential impacts on the receiving environment, provided appropriate 

mitigation measures are put in place, indicates there are no significant residual impacts with respect 

to surface water quality during the earthworks and construction stage.   

Post Construction Stage 

Examination of the identified potential impacts on the receiving environment, provided appropriate 

mitigation measures are put in place, indicates there are no significant residual impacts with respect 

to surface water quality during the post construction stage.   
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Chapter 8 ς Air Quality and Climate 

This chapter assesses the likely air quality and climate impacts associated with the proposed strategic 

housing development (SHD) at Canal Bank, Pa Healy Road, Limerick. The SHD consists of a mixed-use 

development of build-to-rent apartments, student apartments incorporating common areas, café and 

3 no. retail units, creche and management facilities building, and dwelling houses. 

This chapter was completed by Dr. Avril Challoner who is a Senior Environmental Consultant in the Air 

Quality section of AWN Consulting. She holds a BEng (Hons) in Environmental Engineering from the 

National University of Ireland Galway, HDip in Statistics from Trinity College Dublin and has completed 

a PhD in Environmental Engineering (Air Quality) in Trinity College Dublin. She is a Chartered Scientist 

(CSci), Member of the Institute of Air Quality Management and specialises in the fields of air quality, 

EIA and air dispersion modelling. She has experience with preparing air quality and climate impact 

assessments for EIARs for various residential, mixed-use, commercial and industrial developments. 

Meteorological Data 

A key factor in assessing temporal and spatial variations in air quality are the prevailing meteorological 

conditions. Depending on wind speed and direction, individual receptors may experience very 

significant variations in pollutant levels under the same source strength (i.e. traffic levels). Wind is of 

key importance in dispersing air pollutants and for ground level sources, such as traffic emissions, 

pollutant concentrations are generally inversely related to wind speed. Thus, concentrations of 

pollutants derived from traffic sources will generally be greatest under very calm conditions and low 

wind speeds when the movement of air is restricted. 

Shannon Airport meteorological station, which is located approximately 27 km west of the proposed 

development at the closest point, collects meteorological data in the correct format for the purposes 

of this assessment and has a data collection of greater than 90%. Long-term hourly observations at 

Shannon Airport meteorological station provide an indication of the prevailing wind conditions for the 

region. For data collated during five representative years (2016 ς 2020), the predominant wind 

direction is south-westerly, with generally moderate wind speeds. 

Baseline Air Quality 

Air quality monitoring programs have been undertaken in recent years by the EPA and Local 

Authorities. The most recent annual report on air quŀƭƛǘȅ ƛƴ LǊŜƭŀƴŘ ƛǎ ά!ƛǊ vǳŀƭƛǘȅ Lƴ LǊŜƭŀƴŘ нлнлέ ό9t!Σ 

2021a). The EPA website details the range and scope of monitoring undertaken throughout Ireland 

and provides both monitoring data and the results of previous air quality assessments (EPA, 2021b). 

The EPA data provides a long-term data set for background air quality at a variety of locations 



 

28 

 

throughout Ireland. The use of existing long-term data is considered best practice in air quality 

assessments (TII, 2011). 

As part of the implementation of the Air Quality Standards Regulations 2002 (S.I. No. 271 of 2002), 

four air quality zones have been defined in Ireland for air quality management and assessment 

purposes (EPA, 2021b). Dublin is defined as Zone A and Cork as Zone B. Zone C is composed of 23 towns 

with a population of greater than 15,000. The remainder of the country, which represents rural Ireland 

but also includes all towns with a population of less than 15,000, is defined as Zone D.  

In terms of air monitoring and assessment, the proposed development is in Zone C (EPA 2021b). The 

long-term EPA monitoring data has been used to determine background concentrations for the key 

pollutants in the region of the proposed development. The background concentration accounts for all 

non-traffic derived emissions (e.g. natural sources, industry, home heating etc.). 

Worst Case Scenario 

In terms of construction phase impacts, worst-case assumptions regarding volumes of excavation 

materials and number of vehicle movements have been used in order to determine the highest level 

of mitigation required in relation to potential dust impacts (see Section 8.4.1.1). 

Worst-case traffic data was used in the assessment of construction and operational phase impacts.  In 

addition, conservative background concentrations were used in order to ensure a robust assessment. 

Thus, the predicted results of the construction and operational stage assessment are worst-case, and 

the significance of effects is most likely overestimated. 

There are no likely risks of major accidents and disasters in relation to air quality associated with the 

proposed development due to the nature and scale of the development. 

Mitigation Measures and Monitoring  

Incorporated Design Mitigation 

The proposed development has been designed so as to reduce the impact on climate as much as 

possible during operation. The External Lighting and Building Lifecycle Report prepared as part of the 

proposed project and submitted under separate cover with this planning application details a number 

of design measures that have been considered in order to reduce the impact on climate wherever 

possible. 

Construction Phase Mitigation 

Air Quality 
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The pro-active control of fugitive dust will ensure the prevention of significant emissions, rather than 

an inefficient attempt to control them once they have been released.  A dust management plan will be 

implemented onsite. The main contractor will be responsible for the coordination and ongoing 

monitoring of the dust management plan. 

Climate 

Impacts to climate during the construction stage are predicted to be imperceptible however, good 

practice measures can be incorporated to ensure potential impacts are lessened. 

Operational Phase Mitigation 

The impact of the proposed development on air quality and climate is predicted to be imperceptible 

with respect to the operational phase in the long term. Therefore, no additional site specific mitigation 

measures are required beyond the site specific incorporated design mitigation. 

Overall, it is considered that subject to adherence with the proposed mitigation measures, the impact 

of the development on Air Quality and Climate during construction phase will be short-term, negative 

and imperceptible at nearby receptors while at operational phase it will be imperceptible, negative 

and long-term. 
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Chapter 9 ς Noise and Vibration 

This assessment has been prepared by Mike Simms BE MEngSc MIOA MIET, Senior Acoustic Consultant 

at AWN, who has worked in the field of acoustics for 20 years. He has extensive experience in all 

aspects of environmental surveying, noise modelling and impact assessment for various sectors 

including, energy, industrial, commercial and residential. 

This report includes a description of the receiving ambient noise climate in the vicinity of the subject 

site and an assessment of the potential noise and vibration impact associated with the proposed 

development, during both the short-term construction phase and the permanent operational phase, 

on its surrounding environment. The assessment of direct, indirect and cumulative noise and vibration 

impacts on the surrounding environment have been considered as part of the assessment. 

In accordance with the Limerick Noise Action Plan (NAP), a complete assessment of inward noise 

impact has been incorporated into this EIAR chapter to comply with the appropriate policies.  

An environmental noise survey has been conducted at the site in order to quantify the existing noise 

environment. The survey was conducted in general accordance with ISO 1996: 2017: Acoustics ς 

Description, measurement and assessment of environmental noise.  

In addition to the noise survey, proprietary noise calculation software has been used for the purposes 

of this impact assessment to calculate road traffic noise levels at various facades across the 

development site. The results of the noise survey were used to calibrate the noise model. It is 

concluded that the ŘŜǾŜƭƻǇƳŜƴǘ ǎƛǘŜ Ƴŀȅ ōŜ ŎŀǘŜƎƻǊƛǎŜŘ ŀǎ Ψƭƻǿ ǘƻ ƳŜŘƛǳƳΩ Ǌƛǎƪ ŀƴŘ ŀǎ ǎǳŎƘ ŀƴ 

Acoustic Design Strategy will be required to demonstrate that suitable care and attention has been 

applied in mitigating and minimising noise impact to such an extent that an adverse noise impact will 

be avoided in the final development. 

Potential Impacts 

Construction Stage 

The largest noise and vibration impact of the proposed development will occur during the construction 

phase due to the operation of various plant machinery and HGV movement to, from and around the 

site. However, the construction phase can be classed as a short-term phase. 

The nearest noise-sensitive locations to the site are the residential properties to the east of the site at 

The Park, which are and east, each of which is approximately 25 m from the closest point of the site 

boundary. Based on the results of the baseline noise surveys undertaken, the ambient daytime noise 

level at these properties was found to be between 61 and 63 dB. 
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The calculated noise levels show that there is potential for the maximum permissible daytime noise 

level to be exceeded at distances up to 30 m from the works. This indicates that additional mitigation 

measures will be required to prevent likely significant impacts at residential properties. 

Taking account of the distance to the nearest sensitive off-site buildings, vibration levels at the closest 

neighbouring buildings are expected to be below the limits to avoid any cosmetic damage to buildings. 

Vibration levels are also expected to be below a level that would cause disturbance to building 

occupants. The potential vibration impact during the construction phase if of short-term, neutral and 

imperceptible impact. 

Operational Stage 

The main potential noise outward noise impact to the surrounding will be from additional vehicles on 

the surrounding road network and building services and mechanical plant serving the development. 

It is expected that the principal items of building and mechanical services plant will be for heating and 

ventilation of the buildings. These items and their location will be selected at the detailed design stage 

to ensure that noise emissions to sensitive receivers both external and within the development itself 

will be within the relevant criteria set out above. The effects are considered neutral, not significant 

and permanent. 

The predicted increase in traffic flows associated with the development in the years of 2023 and 2038 

will result in an increase less than 1dB along all roads receiving traffic from the proposed development 

will have a negligible effect. The effect is therefore neutral, imperceptible and permanent. 

Residual Impact of the Proposed Development 

In order to ameliorate the likely noise impacts, a schedule of noise control measures has been 

formulated for both construction and operational phases. The residual impacts following 

implementation of the mitigation measures are as follows; 

Construction Phase 

During the construction phase of the project there will be a short-term noise impact on nearby noise 

sensitive properties from site activities and the close proximity of adjacent buildings. The application 

of binding noise limits, hours of operation, along with implementation of appropriate noise and 

vibration control measures, will ensure that noise and vibration are kept to minimised. For the nearest 

noise sensitive locations within 50m of the proposed development, negative, significant and 

temporary effects are likely. 
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For the majority of noise sensitive locations at greater distances from the proposed development, 

negative, moderate and short-term effects are likely. 

Operational Phase 

Building Services Plant 

With the application of mitigation measures for building services noise, the range of potential noise 

levels is not expected to add significantly to the existing noise environment. The resultant noise effect 

from this source will be of neutral, not significant, permanent impact. 

Additional Traffic on Surrounding Roads 

The predicted change noise levels associated with additional traffic is predicted to be of imperceptible 

impact along the existing road network. In the context of the existing noise environment, the overall 

effects from noise contribution of increased traffic is considered to be of neutral, imperceptible and 

permanent effect to nearby noise sensitive locations. 
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Chapter 10 ς Landscape and Visual Impact  
 
This chapter has been prepared by Cass Roche, the principal of PC Roche and Associates. Cass is a 

qualified Landscape Architect with over 20 years of experience. He holds a Diploma in Physical Planning 

from Trinity College Dublin, along with continued professional development courses in Computer 

Aided Design and Town Planning Development from University College Dublin. He is also a lecturer of 

Landscape Planning and Garden Design at Beechfield College. Cass is a full member of the Landscape 

Institute London.  

 

The objective of this assessment is to demonstrate how the proposed development would sit within 

its physical landscape. It summarizes the impact of the proposed development on the landscape 

character, the visual amenity of the current site, and the adjoining environs. An outline of the 

guidelines and methodology utilised to assess the impacts and describe the receiving environment 

(baseline) and its potential impacts of the development is included.  

 

A description of the site and surrounding lands demonstrate the landscape character and assist in 

assessing its visibility from significant viewpoints in the locality. This has been demonstrated through 

photomontages to give a perspective of how the proposed development would appear from several 

vantage points. The description of each viewpoint, along with consideration of mitigation measures to 

offset or ameliorate impacts are considered and the resultant residual impacts are outlined. 
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Chapter 11 ς Traffic and Transport 

This chapter of the EIAR has been prepared on behalf of Revington Developments Limited, by Matthew 

Steele BA (Hons) MSc FCILT FRGS MCIHT and Pamela Townley BSc (Hons), both Directors of TTRSA with 

over twenty years experience of assessing the impacts of traffic and transport related to development. 

¢Ƙƛǎ ŎƘŀǇǘŜǊ ǇǊƻǾƛŘŜǎ ŀƴ ŀǎǎŜǎǎƳŜƴǘ ƻŦ ǘƘŜ ǘǊŀŦŦƛŎ ŀƴŘ ǘǊŀƴǎǇƻǊǘ ǊŜƭŀǘŜŘ ƛƳǇŀŎǘǎ ƻŦ Ψ! ǘŜƴ ȅŜŀǊ 

permission for a strategic housing development consisting of a mixed-use development of build-to-

rent apartments, student apartments incorporating common areas, café and 3no retail units, crèche 

ŀƴŘ ƳŀƴŀƎŜƳŜƴǘ ŦŀŎƛƭƛǘƛŜǎ ōǳƛƭŘƛƴƎΣ ŀƴŘ ŘǿŜƭƭƛƴƎ ƘƻǳǎŜǎ ŀǘ /ŀƴŀƭ .ŀƴƪΣ tŀ IŜŀƭȅ wƻŀŘΣ [ƛƳŜǊƛŎƪΩΦ  ¢ƘŜ 

site will be served by two new accesses off the northern side of Pa Healy Road, the easternmost of 

which will operate as a left in only. 

The main significance criteria when assessing traffic and transport impacts is the performance of 

affected junctions.  Other criteria include, for example: any increase in road traffic collisions (which 

may result in environmental impacts due to spillage); likely damage to the road structure; and, 

measurable increases in noise and atmospheric pollutants.   

The impact of the proposed development on the assessed junctions is a permanent moderate/slight, 

being a low impact on a medium sensitivity environment where background traffic growth is the main 

driver of change.  There is potential for the Pa Healy Road/Park Road junction to be over capacity in 

the PM peak in the 2028 and 2038 future years with the development in place.  Whilst minor works 

may be needed in the future at the Pa Healy Road/Park Road junction to increase capacity, there is an 

increasing degree of uncertainty in relation to traffic volumes and patterns when forecasting ahead 

over a seventeen year period. 

In terms of road structure degradation, the additional traffic generated by the proposed development 

is not significant as it is negligible in terms of the proportion of the overall traffic volumes recorded on 

Pa Healy Road. 

Taking into account the analysis contained within this chapter, and mitigation measures proposed, the 

residual short-term and long-term traffic and transport related environmental impacts of the proposed 

development are not significant. 
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Chapter 12 ς Material Assets ς Waste  

AWN Consulting Ltd. carried out an assessment of the potential impacts associated with waste 

management during the construction and operational phases of the proposed development. The 

receiving environment is largely defined by Limerick City and County Council as the local authority 

responsible for setting and administering waste management activities in the area through regional 

and development zone specific policies and regulations. 

During the construction and demolition phase, typical C&D waste materials will be generated which 

will be source segregated on-site into appropriate skips/containers, where practical and removed from 

site by suitably permitted waste contractors to authorised waste facilities. Where possible, materials 

will be reused on-site to minimise raw material consumption. Source segregation of waste materials 

will improve the re-use opportunities of recyclable materials off-site. Completion of the construction 

of new foundations and the installation of underground services will require the excavation of 

c.14,043m3 of material. The excavated materials which is either unsuitable for use as fill, or not 

required for use as fill, will be exported off site. Excavated material which is to be taken offsite will be 

taken for offsite reuse, recovery, recycling and/or disposal.  

A carefully planned approach to waste management and adherence to the site-specific Construction 

and Demolition Waste Management Plan (Appendix 19.1) during the construction phase will ensure 

that the effect on the environment will be short-term, neutral and imperceptible.  

During the operation phase, waste will be generated from the residents as well as the commercial 

tenant. Dedicated communal waste storage areas have been allocated throughout the development 

for residents. The residential waste storage areas have been appropriately sized to accommodate the 

estimated waste arisings in both apartments and shared residential areas. The commercial tenant has 

their own commercial WSA allocated, separate from residential WSAs. The waste storage areas have 

been allocated to ensure a convenient and efficient management strategy with source segregation a 

priority. Waste will be collected from the designated waste collection areas by permitted waste 

contractors and removed off-site for re-use, recycling, recovery and/or disposal. 

An Operational Waste Management Plan has been prepared which provides a strategy for segregation 

(at source), storage and collection of wastes generated within the development during the operational 

phase including dry mixed recyclables, organic waste, mixed non-recyclable waste and glass as well as 

providing a strategy for management of waste batteries, WEEE, printer/toner cartridges, chemicals, 

textiles, waste cooking oil, furniture and abandoned bicycles (Appendix 19.2). The Plan complies with 

all legal requirements, waste policies and best practice guidelines and demonstrates that the required 

storage areas have been incorporated into the design of the development. 
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Provided the mitigation measures outlined in Chapter 19 are implemented and a high rate of reuse, 

recycling and recovery is achieved, the predicted effect of the operational phase on the environment 

will be long-term, neutral and imperceptible. 
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Chapter 13 ς Cultural Heritage 

This Chapter was prepared by Rose Cleary. Rose graduated in 1980 with a BA degree in archaeology 

from University College Cork and subsequently undertook masters research on the Newgrange 

prehistoric pottery assemblage. Her research interests lie in prehistoric pottery, with a particular 

interest in ceramic technology, petrology studies and charactisation of clay sources. She is also 

involved in long-term research on the prehistoric archaeology of north Munster, with particular 

reference to the Lough Gur landscape. She has extensive fieldwork experience, having undertaken 

excavations at numerous prehistoric sites in that region. She has published widely on projects 

connected to pipeline and infrastructural projects, including urban regeneration schemes in Cork City. 

Visual impact 

The proposed development is located at some distance from the known archaeological sites (Figure 

13.16) and apart from the Holy Well (RMP LI005-030) and graveyard (RMP LI005-027-02) there are no 

above ground traces of the remaining sites.  The Holy Well and graveyard are some distance to the 

south and the development will not have a visual impact on these sites. The historic buildings 

(Protected Structures) are also some distance from the development site. The proposed buildings of 

significant heights of up to ten storeys will be seen from the complex of late nineteenth/early 

twentieth century buildings on the LIT campus albeit the view will be partially obscured by 

ƛƴǘŜǊƳŜŘƛŀǊȅ ƘƻǳǎƛƴƎ ŀƴŘ ǊŜǘŀƛƭ ǳƴƛǘǎΦ {ǘΦ tŀǘǊƛŎƪΩǎ /ƘǳǊŎƘ ƛǎ ǎƻǳǘƘ ƻŦ ǘƘŜ ŘŜǾŜƭƻǇƳŜƴǘ ŀƴŘ ǘƘŜ ƘƛƎƘŜǊ 

buildings will be visible from the church.  

Archaeological Impact 

The archaeological assessment is based on documentary and cartographic records and a site 

inspection. This information is used to predict the archaeological potential of the development site in 

terms of archaeological remains. The site is to the east of and outside the medieval city of Limerick. 

The two bastioned forts (RMP LI005-113 and 089) and a battery (RMP LI005-017-082) are outside the 

development curtilage. There are no recorded archaeological monuments on the site. There is 

therefore no direct impact on the known archaeological landscape. 

 

There is no predicted impact on any recorded archaeological site or feature. The proposed 

development may however, directly impact on previously unrecorded sub-surface archaeological 

remains. Archaeological monitoring is recommended to mitigate any potential adverse impact on 

archaeological remains. 
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Chapter 14 ς Interactions and Cumulative Impacts 

In preparing the EIAR, each of the specialist consultants have and will continue to liaise with each other 

and will consider the likely interactions between effects predicted as a result of the proposed Project 

during the preparation of the proposals for the subject site and this ensures that mitigation measures 

are incorporated into the design process.  

This chapter of the EIAR seeks to identify where the environmental factors examined in the above 

sections may be inter-related.  

Population and Human Health 

All environmental factors have the potential to impact on Population and Human Health. The potential 

impacts and appropriate mitigation measures have been examined in Chapter 4 of this EIAR. The most 

likely interactions with human health are considered to be the following chapters; 

¶ Land, Soils, Geology and Hydrogeology 

¶ Water and Hydrology 

¶ Air Quality and Climate  

¶ Noise and Vibration  

¶ Landscape and Visual Impact  

¶ Material Assets ς Waste 

It is considered that once all mitigation measure recommended within this EIAR are incorporated 

within the final development, there will be no adverse impact on Population and Human Health. 

Biodiversity 

The habitats present within the Site are commonly occurring throughout Ireland and are evaluated to 

be either important at the Site level or not important. Key areas of interact are identified as the 

following; 

¶ Land, Soils, Geology and Hydrogeology; 

¶ Water and Hydrology 

¶ Landscape and Visual Impact. 
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The proposed development will not result in any significant effects on the biodiversity of the Site and 

provided the recommended best practice and mitigation is implemented it is considered that 

development will not result in any residual significant effects on the biodiversity of the Site 

Land, Soil, Geology and Hydrogeology 

The key areas of interaction are identified as; 

¶ Population and Human Health; 

¶ Water and Hydrology 

Subject to implementation and adherence with mitigation measures proposed, there are no significant 

impacts relating to Land, Soil and Geology anticipated as a result from the proposed development. 

Water and Hydrology 

The earthworks for the site has the potential to impact on the surface water quality, by silt generated 

from runoff or chemicals/oils from construction vehicles carrying out the works. Potential health 

effects arise mainly through the potential for soil and ground contamination. The protection of the 

water environment will help to ensure that Human Health is not significantly impacted by the 

implementation of the SHD. The key areas of interaction in this case are identified as; 

¶ Population and Human Health; 

¶ Land, Soils and Geology; 

¶ Biodiversity 

Subject to the implementation of the proposed mitigation measures during construction and 

operational phase of the development, there are no significant impacts predicted in relation to Water 

and Hydrology. 

Air Quality and Climate 

The most significant potential impacts to air quality are predicted to occur within the construction 

phase of the development. It is predicted that the impact on air quality from the operational phase of 

the development will not be significant. The most notable areas of interaction with Air Quality and 

Climate are:  

¶ Population and Human Health  

¶ Traffic and Transportation  
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Subject to adherence to the proposed mitigation measures, no significant adverse impacts are 

anticipated to result from the proposed development. 

Noise and Vibration 

Noise and vibration interacts particularly with human health, especially during the construction phase 

of the project where there is potential disruption due to increased activity on site and associated 

construction traffic. Additional noise is also associated with the operational phase where additional 

traffic is predicted. 

The key areas of interaction are therefore considered to be:  

¶ Population and Human Health  

¶ Roads and Traffic 

Subject to adherence to the proposed mitigation measures, no significant adverse impacts are 

anticipated. 

Landscape and Visual Impact 

The long-term effects of the proposed development will have a positive effect the landscape of the 

local area and is to include use of native species planting. The proposed project generates visual 

significant effects as the subject site is currently largely undeveloped lands with existing hoarding 

surrounding the site. The key areas of interaction are considered to be:  

¶ Population and Human Health  

¶ Biodiversity 

Subject to adherence to the proposed mitigation measures, no significant adverse impacts are 

anticipated in relation to Landscape and Visual Impact. 

Traffic and Transportation 

The changes to traffic in the surrounding area during both the construction and operational phase of 

the development. 

The key identified interactions in this case are; 

¶ Air Quality and Climate; 

¶ Noise and Vibration 
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Subject to the adherence with the proposed mitigation measures, no significant impacts relating to 

Traffic and Transportation are predicted. 

Material Assets ς Waste 

The construction and operational phases of the proposed development will generate waste which has 

the potential to interact with human health. The identified areas of interaction are therefore 

considered to be:  

¶ Population and Human Health  

Subject to adherence to the proposed mitigation measures relating to the orderly management of 

waste during construction and operational phase of the development, no significant adverse impacts 

are anticipated. 

Cultural Heritage 

There are no interactions identified between Cultural Heritage and other environmental factors 

examined within this EIAR. 

Cumulative Impacts  

This Chapter also identifies potential cumulative impact upon the environment arising from the 

proposed project, in combination with other developments (committed or planned projects) in the 

surrounding area. Cumulative impact is defined by the EU Guidelines as:  

άLƳǇŀŎǘǎ ǘƘŀǘ ǊŜǎǳƭǘ ŦǊƻƳ ƛƴŎǊŜƳŜƴǘŀƭ ŎƘŀƴƎŜǎ ŎŀǳǎŜŘ ōȅ ƻǘƘŜǊ ǇŀǎǘΣ ǇǊŜǎŜƴǘ ƻǊ ǊŜŀǎƻƴŀōƭȅ 

foreseeable actions together with the project. For example:  

¶ Incremental noise from a number of separate developments;  

¶ Combined effect of individual impacts, e.g. noise, dust and visual, from one development on a 

particular receptor; and  

¶ Several developments with insignificant impacts individually but which together have a 

ŎǳƳǳƭŀǘƛǾŜ ŜŦŦŜŎǘΦέ  

 

Each environmental issue assessed within this EIAR has been considered in respect to the cumulative 

impact of the proposed project with the surrounding area. No cumulative impacts have been 

identified. 
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Chapter 15 ς Summary of Mitigation and Monitoring Measures  

This Chapter provides a consolidated list of all of the environmental commitments/ mitigation 

measures and monitoring that have been recommended by the various specialists throughout the 

Chapters of this EIAR. The mitigation and monitoring measures have been recommended on the basis 

that they are considered necessary to protect the environment during both the construction and 

operational phases of the proposed project. 
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1.0 INTRODUCTION 

¢Ƙƛǎ 9ƴǾƛǊƻƴƳŜƴǘŀƭ LƳǇŀŎǘ !ǎǎŜǎǎƳŜƴǘ wŜǇƻǊǘ όΨ9L!wΩύ Ƙŀǎ ōŜŜƴ ǇǊŜǇŀǊŜŘ ōȅ RW Nowlan and 

Associates on behalf of Revington Developments Ltd, who intend to apply to An Bord Pleanála (ABP) 

under the Planning and Development Act 2000 (as amended by the Residential Tenancies Act 2016) 

for a strategic housing scheme located in Canal Bank, Co. Limerick. The application is being made under 

the Strategic Housing Provisions of the Planning and Development (Housing) and Residential Tenancies 

Act, 2016. 

1.1 SUMMARY OF PROPOSED DEVELOPMENT 

The ca. 4 hectare site is a triangular shaped site of vacant land. It forms one of the last remaining 

development sites within walking distance of the city centre. There is no current active use on the site. 

There is one disused industrial building complex near the eastern boundary of the site. This building is 

no longer in use and is vacant. The site is generally level, is located adjacent to the canal and has been 

filled in.  

The site is bounded to the south by Pa Healy Road, a relatively recently constructed road which 

provides an important connecting road linking Dooradoyle to Corbally and the general inner-city 

circular bypass route. Pa Healy road rises to a bridge over the canal near the northwestern corner of 

the site. As a result the road is above the level of the site near the south western portion of the site.   

The site is adjoined to the east by Park Road and to the north by the canal. Along the canal on the side 

of the development site, there is a pedestrian walkway linking the University of Limerick grounds with 

the city centre. The site is immediately accessible from this walkway.  

Along the southern site boundary the site adjoins established industrial development. To the north the 

area consists of generally open fields which form part of the Lower River Shannon SAC and public open 

space lands attached to residential development. To the east the site is adjoined by a mixture of 

residential and industrial development. To the northwest the site is adjoined by a shopping complex. 

A currently functioning commercial building stands near the south eastern corner of the site at the 

junction between Pa Healy Road and Park Road. This building is in active use and has separate vehicular 

access. 

The site is located at Canal Bank, Pa Healy Road, Limerick  as shown on Figure 1.1 below. 
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Figure 1.1 Site Location 

 

The proposed development is set out in the public notices as follows; 

 

A ten year permission for a strategic housing development at Canal Bank, Pa Healy Road, Limerick. 

The development will consist of a mixed-use development of build-to-rent apartments, student 

apartments incorporating common areas, café and 3no retail units, creche and management facilities 

building, and dwelling houses at Canal Bank, Pa Healy Road, Limerick. The development will consist of 

a 4ha area bounded by City Canal to the north, Pa Healy Road to the south and Park Road to the east, 

Canal Bank, Limerick;  

A. Demolition of existing 530m2 warehouse building on site.  

B. Block 1 ς Student accommodation building of 8,238m2 stepped from three to six storeys, with ground 

floor café of 144.60m2 and 3 no. retail units facing onto Pa Healy road of 86.59m2 each, with 9 no. two 

bedroom, 37 no. three bedroom, and 15 no. four bedroom student apartments, totalling 189 bed 

spaces, ancillary laundry, refuse and enclosed communal courtyard with landscaping and bicycle 

storage;  
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C. Block 2 - A residential apartment building of 6,013.25m2 with eight storeys and two penthouse 

storeys, total ten storeys containing 10 no. studio, 1 no. one bedroom and 52 no. two-bedroom 

apartments;  

D. Block 3 ς A residential apartment building of 8,107.10m2 with six storeys and two penthouse storeys, 

total eight storeys containing 16 no. studio, 10 no. one bedroom, and 62 no. two-bedroom apartments;  

E. Block 4 ς A residential apartment building of 3,869.18m2 with six storeys and one penthouse storey, 

total seven storeys containing 7 no. studio, 13 no. one bedroom and 25 no. two-bedroom apartments;  

F. Block 5 ς A residential apartment building of 5,849.40m2 with six storey and one penthouse storey 

total seven storeys containing 14 no. studio, 16 no. one bedroom and 36 no. two-bedroom apartments;  

G. Block 6 a residential apartment building of 3,869.18m2 with six storeys and one penthouse storey, 

total seven storeys containing 7 no. studio, 13 no. one bedroom and 25 no. two-bedroom apartments;  

H. Block 7 a residential apartment building of 4,962m2 with five storeys and one penthouse storey, 

total six storeys containing 12 no. studio, 14 no. one bedroom and 30 no. two-bedroom apartments;  

I. Community facilities building of 1,336.90m2 and three storeys with creche, café, management offices 

and common accommodation for use by apartment dwellers;  

J. 18 no. Executive Houses ς Consisting of 2 no. detached four-bedroom houses of 194.62m2 each and 

16 no. terraced four-bedroom houses of 177.82m2 each, with off street parking to front separate from 

communal parking;  

K. 149 Car parking spaces throughout the development and 420 secured bicycle parking spaces 

throughout the development;  

L. Ancillary works comprising; new vehicular entrances onto Pa Healy Road, pedestrian and cycle links 

to Pa Healy road, Park road and City Canal, bin storage for all developments adjacent to all entrances, 

New public park of 0.5ha along city canal, communal open space and communal roof gardens for all 

apartments, all ancillary drainage, civil and landscape works, public lighting within estate and 

Electricity Sub-station to rear of Block 1.  

 

The total number of units is as follows;  

 

Build to rent apartments - 363 (66x studio, 67x one bedroom, 230x two bedroom); Student apartments 

- 61 (9x two-bedroom, 37x three bedroom and 15x four bedroom, totalling 189 student bed spaces); 18 

Dwelling houses.  

 

Overall total of residential units is 442. Overall Gross floor area of development proposed is 

45,478.65m2 on a site of circa 4ha.  
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A Natura Impact Statement (NIS) and Environmental Impact Assessment Report (EIAR) have been 

prepared in respect of the proposed development  

1.2 LEGISLATIVE CONTEXT 

The consolidated European Union Directive 2011/92/EU on the assessment of the effects of certain 

ǇǳōƭƛŎ  ŀƴŘ ǇǊƛǾŀǘŜ ǇǊƻƧŜŎǘǎ ƻƴ ǘƘŜ ŜƴǾƛǊƻƴƳŜƴǘ όǘƘŜ Ψ9L! 5ƛǊŜŎǘƛǾŜΩύΣ Ƙŀǎ ōŜŜƴ ǘǊŀƴǎǇƻǎŜŘ ƛƴǘo Irish 

planning legislation by the Planning and Development Acts 2000 to 2019 and the Planning and 

Development Regulations 2001 to 2019. The EIA Directive was amended by Directive 2014/52/EU 

which has been transposed into Irish law pursuant to the provisions of amendments made to Part X of 

the Planning and Development Act 2000 and European Union (Planning and Development) 

(Environmental Impact Assessment) Regulations 2018 (S.I. No. 296 of 2018), as amended. 

Accordingly, this EIAR has been prepared in compliance with the EIA Directive as amended by Directive 

2014/52/EU and Irish implementing legislation, including Part X of the Planning and Development Act 

2000, as amended and Planning and Development Regulations 2001 (S.I. No. 600 of 2001), as amended 

in particular as amended by the European Union (Planning and Development) (Environmental Impact 

Assessment) Regulations 2018 (S.I. No. 296 of 2018). 

The European Union Directive 2011/92/EU, amended by EU Directive 2014/52/EU on the assessment 

of the effects of ŎŜǊǘŀƛƴ ǇǳōƭƛŎ ŀƴŘ ǇǊƛǾŀǘŜ ǇǊƻƧŜŎǘǎ ƻƴ ǘƘŜ ŜƴǾƛǊƻƴƳŜƴǘ όǘƘŜ Ψ9L! 5ƛǊŜŎǘƛǾŜΩύΣ ǊŜǉǳƛǊŜǎ 

Member States to ensure that a competent authority carries out an assessment of the likely significant 

effects of certain types of project, as listed in the Directive, prior to development consent being given 

for the project. The Environmental Impact Assessment (EIA) of the proposed development will be 

undertaken by An Bord Pleanála as the competent authority, in compliance with the provisions of EU 

and Irish law and guidance. 

1.3 EIA SCREENING 

The relevant classes/scales of development that normally require Environmental Impact Assessment 

(EIA) are set out in Schedule 5 (Part 2) of the Planning and Development Regulations 2001, as amended. 

Section 172 of the Planning & Development Act 2000, as amended, provides the legislative basis for 

mandatory EIA. It states the following: 

ά!ƴ ŜƴǾƛǊƻƴƳŜƴǘŀƭ ƛƳǇŀŎǘ ŀǎǎŜǎǎƳŜƴǘ ǎƘŀƭƭ ōŜ ŎŀǊǊƛŜŘ ƻǳǘ ōȅ ŀ ǇƭŀƴƴƛƴƎ ŀǳǘƘƻǊƛǘȅ ƻǊ ǘƘŜ .ƻŀǊŘΣ ŀǎ ǘƘŜ 

case may be, in respect of an application for consent for proposed development where either: 

(a) the proposed development would be of a class specified in ς  

(i) Part 1 of Schedule 5 of the Planning and Development Regulations 2001, and either ς 
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I. such development would exceed any relevant quantity, area or other limit specified in that Part, or 

II. no quantity, area or other limit is specified in that Part in respect of the development concerned, 

or 

(ii) Part 2 of Schedule 5 of the Planning and Development Regulations 2001 and either ς 

I. such development would exceed any relevant quantity, area or other limit specified in that Part, or 

II. no quantity, area or other limit is specified in that Part in respect of the development concerned,  

Accordingly, Schedule 5 of the Planning & Development Regulations 2001, as amended sets out a 

number of classes and scales of development that require EIA. 

With regards to the proposed strategic housing development, the provisions of Part 2 of Schedule 5 

require an EIA to be undertaken where it is proposed to carry out the following - ά/ƻƴǎǘǊǳŎǘƛƻƴ ƻŦ ƳƻǊŜ 

ǘƘŀƴ рлл ŘǿŜƭƭƛƴƎ ǳƴƛǘǎέΣ ŀǎ ǇŜǊ ǇŀǊŀƎǊŀǇƘ мл όōύόƛύ ƻŦ tŀǊǘ н ƻŦ ǘƘŜ {ŎƘŜŘǳƭŜ ŀƴŘ ǳǊōŀƴ ŘŜǾŜƭƻǇƳŜƴǘ 

which would involve an area greater than either 2ha (business district), 10 ha (built up area) or 20ha 

(elsewhere) as per paragraph 10(b)(iv). 

The proposed residential development does not exceed the 500 unit threshold in paragraph 10(b)(i). 

In respect of paragraph 10(b)(iv), the site is not located in a business district and does not propose 

urban development of an area greater than 10 hectares. Therefore the proposed development does 

not equal or exceed the relevant quantity, area or other limit specified in Part 2 of Schedule 5 and is 

not subject to mandatory EIA. 

However, section 172 of the Planning & Development Act 2000, as amended, also sets out the basis 

for EIA for developments which do not equal or exceed, the relevant quantity, area or other limit 

ǎǇŜŎƛŦƛŜŘ ƛƴ tŀǊǘ н ƻŦ {ŎƘŜŘǳƭŜ рΣ ƛΦŜΦΣ άǎǳō-ǘƘǊŜǎƘƻƭŘ ŘŜǾŜƭƻǇƳŜƴǘέΦ ¢ƘǳǎΣ ŀƴ 9L! is required where 

subthreshold development is likely to have significant effects on the environment and therefore should 

ōŜ ǎǳōƧŜŎǘ ǘƻ 9L!Φ Lƴ ǘƘƛǎ ŎƻƴǘŜȄǘΣ ǘƘŜ ŎƻƴǎƛŘŜǊŀǘƛƻƴ ƻŦ ΨǎƛƎƴƛŦƛŎŀƴǘ ŜŦŦŜŎǘΩ ƛǎ ƴƻǘ ŘŜǘŜǊƳƛƴŜŘ ōȅ ǊŜŦŜǊŜƴŎŜ 

to relevant quantity, area or other limit thresholds but also considering factors such as the nature and 

location of a project must also be taken into account. On this basis, it was decided to compile an EIAR 

in respect of the proposed strategic housing development. 

Article 299A of the Planning and Development Regulations 2001, as amended, provides that, where a 

ǇƭŀƴƴƛƴƎ ŀǇǇƭƛŎŀǘƛƻƴ ŦƻǊ ŀ άǎǳō-ǘƘǊŜǎƘƻƭŘέ ǎǘǊŀǘŜƎƛŎ ƘƻǳǎƛƴƎ ŘŜǾŜƭƻǇƳŜƴǘ ƛǎ ŀŎŎƻƳǇŀƴƛŜŘ ōȅ ŀƴ 9L!w 

and a request for a EIA screening determination under section 7(1)(a)(i)(I) of the 2016 Act was not 

made ς as is the position in relation to this application ς then the application shall be dealt with as if 

the EIAR had been submitted in accordance with subsection 172(1). 
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The EIAR provides information on the receiving environment and assesses the likely significant effects 

of the project and proposes mitigation measures to avoid or reduce these effects. The function of the 

EIAR is to provide information to allow the competent authority to conduct the Environmental Impact 

Assessment (EIA) of the proposed development. 

1.4 CONTENT OF AN EIAR 

Article 5 of the EIA Directive provides that, where an EIA is required, the developer shall prepare and 

submit an environmental impact assessment report (EIAR) previously referred to as an Environmental 

LƳǇŀŎǘ {ǘŀǘŜƳŜƴǘ όΨ9L{ΩύΦ ¢ƘŜ ƛƴŦƻǊƳŀǘƛƻƴ ǘƻ ōŜ ǇǊƻǾƛŘŜŘ ōȅ ǘƘŜ ŘŜǾŜƭƻǇŜǊ ǎƘŀƭƭ ƛƴŎƭǳŘŜ ŀǘ ƭŜŀǎǘΥ 

a) a description of the project comprising information on the site, design, size and other relevant 

features of the project; 

b) a description of the likely significant effects of the project on the environment; 

c) a description of the features of the project and/or measures envisaged in order to avoid, prevent or 

reduce and, if possible, offset likely significant adverse effects on the environment; 

d) a description of the reasonable alternatives studied by the developer, which are relevant to the 

project and its specific characteristics, and an indication of the main reasons for the option chosen, 

taking into account the effects of the project on the environment; 

e) a non-technical summary of the information referred to in points (a) to (d); and (f) any additional 

information specified in Annex IV relevant to the specific characteristics of a particular project or type 

of project and to the environmental features likely to be affected. 

In addition, article 94 of Schedule 6 to, the Planning and Development Act 2000 to 2019 sets out the 

information to be contained in an EIAR, with which this EIAR complies. 

1.5 EIA GUIDANCE 

The Environmental Protection !ƎŜƴŎȅ ό9t!ύ ǇǳōƭƛǎƘŜŘ ƛǘǎ Ψ5ǊŀŦǘ DǳƛŘŜƭƛƴŜǎ ƻƴ ǘƘŜ LƴŦƻǊƳŀǘƛƻƴ ǘƻ ōŜ 

/ƻƴǘŀƛƴŜŘ ƛƴ 9ƴǾƛǊƻƴƳŜƴǘŀƭ LƳǇŀŎǘ !ǎǎŜǎǎƳŜƴǘ wŜǇƻǊǘǎΩ ό9t!Σ !ǳƎǳǎǘ нлмтύΣ ŀƴŘ ǘƘŜǎŜ ŘǊŀŦǘ 

guidelines have been used in the compiling of this EIAR. 

In preparing this EIAR regard has ŀƭǎƻ ōŜŜƴ ǘŀƪŜƴ ƻŦ ǘƘŜ ǇǊƻǾƛǎƛƻƴǎ ƻŦ ǘƘŜ ΨDǳƛŘŜƭƛƴŜǎ ŦƻǊ tƭŀƴƴƛƴƎ 

!ǳǘƘƻǊƛǘƛŜǎ ŀƴŘ !ƴ .ƻǊŘ tƭŜŀƴłƭŀ ƻƴ /ŀǊǊȅƛƴƎ ƻǳǘ 9ƴǾƛǊƻƴƳŜƴǘŀƭ LƳǇŀŎǘ !ǎǎŜǎǎƳŜƴǘΩΣ ǇǳōƭƛǎƘŜŘ ōȅ ǘƘŜ 

Department of Housing, Planning and Local Government (DHPLG) in August 2018 to the extent these 

guidelines are relevant having regard to the enactment of the revised EIA Directive. 
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The European Commission also published a number of guidance documents in December 2017 in 

relation to Environmental Impact Assessment of Projects (Directive 2011/92/EU as amended by 

нлмпκрнκ9¦ύ ƛƴŎƭǳŘƛƴƎ ΨDǳƛŘŀƴŎŜ ƻƴ ǘƘŜ ǇǊŜǇŀǊŀǘƛƻƴ ƻŦ ǘƘŜ 9ƴǾƛǊƻƴƳŜƴǘŀƭ LƳǇŀŎǘ !ǎǎŜǎǎƳŜƴǘ wŜǇƻǊǘΩΦ 

RW Nowlan & Associates has prepared the EIAR with regard to these guidelines also. 

1.6  PURPOSE AND SCOPE OF THE EIAR 

As part of the Environmental Impact Assessment process, the developer of the project must prepare 

and submit an Environmental Impact Assessment Report (hereafter referred to as the EIAR). This is the 

first step of the EIA process, as mentioned in Article 1(2)(g) of European Union Directive 2011/92/EU, 

as amended by Directive 2014/52/EU on assessment of the effects of certain public and private 

tǊƻƧŜŎǘǎ ƻƴ ǘƘŜ ŜƴǾƛǊƻƴƳŜƴǘ όάǘƘŜ 9L! 5ƛǊŜŎǘƛǾŜέύΦ ¢ƘŜ 9L!w ƛǎ ǘƘŜ ŘƻŎǳƳŜƴǘ ǇǊŜǇŀǊŜŘ ōȅ ǘƘŜ ŘŜǾŜƭƻǇŜǊ 

that presents the output of the assessment. It contains information regarding the project, the likely 

significant effect of the project, the baseline scenario, the reasonable alternatives considered by the 

developer, the features and measures to mitigate adverse significant effects as well as a Non-Technical 

Summary and any additional information specified in Annex IV of the EIA Directive. Article 5 of the EIA 

Directive sets out what must be included in the EIA Report, and how to ensure that it is both of a 

sufficient high quality and complete. This EIAR provides a statement of the likely significant effects 

associated with the proposed strategic housing development. 

It is important to distinguish the Environmental Impact Assessment (EIA) to be carried out by An Bord 

Pleanála, from the Environmental Impact Assessment Report (EIAR) accompanying the planning 

application. The EIA is the assessment carried out by the competent authority, which includes an 

examination that identifies, describes and assesses in an appropriate manner, in the light of each 

individual case and in accordance with Articles 4 to 11 of the Environmental Impact Assessment 

Directive, the direct and indirect effects of the proposed development on the following: 

a) population and human health 

b) biodiversity, with particular attention to species and habitats protected under Directive 

92/43/EEC and Directive 2009/147/EC 

c) land, soil, water, air and climate 

d) material assets, cultural heritage and the landscape 

e) the interaction between the factors referred to in points (a) to (d) 
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 1.7 STRUCTURE AND CONTENT OF THE EIAR 

This EIAR uses the grouped structure method to describe the existing environment, the potential 

impacts of the proposed development thereon and the proposed mitigation measures. Background 

information relating to the proposed development, consultation undertaken and a description of the 

proposed development are presented in separate sections. The grouped format sections describe the 

impacts of the proposed development in terms of human beings and population, flora and fauna, soils 

and geology, water, air and climate, noise, landscape, cultural heritage and material assets such as 

waste, together with the interaction of the foregoing. 

The chapters of this EIAR are as follows: 

1. Introduction 

2. Alternatives Considered 

3. Description of Proposed Development 

4. Population and Human Health 

5. Biodiversity 

6. Land, Soil, Geology and Hydrogeology 

7. Water and Hydrology 

8. Air Quality and Climate 

9. Noise and Vibration 

10. Landscape and Visual Impact 

11. Traffic and Transportation 

12. Material Assets ς Waste 

13. Cultural Heritage 

14. Interactions and Cumulative Impacts 

15. Summary of Mitigation and Monitoring Measures 

The EIAR also includes a non-technical summary, which is a condensed and easily comprehensible 

version of the EIAR document. The non-technical summary is laid out in a similar format to the main 

EIAR document and comprises a description of the proposed development followed by the existing 

environment, impacts and mitigation measures presented in the grouped format. The Non Technical 

Summary (Part 1) and the Main Chapters (Part 2) along with Appendices to Chapters (Part 3). For ease 
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of reference, smaller appendices have been included within the main body of Part 2. Where 

appendices are included within Part 2, they are referenced in the Main Body Table of Contents above. 

1.8 DESCRIPTION OF LIKELY SIGNIFICANT EFFECTS AND IMPACTS 

The impact assessment methodology is detailed in respect of the various EIAR topics in the respective 

specialist Chapters herein. Unless otherwise stated, the criteria for impact characterisation (i.e. for 

describing effects / impacts) are as per the EPA 2017 EIAR Guidelines.  

The significance of an impact is determined through comparison of the character of the predicted 

impact to the sensitivity of the receiving environment / receptor as per the EPA 2017 Guidelines as 

shown in Table 1.1 below. 

Criteria Term Description 

 

 

Quality 

Positive A change which improves the quality of the environment. 

Neutral No effects or effects that are imperceptible, within normal 

bounds of variation or within the margin of forecasting 

error. 

Negative A change which reduces the quality of the environment. 

 

 

 

 

 

 

Significance 

Imperceptible  An effect capable of measurement but without significant 

consequences 

Not Significant An effect which causes noticeable changes in the 

character of the environment but without significant 

consequences. 

Slight An effect which causes noticeable changes in the 

character of the environment without affecting its 

sensitivities 

Moderate An effect that alters the character of the environment in a 

manner consistent with existing and emerging baseline 

trends 

Significant An effect, which by its character, magnitude, duration or 

intensity alters a sensitive aspect of the environment 
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Very Significant An effect which, by its character, magnitude, duration or 

intensity significantly alters most of a sensitive aspect of 

the environment 

Profound An effect which obliterates sensitive characteristics 

 

 

Extent and 

Context 

Extent Describe the size of the area, number of sites and the 

proportion of a population affected by an effect 

Context Describe whether the extent, duration, or frequency will 

conform or contrast with established (baseline) conditions 

 

 

Probability 

Likely Effects that can reasonably be expected to occur because 

of the planned project if all mitigation measures are 

properly implemented 

Unlikely  Effects that can reasonably be expected not to occur 

because of the planned project if all mitigation measures 

are properly implemented 

 

 

 

 

Duration and 

Frequency 

Momentary Effects lasting from seconds to minutes 

Brief Effects lasting less than a day 

Temporary Effects lasting less than a year 

Short-Term Effects lasting one to seven years 

Medium-Term Effects lasting seven to fifteen years 

Long-Term Effects lasting fifteen to sixty years 

Permanent Effects lasting over sixty years 

Reversible Effects that can be undone, for example through 

remediation or restoration 
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Frequency Describes how often the effect will occur (once, rarely, 

occasionally, frequently, constantly ς or hourly, daily, 

weekly, monthly, annually) 

 

 

 

 

 

 

 

 

Type 

Indirect Impacts on the environment, which are not a direct result 

of the project, often produced away from the project site 

or because of a complex pathway 

Cumulative The addition of many minor or significant effects, including 

effects of other projects, to create larger, more significant 

effects. 

Ψ5ƻ bƻǘƘƛƴƎΩ The environment as it would be in the future should the 

subject project not be carried out 

Worst Case The effects arising from a project in the case where 

mitigation measures substantially fail 

Indeterminable When the full consequences of a change in the 

environment cannot be described 

Irreversible When the character, distinctiveness, diversity, or 

reproductive capacity of an environment is permanently 

lost 

Residual Degree of environmental change that will occur after the 

proposed mitigation measures have taken effect 

Synergistic Where the resultant effect is of greater significance than 

the sum of its constituents 

Table 1.1: Impact Classification Terminology (EPA, 2017) 

 1.9 PROJECT TEAM 

The companies and staff listed in Table 1.2 below were responsible for completion of the EIAR in 

respect of the proposed development. The EIAR project team comprises a multidisciplinary team of 

experts with extensive experience in the assessment of projects and in their relevant area of expertise. 

The qualifications and experience of the principal staff from each company involved in the preparation 

of this EIAR are summarised in Table 1.2 below. Each chapter of this EIAR has been prepared by a 

competent expert in the subject matter as detailed below. 
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Consultant Members Involved 
with EIAR Preparation 

Experience Inputs 

RW Nowlan & Associates 
(RWN) 

 

37 Lower Baggot Street, 

Dublin 2 

Hendrick van der Kamp 

Kirsty McDonnell 

Hendrik W van der Kamp - The former 
Head of the planning school in 
Technological University Dublin. Fellow 
and Past-president of the Irish Planning 
Institute and Honorary President of the 
European Council of Spatial Planners. 
Senior Planning Inspector with An Bord 
Pleanala from 1989 to 1995. In that role 
he has conducted oral hearings for 
large scale projects and carried out the 
assessment of numerous large scale 
residential and mixed use development 
schemes throughout the country. 
Planning consultant to advise Fingal 
County Council on planning matters in 
2003. Instrumental in developing their 
methodology for delivering community 
infrastructure as part of large scale 
housing development through a 
collaborative approach with private 
developers. He has been consulted by 
the Government on a number of 
occasions on planning matters. He 
ŀŎǘŜŘ ŀǎ ǘƘŜ aƛƴƛǎǘŜǊΩǎ ŀǇǇƻƛƴǘŜŜ ƻƴ 
the Technical Assessment Board for 
Architects between 2009 and 2015. In 
2013 he was appointed to carry out an 
Independent Review of the MinisterΩǎ 
Planning Review Report. In 2016 he was 
appointed as independent Inspector to 
review a Draft Ministerial Direction on 
Wind Farm Policy. He was member of 
advisory groups of both the National 
Spatial Strategy and the National 
Planning Framework.  

Kirsty McDonnell - Qualified with a 
Masters in Regional and Urban 
Planning from University College 
Dublin. Experience coordinating large 
scale Strategic Housing Development 
applications through all stages from 
initial design through submission to An 
Bord Pleanala. Kirsty is a member of the 
Irish Planning Institute. 

Project 
Management and 
EIAR Chapters; 

1 Introduction 

2 Alternatives 
Considered 

3 Description of 
Proposed 
Development 

4 Population and 
Human Health  

14 Interactions 
and Cumulative 
Impacts 

15 Summary of 
Mitigation and 
Monitoring 
Measures 

 

SLR Consulting 

7 Dundrum Business Park, 

Windy Arbour,  

Dublin 14  

Michael Bailey 

Una Nealon 

Owen Twomey 

Richard Arnold 

Anne Merkle 

Michael Bailey holds a BSc (Hons) in 
Biology and Ecology from the University 
of Ulster, and an MSc in Quantitative 
Conservation Biology from the 
University of the Witwatersrand, 
Johannesburg, South Africa. Michael is 
a full member of the Chartered 
Institute of Ecology and Environmental 
Management (CIEEM). He has prepared 

EIAR Chapters; 

5 Biodiversity 

6 Land, Soil and 
Geology 

7 Water and 
Hydrology 
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Peter Glanville 

Dominica  

Appropriate Assessments and 
Ecological Impact Assessments for a 
wide range of projects in Ireland and 
the UK.  

Úna Nealon holds a BSc (Hons) 
Environmental Science from NUI 
Galway and a PhD in Ecology from 
University College Dublin. Úna has 
prepared ecological reports, including 
Biodiversity chapters, Ecological Impact 
Assessments, Appropriate Assessment 
Screening Reports and Natura Impact 
Statements, for a range of projects in 
the residential, commercial, renewable 
energy and public infrastructure 
sectors.  

Owen Twomey has worked in 
ecological consultancy since 2016. 
Owen holds a BSc in Environmental 
Science (Zoology) and a Postgraduate 
Diploma in Ecological Assessment. 
Owen has prepared Ecological Impact 
Assessment and Appropriate 
Assessment reports for a number of 
projects.  

Richard Arnold is a Technical Director 
with SLR. Richard has 23 years of 
experience as a consultant ecologist, 
which has included preparing and 
overseeing assessments under the 
Habitats Regulations/Directive for 
multiple projects, including small and 
large infrastructure projects. 

!ƴƴŜ aŜǊƪƭŜ ƘƻƭŘǎ ŀ ¢ŜŎƘƴƛŎƛŀƴΩǎ 
Certificate in Arboriculture and is a 
Technicians member of the 
Arboricultural Association. 

Dominica Baird (CGeol) - Dominica is a 

Chartered Hydrogeologist with twenty 

ȅŜŀǊǎΩ Ŏƻƴsultancy 

experience.  Dominica has practised 

hydrogeology, groundwater risk 

assessment and contaminated land in 

London, Edinburgh and Dublin and 

leads groundwater monitoring, water 

resources and due diligence 

projects.  Key competencies include 

hydrogeological assessments and 

aquifer characterisation, developing 

conceptual site models, quantitative 

and qualitative groundwater risk 

assessments and groundwater 
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investigations.  Has presented findings 

of hydrogeological assessments at oral 

hearings and prepared briefs of 

evidence.  Dominica has project 

managed numerous water sections for 

EIARs, which included assessment of 

potential impacts on the water 

environment. 

Peter Glanville (PGeo. EurGeol.) - Peter 

is a Professional Geologist and is a 

Technical Director in the Water 

(Hydrology and Hydrogeology) team in 

{[wΩǎ 5ǳōƭƛƴ ƻŦŦƛŎŜΦ IŜ Ƙŀǎ ƻǾŜǊ ǘǿŜƴǘȅ 

ȅŜŀǊǎΩ ŜȄǇŜǊƛŜƴŎŜ ƛƴ ŜƴǾƛǊƻƴƳŜƴǘŀƭ 

consulting including hydrology, flood 

risk, geomorphology and 

geology.  tŜǘŜǊΩǎ ǎǇŜŎƛŀƭƛǎǘ ŜȄǇŜǊƛŜƴŎŜ 

is in the field of hydrology and 

hydrogeology and includes undertaking 

Environmental Impact Assessments 

and preparing Environmental Impact 

Assessment Reports for a range of 

development types including 

infrastructure, mining, minerals and 

power related projects. His range of 

experience also includes discharge 

licencing and consents, flood risk 

assessments, Peat Landslide Hazard 

Risk Assessments, the preparation of 

Construction and Environmental 

Management Plans, baseline water 

monitoring, Quaternary 

Geomorphology and Subsoils. 

AWN 

The Tecpro Building, 

Clonshaugh Business & 
Technology Park, 

Dublin 17 

Mike Simms 

Chonaill Bradley 

Avril Challoner 

Mike Simms BE MEngSc MIOA MIET, 
Senior Acoustic Consultant at AWN, 
who has worked in the field of acoustics 
for 20 years. He has extensive 
experience in all aspects of 
environmental surveying, noise 
modelling and impact assessment for 
various sectors including, energy, 
industrial, commercial and residential.  

Chonaill Bradley (Bsc ENV AssocCIWM) 
is a Senior Environmental Consultant in 
the Environment Team at AWN. He 
holds a BSc in Environmental Science 
from Griffith University, Australia. He is 
an Associate Member of the Institute of 
Waste Management (CIWM). Chonaill 
Ƙŀǎ ƻǾŜǊ ǎŜǾŜƴ ȅŜŀǊǎΩ ŜȄǇŜǊƛŜƴŎŜ ƛƴ ǘƘŜ 

EIAR Chapters; 

8 Air Quality and 
Climate 

9 Noise and 
Vibration 

12 Material Assets 
- Waste 
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environmental consultancy sector and 
specialises in waste management.  

Dr. Avril Challoner who is a Senior 
Environmental Consultant in the Air 
Quality section of AWN Consulting. She 
holds a BEng (Hons) in Environmental 
Engineering from the National 
University of Ireland Galway, HDip in 
Statistics from Trinity College Dublin 
and has completed a PhD in 
Environmental Engineering (Air 
Quality) in Trinity College Dublin. She is 
a Chartered Scientist (CSci), Member of 
the Institute of Air Quality 
Management and specialises in the 
fields of air quality, EIA and air 
dispersion modelling. She has 
experience with preparing air quality 
and climate impact assessments for 
EIARs for various residential, mixed-
use, commercial and industrial 
developments. 

PC Roche & Associates 

Dublin, 

Ireland 

Cass Roche Cass Roche is the principle of PC Roche 
and Associates and a qualified 
landscape architect with the following 
qualifications; Diploma in Physical 
Planning, Trinity College. Membership 
of Landscape Institute, London. 
Supplementary professional 
development courses include a 
Computer Aided Design and a Town 
Planning Development Course in UCD. 
Cass is also a lecturer in Landscape 
Planning and Garden Design at 
Beechfield College. 

EIAR Chapter; 

10 Landscape and 
Visual Impact 

TTRSA 

Barran,  

Blacklion,  

County Cavan 

 

Matt Steele 

Pamela Townley 

Matthew Steele BA (Hons) MSc FCILT 
FRGS MCIHT is a Director of TTRSA with 
over 20 years of professional 
experience Traffic and Transport 
assessments.  

Pamela Townley BSc (Hons) is a 
Directors of TTRSA with over twenty 
years experience of assessing the traffic 
and transport impacts of development. 

EIAR Chapter; 

11 Traffic and 
Transportation 

Rose Cleary Rose Cleary Rose Cleary graduated in 1980 with a 

BA degree in archaeology from 

University College Cork and 

subsequently undertook masters 

research on the Newgrange prehistoric 

pottery assemblage. Her research 

EIAR Chapter; 

13 Cultural 
Heritage 



 

58 

 

interests lie in prehistoric pottery, with 

a particular interest in ceramic 

technology, petrology studies and 

charactisation of clay sources. She is 

also involved in long-term research on 

the prehistoric archaeology of north 

Munster, with particular reference to 

the Lough Gur landscape. She has 

extensive fieldwork experience, having 

undertaken excavations at numerous 

prehistoric sites in that region. She has 

published widely on projects connected 

to pipeline and infrastructural projects, 

including urban regeneration schemes 

in Cork City. 

Table 1.2: Project Team Qualifications 

1.10 DIFFICULTIES IN COMPILING THE EIAR 

 RW Nowlan & Associates is responsible for the preparation of this EIAR. No difficulties, such as 

technical deficiencies, lack of information or knowledge, were encountered in compiling any specific 

information contained in the EIAR. 
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2.0 ALTERNATIVES CONSIDERED 

2.1 INTRODUCTION 

Article 5 of the Environmental Impact Assessment (EIA) Directive as amended by Directive 2014/52/EU 

states that the information provided in an Environmental Impact Assessment Report (EIAR) should 

include a description of the reasonable alternatives studied by the developer, which are relevant to 

the project and its specific characteristics, and an indication of the main reasons for the final choice, 

taking into account the environmental effects. 

The primary obligation under Article 5(1)(d) of the EIA Directive is upon the developer to provide a 

ŘŜǎŎǊƛǇǘƛƻƴ ƻŦ ǘƘŜ ΨǊŜŀǎƻƴŀōƭŜ ŀƭǘŜǊƴŀǘƛǾŜǎΩ ŎƻƴǎƛŘŜǊŜŘ ƛƴ ǘƘŜ ŎƻǳǊǎŜ ƻŦ ǘƘŜ ŀǇǇƭƛŎŀǘƛƻƴ ǇǊƻŎŜǎǎΦ Lƴ ǘƘƛǎ 

regard, the Directive states: 

ΨόŘύ ŀ ŘŜǎŎǊƛǇǘƛƻƴ ƻŦ ǘƘŜ ǊŜŀǎƻƴŀōƭŜ ŀƭǘŜǊƴŀǘƛǾŜǎ ǎǘǳŘƛŜŘ ōȅ ǘƘŜ ŘŜǾŜƭƻǇŜǊΣ ǿƘƛŎƘ are relevant to the 

project and its specific characteristics, and an indication of the main reasons for the option chosen, 

ǘŀƪƛƴƎ ƛƴǘƻ ŀŎŎƻǳƴǘ ǘƘŜ ŜŦŦŜŎǘǎ ƻŦ ǘƘŜ ǇǊƻƧŜŎǘ ƻƴ ǘƘŜ ŜƴǾƛǊƻƴƳŜƴǘΩ 

The consideration of alternatives is an effective means of avoiding environmental impacts. As set out 

ƛƴ ǘƘŜ Ψ5ǊŀŦǘ DǳƛŘŜƭƛƴŜǎ ƻƴ ¢ƘŜ LƴŦƻǊƳŀǘƛƻƴ ǘƻ ōŜ /ƻƴǘŀƛƴŜŘ ƛƴ 9ƴǾƛǊƻƴƳŜƴǘŀƭ LƳǇŀŎǘ !ǎǎŜǎǎƳŜƴǘ 

wŜǇƻǊǘǎΩ ό9t!Σ нлмтύΣ ǘƘŜ ǇǊŜǎŜƴǘŀǘƛƻƴ ŀƴŘ ŎƻƴǎƛŘŜǊŀǘƛƻƴ ƻŦ ǊŜŀǎƻƴŀōƭŜ ŀƭǘŜǊƴŀǘƛǾŜǎ ƛƴǾŜǎǘƛƎŀǘŜŘ ƛǎ ŀƴ 

important part of the overall EIA process. 

This chapter of the EIAR contains a description of the reasonable alternatives that were considered in 

respect of the development of the site in terms other land-use options, unit numbers, unit types, 

design, and site layout. 

It is important to acknowledge that although the consideration of alternatives is an effective means of 

avoiding environmental impacts, there are difficulties and limitations when considering alternatives. 

Indeed, as is clear from the provisions of the EIA Directive itself, the requirement is to consider 

άǊŜŀǎƻƴŀōƭŜ ŀƭǘŜǊƴŀǘƛǾŜǎέ ǿƘƛŎƘ ŀǊŜ ǊŜƭŜǾŀƴǘ ǘƻ ǘƘŜ ǇǊƻƧŜŎǘ ŀƴŘ ƛǘǎ ŎƘŀǊŀŎǘŜǊƛǎǘƛŎǎΦ Lƴ ƎŜƴŜǊŀƭ ǘŜǊƳǎΣ 

issues such as hierarchy, non-environmental factors and certain site-specific issues may also be 

relevant to the consideration of reasonable alternatives by the developer. 

2.2 ALTERNATIVE LOCATIONS 

The proposed development is located within lands which have been is zoned for Residential 

Development under the Limerick City Development Plan 2010-2016. This zoning designation is also 



 

60 

 

proposed to continue in the Draft Limerick Development Plan 2022-2028. As such consideration of 

alternative sites for the construction of residential units proposed in this development was not 

considered necessary. It is considered that the proposed site is a suitably zoned residential 

development site, available to the applicant for the proposed development. During the design process 

for the proposed development several iterations of the site layout and alternative designs were 

considered. This planning application demonstrates that the subject site and the surrounding area 

have the environmental capacity to accommodate the proposed development without any significant 

risk of impact upon environmental sensitivities due to the site location. 

2.3 DO-NOTHING ALTERNATIVE 

¢ƘŜ Ψ5ƻ-bƻǘƘƛƴƎΩ ŀƭǘŜǊƴŀǘƛǾŜ ŎƻƴǎƛŘŜǊǎ ǘƘŜ ƭƛƪŜƭȅ ǎŎŜƴŀǊƛƻ ǘƘŀǘ ǿƻǳƭŘ ŀǊƛǎŜΣ ŀǎǎǳƳƛƴƎ ǘƘŜ ǇǊƻǇƻǎŜŘ 

Project were not progressed, i.e. if nothing were done. Note that this Chapter discusses the Do-Nothing 

scenario in terms of development (or lack thereof) in the absence of the proposed Project. The likely 

impacts of a Do-Nothing scenario in relation to the various environmental topics (e.g. cultural heritage, 

biodiversity, traffic and so on) are discussed in the respective chapters of this EIAR. 

If the proposed development was not to proceed, the opportunity to develop 363 no. apartment units, 

18 no. Houses and 189 student bedspaces, a childcare facility, commercial/retail units, open space, 

landscaping and ancillary works at this long standing residential zoned site would be lost. 

¦ƴŘŜǊ ǘƘŜ ά5ƻ bƻǘƘƛƴƎέ ŀƭǘŜǊƴŀǘƛǾŜΣ ǘƘŜ ȊƻƴŜŘ ǊŜǎƛŘŜƴǘƛŀƭ ƭŀƴŘǎ ǿƻǳƭŘ ƴƻǘ ōŜ ǳǎŜŘ ŦƻǊ ǘƘŜ 

development of housing. There remains a long-standing housing need in Limerick and Limerick City 

and County Council have, through the inclusion of the site for residential development in their adopted 

Plan, given their support for the site to be developed for residential purposes. Therefore, under this 

ά5ƻ bƻǘƘƛƴƎέ ǎŎŜƴŀǊƛƻΣ ǘƘŜ ŎƻƴǎǘǊǳŎǘƛƻƴ ƻŦ ōŀŘƭȅ ƴŜŜded housing would have to occur on another site 

in Limerick to fulfil that need. It is entirely possible that any alternative site would be less suitable than 

the proposed development site.  

In circumstances where the utilisation of alternative unzoned lands and the non-utilisation of lands 

ȊƻƴŜŘ ŦƻǊ ǊŜǎƛŘŜƴǘƛŀƭ ŘŜǾŜƭƻǇƳŜƴǘ ǿƻǳƭŘ ǊŜǇǊŜǎŜƴǘ ŀƴ ǳƴǎǳǎǘŀƛƴŀōƭŜ ƭŀƴŘ ǳǎŜΣ ǘƘŜ ά5ƻ-bƻǘƘƛƴƎέ 

alternative was not considered the appropriate option. 

2.4 ALTERNATIVE LAYOUTS 

This section provides an overview of how the proposed development has evolved to date. The design 

process was an iterative process, where findings at each stage of the assessment were used to further 

refine the design, always with the intention of minimising the potential for environmental impacts. In 

particular, in developing the proposed design, cognisance was taken of the designs proposed in respect 
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a previous SHD proposal (ref: 306541-20), the applicants in this instance have ensured that the 

previous considerations of An Bord Pleanála were taken into account. The layout has also evolved 

through discussions with Limerick City and County Council at pre-application stage, and following 

ǊŜŎŜƛǇǘ ƻŦ !ƴ .ƻǊŘ tƭŜŀƴłƭŀΩǎ hǇƛƴƛƻƴ ŀǘ {ŜŎǘƛƻƴ р ǇǊŜ-application discussion stage. 

Alternative Layout 1 

 

At initial project inception and feasibility stage, a low-density housing scheme was explored, based on 

market advice surrounding a demand for 3 no. bedroom and 4 no. bedroom houses in the area. The 

above design proposal was initially presented to Limerick City and Council at the beginning of the 

design process to open discussion of development on the subject site. This iteration of the design 

proposed mainly low density housing units with some apartment units on the western portion of the 

site. This design was deemed unfeasible at an early stage when planning policies relating to density 

and housing mix were examined. It was further considered that a mix of typologies would be required 

not just to increase the residential density at the site, but to provide a mix of typologies that could 

meet the needs of different demographics and tenure typologies. 
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Alternative Layout 2 

 

The above layout was examined following initial discussions with Limerick City and County Council. The 

design was successful in increasing the overall density of the development and proposed a landmark 

type building which would be viewed when travelling down Pa Healy Road. It was considered at this 

stage of the design process that the above iteration was not the most sustainable use of the zoned 

lands with housing units located in the middle of the site and the higher density units located around 

the perimeter.  
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Alternative Layout 3 

 

At this stage of the design process, the student accommodation units were included in the design due 

to the prime location of the development site and in direct response to a recognised underprovision 

of student accommodation to serve third level institutes in Limerick. The Alternative Layout 3 resulted 

in increased residential density, good pedestrian and cyclist permeability and a vehicle access strategy 

that did not result in adverse impacts upon the local road network. While further revision was required, 

the housing mix within Alternative Layout 3 was similar to the final design as presented in this 

application. 

 

 

 

 

 

 

 



 

64 

 

 

Alternative Layout 4 

 

The above iteration of the development design is relatively close to the eventual final design as 

presented in this application. While undertaking pre planning and applying for a Confirmation of 

Feasibility letter from Irish Water, it became apparent that the above design was no longer feasible. 

This proposal would have required moving Irish Water sewer infrastructure located along the canal. 

When this proposal could not be agreed with Irish Water, the design was amended to provide open 

space along the canal so that the Irish Water infrastructure would be unaffected. Overall, it is 

considered that this has led to a much more sustainable development design, as presented in this 

application, with increased open space provision for future residents of the development as well as 

residents in the surrounding area. 
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Final Layout 

 

The proposed project constitutes the final alternative, and preferred, option. The design has been 

progressed via an iterative process with design amendments arising from consultation with An Bord 

Pleanála and Limerick City and County Council during the pre-application process. The current design 

takes account of both planning and environmental considerations. The full description of the final 

proposed development is outlined in Chapter 3 below. 

2.5 CONCLUSIONS 

The proposed development provides for new residential development on lands zoned for residential 

use under the Limerick City Development Plan 2010-2016 which was subject to the SEA process. As 

such, consideration of alternative sites for the construction of houses and apartments proposed in this 

residential development was not considered necessary. 

During the design process, the layout and design of the proposed development evolved in response to 

architectural, landscape and environmental requirements and several iterations of the site layout and 

alternative designs were considered. Any difficulties from an architectural, landscape or environmental 
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viewpoint were assessed and, where necessary, the design was amended to address the issues 

encountered. 

The evolution of the current scheme was informed by consideration of environmental aspects; 

vehicular and pedestrian movements; maximisation of pedestrian connectivity through the site and 

protection of adjoining residential amenity. Furthermore, the final scheme has been directly 

ƛƴŦƭǳŜƴŎŜŘ ōȅ ǘƘŜ ǘŜŎƘƴƛŎŀƭ ŀƴŘ ǎǇŜŎƛŦƛŎ ƛǎǎǳŜǎ ǊŀƛǎŜŘ ƛƴ ǘƘŜ .ƻŀǊŘΩǎ hǇƛƴƛƻƴ. 
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3.0 DESCRIPTION OF THE PROPOSED DEVELOPMENT 

3.1 INTRODUCTION 

The site (4 ha.) is a vacant site near Limerick city centre which has been zoned for mixed use 

development in the Limerick City Development Plan. It is bounded to the north by the canal plus 

walking/cycling route and to the south by Pa Healy Road.  A previous application for the proposed 

development at the site was refused by An Bord Pleanála because of deficiencies in the submitted 

Natura Impact Statement. These deficiencies have been addressed in this application. The proposed 

development is for a predomiƴŀƴǘƭȅ ǊŜǎƛŘŜƴǘƛŀƭΣ ƘƛƎƘ ŘŜƴǎƛǘȅΣ ƳƛȄŜŘ ǳǎŜ ǎŎƘŜƳŜ ƻŦ ΨōǳƛƭŘ ǘƻ ǊŜƴǘΩ 

apartments, houses, a student accommodation block and retail units, plus community facilities 

building. Vehicular access to the scheme will be from Pa Healy Road. 

3.2 CHARACTERISTICS OF THE SITE 

The subject site comprises of mostly undeveloped lands with the exception of a single steel framed 

warehouse unit which has been vacant for a considerable period. At the early stages of the application 

process, Verde Environmental Consultants were commissioned to undertake a preliminary 

environmental assessment of the subject site. The Verde report is submitted within this application 

ǳƴŘŜǊ ŀ ǎŜǇŀǊŀǘŜ ŎƻǾŜǊΣ ǘƛǘƭŜŘ ΨtƘŀǎŜ н 9ƴǾƛǊƻƴƳŜƴǘŀƭ 5ǳŜ 5ƛƭƛƎŜƴŎŜ wŜǇƻǊǘΩΦ The Verde report 

identified areas on the site of significant deposits of soil and construction and demolition materials 

ŘŀǘƛƴƎ ŦǊƻƳ ǘƘŜ мффлΩǎΦ  

The site is triangular in shape and is bounded by the following; 

North - The site is bounded by the Park Canal to the north. The canal banks are a public walkway and 

are part of the Lough Derg Way (walking/hiking trail) which starts in Limerick City to the west of the 

site. The other side of the canal has been designated as a Special Area of Conservation by the National 

Parks and Wildlife ServicesςSite Code002165ςLower River Shannon SAC. 

South - A single warehouse of Clancy Lewis fruit distribution is located to the south east of the site. Pa 

Healy Road borders the site to the south which is bounded by commercial properties, undeveloped 

ƭŀƴŘ ǊŜŎǊŜŀǘƛƻƴŀƭ ƎǊƻǳƴŘǎ ƻŦ hΩ.ǊƛŜƴΩǎ tŀǊƪΦ 

East - The eastern boundary of the site is bordered by the Park Road, which is further bounded by a 

mixture of commercial (Musgraves Cash & Carry, Park Road Recycling Centre, David Mead Fitted 

Furniture) and detached residential premises. 

West - The site narrows down towards the west. There is a bridge crossing the canal located to the 

west of the site. Sport grounds are located further West. 
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The physical setting of the subject site at present is outlined in Table 2.3 of the Verde report as shown 

below in Table 3.1 of this report. 

FEATURE  DETAILS & COMMENTS 

Geology  Overburden: The GSI describes the subsoils 

underlying the site as Made Ground with 

marine/estuarine silts and clays located in the 

north western corner. 

Solid Geology: According to GSI data, the majority 

of the site is located on top of undifferentiated 

limestones. The south west corner of the site is 

underlain by volcanoclastic rocks among 

limestones 

Hydrogeology Regional Classification: According to GSI data, the 

bedrock aquifer underlying the majority of the site 

is classified as Lm, Locally Important aquifer which 

is generally moderately productive. The maximum 

recharge capacity of such an aquifer is 

200mm/year. 

Vulnerability: The GSI classification of the bedrock 

aquifer beneath the majority of the site is described 

as having a vulnerability rating of (L) Low. This 

suggests that bedrock will not be encountered in 

the first 10mBGL. The eastern boundary has a 

vulnerability rating of (M) Moderate. This suggests 

that bedrock will not be encountered in the first 

10mBGL in this area also. 

Well Search: According to the GSI database there is 

one well located within 1km of the site. This well is 

located approximately 0.39km to the south west of 

the site and was drilled in 1978 by Shamrock to a 

depth of 73.2m. This well produces good yields of 

approximately 288m3d and is defined as being of 

industrial use. 

Hydrology/Ecology Surface Water Courses/ Abstractions: The Park 

Canal is located along the northern boundary of the 
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site and connects the Abbey River to the River 

Shannon flowing in an easterly direction. The 

Abbey River is located approximately 580m to the 

west of the site and flows in a southerly direction 

joining the River Shannon lower approximately 

1.1km to the west of the site 

Water Framework Directive status: The River 

Shannon Lower has not been assigned a status 

under the Water Framework Directive (WFD); It is 

ŘŜŦƛƴŜŘ ŀǎ ōŜƛƴƎ άbƻǘ !ǘ wƛǎƪέ ƻŦ ŘŜǘŜǊƛƻǊŀǘƛƴƎ ƛƴ 

the future. The groundwater body beneath the site 

ƛǎ ŎƭŀǎǎŜŘ ŀǎ ƘŀǾƛƴƎ άtƻƻǊέ ǎǘŀǘǳǎ ŀƴŘ ƛǎ ŀǘ Ǌƛǎƪ of 

deteriorating in the future. (Ground waterbody 

Name: Limerick City East, Code: IE_SH_G_138) 

Protected Areas: According to National Parks and 

Wildlife Service (NWPS) records the Lower River 

Shannon Special Area of Conservation (SAC) is 

located approximately 30m north of the site on the 

northern bank of the canal. (Site code: 002185). 

This protected site includes also Abbey River. 

Flooding: According to OPW resources, the entire 

site is prone to coastal flooding in extreme events. 

The northern part of the site is, adjacent to the 

canal, might be prone to pluvial flooding 

Table 3.1: Physical Site Setting Source: Verde Phase 2 Environmental Due Diligence Report (Page 8, Oct 2021) 

3.3 PROPOSED DEVELOPMENT 

The proposed development is set out in the statutory notices as follows; 

A ten year permission for a strategic housing development at Canal Bank, Pa Healy Road, Limerick. 

The development will consist of a mixed-use development of build-to-rent apartments, student 

apartments incorporating common areas, café and 3no retail units, creche and management facilities 

building, and dwelling houses at Canal Bank, Pa Healy Road, Limerick. The development will consist of 

a 4ha area bounded by City Canal to the north, Pa Healy Road to the south and Park Road to the east, 

Canal Bank, Limerick;  
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A. Demolition of existing 530m2 warehouse building on site.  

B. Block 1 ς Student accommodation building of 8,238m2 stepped from three to six storeys, with ground 

floor café of 144.60m2 and 3 no. retail units facing onto Pa Healy road of 86.59m2 each, with 9 no. two 

bedroom, 37 no. three bedroom, and 15 no. four bedroom student apartments, totalling 189 bed 

spaces, ancillary laundry, refuse and enclosed communal courtyard with landscaping and bicycle 

storage;  

C. Block 2 - A residential apartment building of 6,013.25m2 with eight storeys and two penthouse 

storeys, total ten storeys containing 10 no. studio, 1 no. one bedroom and 52 no. two-bedroom 

apartments;  

D. Block 3 ς A residential apartment building of 8,107.10m2 with six storeys and two penthouse storeys, 

total eight storeys containing 16 no. studio, 10 no. one bedroom, and 62 no. two-bedroom apartments;  

E. Block 4 ς A residential apartment building of 3,869.18m2 with six storeys and one penthouse storey, 

total seven storeys containing 7 no. studio, 13 no. one bedroom and 25 no. two-bedroom apartments;  

F. Block 5 ς A residential apartment building of 5,849.40m2 with six storey and one penthouse storey 

total seven storeys containing 14 no. studio, 16 no. one bedroom and 36 no. two-bedroom apartments;  

G. Block 6 a residential apartment building of 3,869.18m2 with six storeys and one penthouse storey, 

total seven storeys containing 7 no. studio, 13 no. one bedroom and 25 no. two-bedroom apartments;  

H. Block 7 a residential apartment building of 4,962m2 with five storeys and one penthouse storey, 

total six storeys containing 12 no. studio, 14 no. one bedroom and 30 no. two-bedroom apartments;  

I. Community facilities building of 1,336.90m2 and three storeys with creche, café, management offices 

and common accommodation for use by apartment dwellers;  

J. 18 no. Executive Houses ς Consisting of 2 no. detached four-bedroom houses of 194.62m2 each and 

16 no. terraced four-bedroom houses of 177.82m2 each, with off street parking to front separate from 

communal parking;  

K. 149 Car parking spaces throughout the development and 420 secured bicycle parking spaces 

throughout the development;  

L. Ancillary works comprising; new vehicular entrances onto Pa Healy Road, pedestrian and cycle links 

to Pa Healy road, Park road and City Canal, bin storage for all developments adjacent to all entrances, 

New public park of 0.5ha along city canal, communal open space and communal roof gardens for all 
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apartments, all ancillary drainage, civil and landscape works, public lighting within estate and 

Electricity Sub-station to rear of Block 1.  

The total number of units is as follows;  

Build to rent apartments - 363 (66x studio, 67x one bedroom, 230x two bedroom); Student apartments 

- 61 (9x two-bedroom, 37x three bedroom and 15x four bedroom, totalling 189 student bed spaces); 18 

Dwelling houses.  

Overall total of residential units is 442. Overall Gross floor area of development proposed is 

45,478.65m2 on a site of circa 4ha.  

A Natura Impact Statement (NIS) and Environmental Impact Assessment Report (EIAR) have been 

prepared in respect of the proposed development.  

The proposed housing mix is set out in Table 3.2 below. 

Unit Type Studio 1 Bed 2 Bed 3 Bed 4 Bed Total 

Apartment 66 67 230 - - 363 

Houses - - - - 18 18 

Student 

Accommodation 

- - 9 (18) 37 (111) 15 (60) 61 (189 no. 

bedspaces) 

Table 3.2: Proposed Dwelling Mix 

The application for the proposed development seeks a ten year planning permission. Having regard to 

the large scale of the development and the number of units in the overall scheme, it is considered that 

this such a duration is appropriate. As such, it is proposed to complete the overall development over 

three no. phases of construction as shown below in Figure 3.1. 
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Figure 3.1: Proposed Development Phasing 

Each phase includes the following elements of the overall development; 

Phase 1 ς Student accommodation, Facilities Building and the proposed Houses; 

Phase 2 ς Due to the scale of development proposed in Phase 2, this phase will be subdivided in  to 

the following; 

 Phase 2A ς Apartment blocks 4 and 5; 

 Phase 2B ς Apartment blocks 6 and 7; 

Phase 3 ς Apartment blocks 2 and 3 

The facilities and number of units to be completed in each phase is set out in Table 3.3 below. 

Phase Elements to be Complete 

Phase 1 18 no Housing Units, Student Accommodation Block (189 Student Bedspaces), 

Creche and Facilities Building 

Phase 2 ς 2A Block 4 ς 45 no. Units, Block 5 ς 66 no. Units 

Phase 2 ς 2B Block 6 ς 45 no. Units, Block 7 ς 56 no. Units 
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Phase 3 Block 2 ς 63 no. Units, Block 3 ς 88 no. Units 

Table 3.3: Breakdown of Units Provided in Each Phase of Development 

3.4 CONSTRUCTION STAGE 

This application seeks a ten year permission for complete development of the proposed scheme. The 

relevant construction stage activities are discussed below. 

Site Establishment and Access 

The first activity to be carried out at the site will be the establishment of site facilities and security. The 

location of the compound, associated haul roads and main site access point will be determined and 

agreed with the Local Authority prior to commencement of site works. All sub-contractors as well as 

the main contractor and project managers will occupy offices within the construction compound. The 

site parking for all staff, contractors and visitors will also be located in this area. The proposed site 

compound implementation is shown in Figure 3.2 below. However, it should be noted that this is to be 

agreed with Limerick City and County Council prior to commencement of development. 

 

Figure 3.2: Proposed Site Compound. Source: PHM Drawing no 108-96-901 

The compound will be used as a storage area for the various components, fuels and materials required 

for construction. Any fuels will be stored in self bunded tanks. The compound will be fenced off to 

ensure site security is maintained. The compound may be situated in an area of future landscaping 
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within the proposed development so as not to interfere with the areas where structures are to be 

constructed. Any area used will be reinstated in accordance with the grant of planning at the end of 

the construction period. Until such time as the construction of the first phase of construction work is 

complete, the new access road will not be open to members of the public. 

Hoarding 

Construction phases will be closed off using hoarding which will be constructed before any significant 

development works commence on site for that phase. The proposed hoarding will be standard in 

nature consisting of mounting posts would be set in concrete, with horizontal rails and metal sheeting. 

It is intended that where practicable, hoarding will be retained and re-configured for re-use between 

working areas as construction progresses. 

The following measures will be applied to the installation and maintenance of the site hoarding;  

¶ Maintenance of adequate hoarding to an acceptable condition to prevent unauthorised access 

to works areas; 

¶ Maintain appropriate sightlines to ensure safety of vehicles and pedestrians; 

¶ Temporary fencing may be used for short term works areas; 

¶ Retain existing walls, fences, hedges and earth banks as far as reasonably practicable. 

Site Security 

Security will be the responsibility of the contractor who will provide adequate security to prevent 

unauthorised entry to or from any working areas. Robust security measures will be put in place to 

prevent unauthorised access at all times which will include; 

¶ Installation of CCTV and alarm system with remote access, two-way communication and 

appropriate backup storage;  

¶ Provision of adequate security patrols during out-of-hours and holiday periods; 

¶ Providing manned access control at the main site access. 

¶ Liaison with local community groups, An Garda Síochána and Limerick City and County Council 

when setting up security plan. 
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Working Hours 

The site working hours would be stipulated in the planning conditions attached to a grant of 

permission. As standard, the working hours envisioned for development on site are the following; 

¶ Monday to Friday ς 8:00 to 20:00 

¶ Saturday ς 8:00 to 16:00 

¶ Sunday and Holidays ς No works on site 

It is not intended that any works would be undertaken outside of the above hours of operation. 

However, should this be absolutely unavoidable in any instance, any working hours outside the normal 

construction working hours will be agreed with the planning authority.  

Health and Safety 

In accordance with the statutory requirements of the Safety, Health and Welfare at Work 

(Construction) Regulations 2013, a Health and Safety Plan will be prepared prior to commencement of 

development. This plan will include measures such as; 

¶ Construction Health & Safety training requirements  

¶ Induction procedures  

¶ Emergency protocols  

¶ Details of welfare facilities  

¶ Risk assessments and Method Statements. 

¶ All workers and visitors will be required to wear appropriate personal protective equipment 

prior to going on to the site and will undergo a safety briefing by a member of the site safety 

team. All PPE to be level assessed for its appropriateness for particular tasks.  

¶ Regular site safety audits will be carried out throughout the construction programme to ensure 

that the rules and regulations established for the site are complied with at all times. 

Site Preparation Works 

Upon commencement of development, top surface material will be stripped back and either stockpiled 

on site for pending re-use where feasible in landscaped areas or removed off site to a permitted or 
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licensed facility as part of a recovery operation. This will be done in accordance with all relevant 

statutory requirements.  

Site stripping will be kept to a minimum in line with recommendations made within the Verde Phase 2 

Environmental Due Diligence Report (2021) and the Construction Environmental and Waste 

Management Plan (2021) prepared by PHM Consulting.  

Recommendations included within the Construction Environmental and Waste Management Plan in 

this regard include the following; 

¶ Site clearance not to be undertaken during wet conditions when rainfall of more than 1mm/hr 

is forecast within the next 24 hour period. 

¶ Erosion and sediment traps to be provided as detailed in Section 4 prior to outfall to the Canal. 

¶ Hydrocarbon separation to be provided for all surface water prior to outfall to the Canal. 

¶ Fuels, Lubricants, hydraulic fluid, solvents and oils to be carefully handled and spill kits 

provided. All such fluids to be stored in bunded containment to minimum 110% capacity. 

¶ Accidental spillages to be immediately contained and contaminated soil removed from site.  

¶ Waste fluids to be collected and removed from site.  

¶ Dedicated wash down area to be provided for concrete trucks.  

¶ The proposed surface water head wall is to be preformed of precast concrete and to be 

installed during low water period with no work within/adjacent the Canal to be done within 

the period October to June. 

Construction of New Buildings 

The proposed development includes apartment units, student accommodation, houses, retail units 

and creche and facilities building. In addition, it is proposed to provide substantial communal and 

private landscaped open green area including play areas. All buildings will be constructed in 

accordance with current building regulations and certified by an appropriate Architect during and upon 

construction completion. Construction materials will be sourced locally where possible. 

Traffic 

In accordance with recommendations contained within the Construction Environmental and Waste 

Management Plan and the Traffic and Transportation Chapter of this EIAR, the following measures 
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should be implemented during construction phase in relation to traffic entering and exiting the 

development site; 

¶ The contractor will be required to implement the following measures in relation to traffic and 

transportation during construction: 

¶ All trucks entering and exiting the site will be covered with tarpaulin;  

¶ Adequate parking will be provided to avoid queuing at the site entrance and prevent disruption 

to neighbouring business. Construction vehicles will not be allowed to park on the public road 

either outside the site or on ant of the approach roads leading to the site; 

¶ All trucks entering the site will be restricted to suitable speed limits and will be directed to the 

relevant area by the Site Manager;   

¶ Trucks entering the site will switch off engines to avoid unnecessary fuel usage and noise; 

¶ All trucks exiting the site will be required to pass through a wheel wash. A lance will be 

provided to clean down the bodies and sides of the trucks prior to leaving site;  

¶ All site staff including drivers will be required to abide by the normal rules of the road;  

¶ The contractor will prepare a Detailed Construction Traffic Management Plan (CTMP) covering 

all construction stages that takes into account other potential construction works in the area 

including the proposed Park Road Bridge and New School;  

¶ The CTMP will include a detailed consultation plan to deal with third party queries from both 

residents and commercial operators. The CTMP will require agreement with both Limerick City 

and County Council and An Garda Síochána. The contractor will appoint a single point of 

contact to facilitate the communication of the various traffic management plans and the 

preparation of a project specific website to aid communication would also be beneficial;  

¶ As part of the CTMP a Mobility Management Plan will be prepared to ensure access to the site 

by sustainable travel modes is encouraged. 

Waste Management 

A specific Construction and Demolition Waste Management Plan has been prepared by AWN 

Consulting and is included within this EIAR as Appendix 12.2. This report includes measures to be 

undertaken to minimise the quantity of waste produced at the site and the measures to handle the 

waste in such a manner as to minimise the effects on the environment.  
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Adherence to the Waste Management Plan will ensure that the management of waste arising is dealt 

with in compliance with the provisions of the Waste Management Acts 1996 ς 2015 and amendments. 

The waste management hierarchy to be adopted will be as follows:  

1. Prevention and Minimisation  

2. Reuse of Waste  

3. Recycling of Waste  

4. Disposal  

The Construction Manager will have overall responsibility for ensuring that procedures put in place in 

relation appropriate waste management requirements are adhered to on site at all times. 

Please refer to Chapter 12 of this EIAR for further detail. 

Noise and Vibration 

Chapter 9 of this EIAR provides a full assessment of the potential impacts in terms of Noise and 

Vibration during construction phase of the overall development. Recommendations are made in this 

chapter based on best practice operational and control measures for noise and vibration from 

construction sites are found within BS 5228 (2009 +A1 2014) Code of Practice for Noise and Vibration 

Control on Construction and Open Sites Parts 1 and 2 including recommendations in relation to 

construction site practices including: 

¶ selection of quiet plant; 

¶ control of noise sources; 

¶ screening (boundary, and or localised plant screening); 

¶ hours of work; 

¶ liaison with the public, and; 

¶ monitoring. 

Please refer to Chapter 9 below for further information in this regard. 
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Good Housekeeping 

Full details of the good housekeeping measure to be implemented on site during construction phase 

are set out within the Construction Environmental & Waste Management Plan (2021) prepared by 

PHM Consulting and included in this application under a separate cover. These measures include; 

¶ General maintenance of working areas and cleanliness of welfare facilities and storage areas; 

¶ Provision of site layout map showing key areas such as first aid posts, material storage, spill 

kits, material and waste storage, welfare facilities etc.; 

¶ Maintain all plant, material and equipment required to complete the construction work in 

good order, clean and tidy; 

¶ Keep construction compounds, access routes and designated parking areas free and clean of 

excess dirt, rubbish piles, scrap wood, etc. at all times; 

¶ Details of site managers, contact numbers (including out of hours) and public information signs 

(including warning signs) will be provided at the boundaries of the working areas; 

¶ Provision of adequate welfare facilities for site personnel; 

¶ Installation of appropriate security, lighting, fencing and hoarding at each working area; 

¶ Effective prevention of oil, grease or other objectionable matter being discharged from any 

working area; 

¶ Provision of appropriate waste management at each working area and regular collections to 

be arranged; 

¶ Excavated material generated during construction will be reused on site, if deemed acceptable 

¶ Maintenance of wheel washing facilities and other contaminant measures as required in each 

working area; 

¶ No discharge of site run-off or water discharge without agreement of the relevant authorities. 

¶ No discharge of site run-off or water discharge will be acceptable on to public roads or into 

third party lands. 
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3.5 OPERATIONAL STAGE 

The most significant environmental effects are expected to arise during the construction phase. The 

operational phase of the proposed Project ς which will entail aspects associated with the standard 

operation of a large-scale, residential development with public realm and crèche, small scale retail 

outlets and residential amenity areas ς is therefore relatively benign. Relevant aspects of the 

operational phase are discussed in the respective specialist chapters, as appropriate. 
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4.0 POPULATION AND HUMAN HEALTH 

4.1 INTRODUCTION 

This section of the Environmental Impact Assessment Report (EIAR) describes the potential impacts of 

the proposed development on human beings, population and human health and has been completed 

ƛƴ ŀŎŎƻǊŘŀƴŎŜ ǿƛǘƘ ǘƘŜ ƎǳƛŘŀƴŎŜ ǎŜǘ ƻǳǘ ōȅ ǘƘŜ 9ƴǾƛǊƻƴƳŜƴǘŀƭ tǊƻǘŜŎǘƛƻƴ !ƎŜƴŎȅ ό9t!ύ ƛƴ Ψƛƴ ǇŀǊǘƛŎǳƭŀǊ 

the Draft Guidelines on the Information to be Contained in EnvirƻƴƳŜƴǘŀƭ LƳǇŀŎǘ !ǎǎŜǎǎƳŜƴǘ wŜǇƻǊǘǎΩ 

(EPA, August 2017). The full description of the proposed development is provided in Chapter 3 of this 

EIAR. 

One of the principal concerns in the development process is that people, as individuals or communities, 

should experience no diminution in their quality of life from the direct or indirect impacts arising from 

the construction and operation of a development. Ultimately, all the impacts of a development 

impinge on human beings, directly and indirectly, positively and negatively. The key issues examined 

in this section of the EIAR include population, human health, employment and economic activity, land-

use, tourism, noise and health and safety. 

4.2 METHODOLOGY 

The assessment considers attributes and characteristics associated with population, community and 

residential settlement, economic activities and employment, community infrastructure and tourism 

and recreation. It has been carried out in accordance with the following guidance, and tailored 

accordingly based on professional judgement:  

¶ Guidelines for Planning Authorities and An Bord Pleanála on carrying out Environmental 

Impact Assessments (Department of Housing, Planning and Local Government ς August, 2018);  

¶ Guidelines on the Information to be Contained in Environmental Impact Assessment Reports 

(EPA, Draft August 2017);  

¶ Guidelines on the Information to be Contained in Environmental Impact Assessment Reports 

(EPA, 2002);  

¶ Environmental Impact Assessment of Projects ς Guidance on the preparation of the 

Environmental Impact Assessment (European Union, 2017);  

¶ Guidelines for Planning Authorities and An Bord Pleanála on carrying out Environmental 

Impact Assessment (DHPLG, 2018).  
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An extensive desktop study was carried out to characterise the environment in relation to human 

beings including the receiving population, to identify neighbouring industry and dwellings and to assist 

in the characterisation of land use. The following sources were referred to:  

¶ Central Statistics Office (CSO). Census data from 2011 and 2016;  

¶ CSO Small Area Population (SAP) Statistics;  

¶ ESRI (2021) - Quarterly Economic Commentary, Winter 2020 

¶ DoHPLG (2017) - Rebuilding Ireland ς Action Plan for Housing and Homelessness 

¶ Google Maps and Places (2021) 

A Childcare Demand Analysis Report (2022) prepared by RW Nowlan & Associates is submitted under 

separate cover as part of the planning application and has been referred to in the preparation of this 

Chapter.  

This assessment has also considered the potential indirect and direct socio-economic impacts of the 

construction and operation of the proposed Project.  

Receptors were identified and assessed for sensitivity, magnitude and significance to provide an 

appropriate and adequate assessment of how they could be impacted by the construction and 

operational Phases of the proposed project. Impacts have been characterised in terms of quality, 

significance and duration, in accordance with the definitions set out in Section 1.6 in Chapter 1, as per 

the EPA 2017 EIAR guidelines. 

4.3 CHARACTERISTICS OF PROPOSED DEVELOPMENT 

The subject site (4 ha.) is a vacant site near Limerick city centre which has been zoned for mixed use 

development in the Limerick City Development Plan. It is bounded to the north by the canal plus 

walking/cycling route and to the south by Pa Healy Road. The proposed development is for a 

ǇǊŜŘƻƳƛƴŀƴǘƭȅ ǊŜǎƛŘŜƴǘƛŀƭΣ ƘƛƎƘ ŘŜƴǎƛǘȅΣ ƳƛȄŜŘ ǳǎŜ ǎŎƘŜƳŜ ƻŦ ΨōǳƛƭŘ ǘƻ ǊŜƴǘΩ ŀǇŀǊǘƳŜƴǘǎ, houses, a 

student accommodation block and retail units, plus community facilities building including creche. 

Vehicular access to the scheme will be from Pa Healy Road. 

The proposed development is set out in the statutory notices as follows; 

A ten year permission for a strategic housing development at Canal Bank, Pa Healy Road, Limerick. 

The development will consist of a mixed-use development of build-to-rent apartments, student 

apartments incorporating common areas, café and 3no retail units, creche and management facilities 
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building, and dwelling houses at Canal Bank, Pa Healy Road, Limerick. The development will consist of 

a 4ha area bounded by City Canal to the north, Pa Healy Road to the south and Park Road to the east, 

Canal Bank, Limerick;  

A. Demolition of existing 530m2 warehouse building on site.  

B. Block 1 ς Student accommodation building of 8,238m2 stepped from three to six storeys, with 

ground floor café of 144.60m2 and 3 no. retail units facing onto Pa Healy road of 86.59m2 each, with 

9 no. two bedroom, 37 no. three bedroom, and 15 no. four bedroom student apartments, totalling 189 

bed spaces, ancillary laundry, refuse and enclosed communal courtyard with landscaping and bicycle 

storage;  

C. Block 2 - A residential apartment building of 6,013.25m2 with eight storeys and two penthouse 

storeys, total ten storeys containing 10 no. studio, 1 no. one bedroom and 52 no. two-bedroom 

apartments;  

D. Block 3 ς A residential apartment building of 8,107.10m2 with six storeys and two penthouse 

storeys, total eight storeys containing 16 no. studio, 10 no. one bedroom, and 62 no. two-bedroom 

apartments;  

E. Block 4 ς A residential apartment building of 3,869.18m2 with six storeys and one penthouse storey, 

total seven storeys containing 7 no. studio, 13 no. one bedroom and 25 no. two-bedroom apartments;  

F. Block 5 ς A residential apartment building of 5,849.40m2 with six storey and one penthouse storey 

total seven storeys containing 14 no. studio, 16 no. one bedroom and 36 no. two-bedroom apartments;  

G. Block 6 a residential apartment building of 3,869.18m2 with six storeys and one penthouse storey, 

total seven storeys containing 7 no. studio, 13 no. one bedroom and 25 no. two-bedroom apartments;  

H. Block 7 a residential apartment building of 4,962m2 with five storeys and one penthouse storey, 

total six storeys containing 12 no. studio, 14 no. one bedroom and 30 no. two-bedroom apartments;  

I. Community facilities building of 1,336.90m2 and three storeys with creche, café, management offices 

and common accommodation for use by apartment dwellers;  

J. 18 no. Executive Houses ς Consisting of 2 no. detached four-bedroom houses of 194.62m2 each and 

16 no. terraced four-bedroom houses of 177.82m2 each, with off street parking to front separate from 

communal parking;  

K. 149 Car parking spaces throughout the development and 420 secured bicycle parking spaces 

throughout the development;  
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L. Ancillary works comprising; new vehicular entrances onto Pa Healy Road, pedestrian and cycle links 

to Pa Healy road, Park road and City Canal, bin storage for all developments adjacent to all entrances, 

New public park of 0.5ha along city canal, communal open space and communal roof gardens for all 

apartments, all ancillary drainage, civil and landscape works, public lighting within estate and 

Electricity Sub-station to rear of Block 1.  

The total number of units is as follows;  

Build to rent apartments - 363 (66x studio, 67x one bedroom, 230x two bedroom); Student apartments 

- 61 (9x two-bedroom, 37x three bedroom and 15x four bedroom, totalling 189 student bed spaces); 

18 Dwelling houses.  

Overall total of residential units is 442. Overall Gross floor area of development proposed is 

45,478.65m2 on a site of circa 4ha.  

A Natura Impact Statement (NIS) and Environmental Impact Assessment Report (EIAR) have been 

prepared in respect of the proposed development.  

The proposed housing mix is set out in Table 4.1 below. 

Unit Type Studio 1 Bed 2 Bed 3 Bed 4 Bed Total 

Apartment 66 67 230 - - 363 

Houses - - - - 18 18 

Student 

Accommodation 

- - 9 (18) 37 (111) 15 (60) 61 (189 no. 

bedspaces) 

Table 4.1: Proposed Dwelling Mix 

The application for the proposed development seeks a ten year planning permission. Having regard to 

the large scale of the development and the number of units in the overall scheme, it is considered that 

this such a duration is appropriate. 

 Given the large scale of the proposed development, it is vital to ensure that human health and safety 

is a priority through all stages of development. In this regard, it was deemed necessary to set out the 

baseline environment below before examining the potential impact of the proposed development. 

This Chapter has been informed by the following other Chapters contained within this EIAR; 

Chapter 6: Land, Soil, Geology and Hydrogeology 
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Chapter 7: Water and Hydrology 

Chapter 8: Air Quality and Climatic 

Chapter 9: Noise and Vibration  

Chapter 10: Landscape and Visual Impact Assessment 

Chapter 11: Traffic and Transportation 

Chapter 12: Material Assets: Waste 

4.4 RECEIVING ENVIRONMENT 

In order to assess the likely significant impacts of the proposed development on population and human 

health, an analysis of recent Census data was undertaken relating to the economic, demographic and 

social characteristics of the study area. For the purposes of this demographic analysis, the study area 

comprises 2 No. distinct enumeration areas identified by the Central Statistics Office (CSO) of relevance 

to the subject development, as follows: 

The local Electoral Division (ED) study area to which the subject site belongs ŀƴŘ ǘƘŜ ф ƴƻΦ ƻǘƘŜǊ 95Ωǎ 

within 1km radius of the site (ED Study Area comprised of Abbey B to which the site belongs, Abbey A, 

!ōōŜȅ /Σ !ōōŜȅ 5Σ {ƛƴƎƭŀƴŘ !Σ {ƛƴƎƭŀƴŘ .Σ aŀǊƪŜǘΣ /ǳǎǘƻƳ IƻǳǎŜΣ WƻƘƴΩǎ .Σ ŀƴŘ WƻƘƴΩǎ /ύ and  

2) The larger combined Limerick City and County Local Authority administrative boundary. 
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Figure 4.1: 1km Radius from Subject Site  

Population Trends 

The CSO Census data illustrates that the population of the Irish State increased between 2011 and 

2016 by 3.8%, bringing the total population of the Irish State to 4,761,865 (see Table 4.2 below). The 

rate of growth slowed from 8.2% in the previous census, attributable to the slower economic activity 

in the early part of the Census period resulting in a reduced level of immigration, albeit offset to a 

degree by strong natural increase. The economy has recovered in recent years with consequent 

population growth predominantly attributed to natural increase, greater economic activity, increased 

job opportunities and continued immigration. 
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Area 2011 Population 2016 Population % Change 

State 4,588,252 4,761,865 +3.8% 

Limerick City and County 191,809 194,899 +1.6% 

Study Area 18,355 19,124 4.1% 

Table 4.2: Demographic Change from 2011 to 2016 

The age breakdown within the study area is largely the same as that seen at the County Level with the 

exceptions that the 25-64 age cohort is higher in the study are and the 65+ age cohort is lower in the 

study area as shown in Table 4.3 below. 

Age Study Area (2016) Limerick City and County (2016) 

Population Population % Total Population % Total 

Preschool (0-4 years) 1,247 6% 13,135 7% 

Primary (5-12 years) 2,091 11% 21,500 11% 

Secondary (13-18 years) 1,488 8% 15,243 8% 

Young Adult (19-24 years) 1,714 9% 15,550 8% 

Adults (25-64 years) 10,326 54% 102,053 52% 

Older Adults (65+ years) 2,258 12% 27,418 14% 

Total 19,124 100% 194,899 100% 

Table 4.3: Population by Age 

Land Use and Settlement Patterns 

The subject site of the proposed project is largely an undeveloped site with basic infrastructure (roads 

and services) in place, bounded by hoarding and not in use by the public. 

The proposed development will ensure that all excavations are filled with soil and stone, and the entire 

site is left in a safe state. Once complete the landscaped areas will offer a useful amenity area for 

residents as well as for people in the locality. The proposed new development will provide much 

needed housing stock for the city of Limerick. The land is zoned within the Limerick City Development 

Plan 2010-1016 for residential development 
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The site is triangular in shape and is bounded by the following; 

North - The site is bounded by the Park Canal to the north. The canal banks are a public walkway and 

are part of the Lough Derg Way (walking/hiking trail) which starts in Limerick City to the west of the 

site. The other side of the canal has been designated as a Special Area of Conservation by the National 

Parks and Wildlife ServicesςSite Code002165ςLower River Shannon SAC. 

South - A single warehouse of Clancy Lewis fruit distribution is located to the south east of the site. Pa 

Healy Road borders the site to the south which is bounded by commercial properties, undeveloped 

ƭŀƴŘ ǊŜŎǊŜŀǘƛƻƴŀƭ ƎǊƻǳƴŘǎ ƻŦ hΩ.ǊƛŜƴΩǎ tŀǊƪΦ 

East - The eastern boundary of the site is bordered by the Park Road, which is further bounded by a 

mixture of commercial (Musgraves Cash & Carry, Park Road Recycling Centre, David Mead Fitted 

Furniture) and detached residential premises. 

West - The site narrows down towards the west. There is a bridge crossing the canal located to the 

west of the site. Sport grounds are located further West. 

Economic and Employment Activity 

¢ƘŜ 9ŎƻƴƻƳƛŎ ŀƴŘ {ƻŎƛŀƭ wŜǎŜŀǊŎƘ LƴǎǘƛǘǳǘŜΩǎ ό9{wLύ vǳŀǊǘŜǊƭȅ 9ŎƻƴƻƳƛŎ /ƻƳƳŜƴǘŀǊȅ ό²ƛƴǘŜǊ нлнлύ 

suggested that there would be significant recovery in the Irish economy in Q3 of 2021, as COVID-19 

restrictions are eased and the vaccination program ramps up for the general population. At the 

beginning of the COVID-19 crisis, it was unclear how the supply and demand sides of the economy 

would be impacted in comparison to the previous financial crisis of 2008.  

The unemployment rate was expected to settle around 20% at the end of 2020, an increase from the 

average of 5% at the start of the year; however, the GDP was expected to increase by 3.4 per cent as 

a result of strong export performance bolstered by medicinal and pharmaceutical products and ICT 

services. There is also potential for recovery of domestic sources of growth in 2021 due to increased 

consumption, which could result in an overall output growth of nearly 5% when combined with 

continued growth of the exports sector. 

In the last census (2016), the status of the population in the Study Area aged 15+ was relatively similar 

to that of Limerick City and County. The exceptions to this are that there were a lower percentage of 

the population recorded as at work in the study are at 46% than in Limerick City and County which was 

recorded as 50%. Subsequently, there was a higher percentage of the population in the study area 

recorded as unemployed at 10% than in Limerick City and County which was recorded at 7%. The 

unemployment rate in Limerick was in line with that recorded within the State in 2016. 
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Status Limerick City and 

County Council 

% of 

total 

Study Area % of 

total 

At work   77,185  50% 7,053  46% 

Looking for first regular job  1,481  1% 241   2% 

Unemployed having lost or given up 

previous job  

11,454   7% 1,518   10% 

Student 20,161   13% 2,045   13% 

Looking after home/family 12,677   8% 1,268   8% 

Retired 23,139   15% 1,987   13% 

Unable to work due to permanent 

sickness or disability  

8,494   5% 1,124   7% 

Other  714   1% 64   1% 

Total  155,305  100% 15,300 100% 

Table 4.4: Status of Population Aged 15+. Source: CSO.ie 

It must be noted that the figures recorded in Table 4.4 at the last census are likely to have significantly 

changed in light of the ongoing Covid 19 pandemic and as such, must be taken as a representation of 

the average difference recorded between Limerick City and County and the Study Area. 

Travel Patterns 

The subject site is served by 4 no. bus routes with stops within a five minute walk from the site. The 

bus routes serving the subject site are the number 308 provided by Transport for Ireland and the 

number 304A,323 and 323X provided by Bus Eireann. Table 4.5 details the travel modes recorded 

within the study area and Limerick City and County within the last census (2016) for the population 

over aged 5 years. 

Mode Limerick City and County % Study Area % 

On Foot 17,537 14% 3,134 27% 

Bicycle 1,888 2% 393 3% 
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Bus, Minibus or Coach 8,611 7% 765 7% 

Train, Dart or Luas 221 >1% 15 >1% 

Motorcycle or Scooter 234 >1% 28 >1% 

Car Driver 52,228 43% 3,820 33% 

Car Passenger 26,130 21% 2,277 20% 

Van 5,053 4% 271 2% 

Other (Incl. Lorry) 524 >1% 13 >1% 

Work from Home 3,912 3% 146 1% 

Not Stated 5,826 5% 682 6% 

Total 122,164 100% 11,544 100% 

Table 4.5: Travel Modes Recorded in 2016 Source: CSO.ie 

While the above Table 4.5 shows that travels modes are similar between Limerick City and County and 

the study area in most regards, there are two striking differences; 

The percentage of the population recorded as walking to their employment or school was recorded in 

Limerick City and County at 14% whereas in the study area, this figure was much higher at 27%. This is 

a positive difference in relation to the location of the subject site as it can be asserted that a high 

proportion of the local population are living and working/attending school in the immediate area 

rather than having to travel longer distances which would require an alternative travel modality. 

The percentage of car based commuting to employment or school was recorded in Limerick City and 

County at 43% whereas within the study area it was recorded at a much lower percentage of 33%. This 

can be attributed to the figures discussed in point 1 above where more residents are walking to 

work/school and avoiding a necessity to travel by car. It is considered positive that residents in the 

study area are recorded as less reliant on car based travel on a daily basis than in the wider Limerick 

community. 

Social Infrastructure 

The subject site is considered well served in terms of services and local infrastructure to support the 

proposed development. There are a wide variety of services within easy walking distance to support 
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the additional population. The current social infrastructure provision is highlighted in Figure 4.2 and 

also discussed below under a number of headings. 

 

Figure 4.2: Social Infrastructure in the Vicinity of the Subject Site  

Retail and Grocery ς There are many options in relation to grocery shopping in close proximity to the 

subject site. ¢ƻ ǘƘŜ ƴƻǊǘƘ ƻŦ ǘƘŜ ǎǳōƧŜŎǘ ǎƛǘŜ ƛǎ DŀǊǾŜȅΩǎ {ǳǇŜǊǾŀƭǳ /ƻǊōŀƭƭȅ ǎǳǇŜǊƳŀǊƪŜǘ όр ƳƛƴǳǘŜ ǿŀƭƪύ 

and Moldova Stores (5 minute walk), Dunnes Stores is located to the south (10 minute walk. In relation 

to other retail services, to the south of the subject site are the Parkway Shopping Centre (5 minute 

walk), Currys (5 minute walk) and TK Maxx (5 minute walk). To the east, there are a large number of 

retail outlets within Limerick City core but these offerings may require other modes of transport such 

as bus/bicycle/car based travel. 

Services ς There are a number of services within easy walking distance of the site including; Frank 

IƻƎŀƴ [ƛƳŜǊƛŎƪ όŎŀǊ ǎŀƭŜǎύΣ 5ƻƴƪŜȅ CƻǊŘΩǎ όǊŜǎǘŀǳǊŀƴǘύΣ DǊƛŦŦƛƴΩǎ CǳƴŜǊŀƭǎΣ wƻǎǎƛΩǎ Lǘŀƭƛŀƴ ŀƴŘ DǊƛƭƭ 

(restaurant), hair and beauty salons, Energie Fitness, ŀƴŘ /ƭŀƴŎȅΩǎ DŀǊŀƎŜΦ 

Religious ς {ǘ aŀǊȅΩǎ /ŀǘƘŜŘǊŀƭ [ƛƳŜǊƛŎƪ ŀƴŘ {ǘ WƻƘƴΩǎ /ŀǘƘŜŘǊŀƭ ŀǊŜ ōƻǘƘ ǿƛǘƘƛƴ ǿŀƭƪƛƴƎ ŘƛǎǘŀƴŎŜ ƻŦ 

the subject site (approx. 10 minutes) 

Medical ς ¢ƘŜ ǎǳōƧŜŎǘ ǎƛǘŜ ƛǎ ƭƻŎŀǘŜŘ ƳŜǊŜ ƳƛƴǳǘŜǎ ŦǊƻƳ {ŀƛƴǘ WƻǎŜǇƘΩǎ IƻǎǇƛǘŀƭ ǘƻ ǘƘŜ ǎƻǳǘƘ ƻŦ ǘƘŜ 

site. The University Materƴƛǘȅ IƻǎǇƛǘŀƭ [ƛƳŜǊƛŎƪΣ {ǘ /ŀƳƛƭƭǳǎΩ IƻǎǇƛǘŀƭ ŀƴŘ 9ƴƴƛǎ wƻŀŘ aŜŘƛŎŀƭ /ŜƴǘǊŜ 

are all located 1.2km to the west of the subject site. 
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Sport ς {ǘ tŀǘǊƛŎƪΩǎ D!! /ƭǳō ƛǎ ƭƻŎŀǘŜŘ ƭŜǎǎ ǘƘŀƴ ŀ р ƳƛƴǳǘŜ to the east of the subject siteΣ {ǘ aŀǊȅΩǎ 

Rugby Football Club is located within a 5 minute walk to the north of the subject site. 

Open Space ς While the proposed developed would provide large areas of high quality open space for 

the enjoyment of the new residents and existing local population, there are a number of other open 

space opportunities currently available in the immediate area. These include; Canal walkway directly 

ŀŘƧŀŎŜƴǘ ǘƻ ǘƘŜ ŘŜǾŜƭƻǇƳŜƴǘ ǎƛǘŜΣ YƛƭƳǳǊǊȅ tŀǊƪΣ !ǊǘƘǳǊΩǎ vǳŀȅ tŀǊƪ ŀƴŘ hΩ.ǊƛŜƴΩǎ tŀǊƪΦ 

4.5 POTENTIAL IMPACT 

Do Nothing Impact 

If the proposed residential development were not to proceed, there would be no change to the existing 

environment. The potential for additional investment and employment in the area in relation to the 

construction and operation of the proposed residential site would be lostΦ Lǘ ƛǎ ŎƻƴǎƛŘŜǊŜŘ ǘƘŀǘ ǘƘŜ Ψ5ƻ 

bƻǘƘƛƴƎΩ ƛƳǇŀŎǘ ǿƻǳƭŘ ōŜ ǇŜǊƳŀƴŜƴǘΣ ƴŜƎŀǘƛǾŜΣ ŀƴŘ ǎƭƛƎƘǘ ŀǎ ǘƘŜ ǇǊƻǇƻǎŜŘ ŘŜǾŜƭƻǇƳŜƴǘ ǎƛǘŜ ƛǎ ȊƻƴŜŘ 

for residential development and will contribute to the much-needed housing stock of Limerick. 

Population 

Construction Phase 

During the construction phase of the proposed project, it is unlikely that there will be any significant 

impact upon the local population. The construction phase will result in a number of workers at the site, 

however, it is not envisaged that their place of residence will change as a result of the development, it 

is envisaged that construction workers would travel from their existing place of residence rather than 

moving, temporarily, to the area surrounding the site.  

As a result, the impact on the local population during the construction phase is considered to be 

neutral, not significant and temporary in nature and therefore, no significant impacts are expected to 

arise in this regard.  

Giving consideration to local residents, it is predicted that there may be some impacts which are likely 

to be associated with construction traffic, nuisance and disturbance. Such impacts are dealt with 

separately and assessed elsewhere in the EIAR and are considered to be short term, negative impacts. 

The level of impact predicted above is considered to align with the normal disturbance associated with 

the construction industry where a site is efficiently, sensitively and properly managed in the context 

of surrounding existing neighbouring development.  
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Operational Phase 

The proposal includes 363 no. apartment units, 18 no houses and 189 no student bedspaces.  Table 

4.6 below shows the breakdown of unit type proposed. Based on the Average household size identified 

in the 2016 Census of 2.75, the projected population for the new development is estimated as 1,048 

for the build to rent and housing elements. When the student bedspaces are included, the total 

projected population is 1,237 no. residents. 

Unit Type Studio 1 Bed 2 Bed 3 Bed 4 Bed Total 

Apartment 66 67 230 - - 363 

Houses - - - - 18 18 

Student 

Accommodation 

- - 9 (18) 37 (111) 15 (60) 61 (189 no. 

bedspaces) 

Table 4.6: Breakdown on Unit Type by Size 

The above estimated additional residents will be a significant increase to the existing local population. 

The development will provide much needed residential accommodation in the Limerick area in line 

with current Local, Regional and National planning policies.  

The introduction of additional residents to the local area will support the existing community and social 

infrastructure. The proposed childcare facility, designed to accommodate the projected demand for 

childcare places resulting from the development, will mitigate any pressure upon existing childcare 

facilities. Please refer to the Childcare Demand Analysis submitted under a separate cover in this 

application for further details on projected childcare demand resulting from the proposed 

development. 

As such, it is considered that the proposed project will have a positive, significant and permanent 

impact on the local population. 

Land Use and Settlement Patterns 

Construction Phase 

The proposed development complies with zoning policies contained within the Limerick City 

Development Plan 2010-2016 (as amended) as well as National and Regional policies relating to land 

use, compact development and provision of housing. 
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The construction phase will comprise of earthworks and construction works and will not have any 

impact on the residential amenities, rights of way or existing pedestrian and cycling routes. There will 

be some short term negative impact in terms of visual amenity as discussed further in the Landscape 

and Visual Amenity chapter in this EIAR but this is considered standard to construction activities and 

will only occur during the construction phase of development.  

Operational Phase 

The subject site is largely undeveloped at present with the exception of a vacant warehouse unit and 

associated services on the eastern side of the site. 

The site is zoned for residential development within the Limerick City Development Plan 2010-2016 

and the proposed development would enable 363 no. built to rent units, 18 no. houses and 189 no. 

student bedspaces to be provided in a prime location. 

As such, it is considered that the proposed development, once complete, will positively impact on land 

use and settlement patterns in the area through provision of much needed housing on a prime site 

that is zoned for such development and underutilised at present. 

Economic and Employment Activity 

Construction Phase 

The construction phase of the development will have a positive impact in terms of economic and 

employment activity in the local area. The most notable benefit will be to the construction and building 

service sectors. The positive impact to these sectors is predicted to last for the duration of the 

construction stage over the three phases as outlined in Chapter 3 above. There will also be indirect 

economic benefits to local service and retail sectors during this time. 

The number of workers on site is predicted to fluctuate during different stages of the development 

process but the construction manager and their team will be present on site during the whole process. 

Overall, it is considered that proposed development will result in a positive, short term benefit in terms 

of economic and employment activity within the local area. 

Operational Phase 

The operational phase of the development will result in 363 no. apartment units, 18 no houses and 

189 no student bedspaces, a creche and small scale retail units. This will likely result in increased 

spending in the local economy and utilisation of local services. The creche and retail units will also 

provide a small number of employment opportunities. 
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It is considered that the operational phase of the development will result in a long term, positive 

impact on economic and employment activity in the local area.  

Social Infrastructure 

Construction Phase 

It is not anticipated that any social infrastructure will be provided on the site during the construction 

phase of development. As such, it is considered that there is a neutral impact in terms of social 

infrastructure in this case. 

It is possible that workers on site may utilise local social infrastructure during this time but it is not 

anticipated that this will be frequent or cause any negative impact. 

Operational Phase 

As discussed above, the subject site is well served by existing social infrastructure within 5 minutes 

walking distance. Residents within the proposed development would support local businesses and 

provide a boost to the local economy. It was assessed within the Childcare Demand Analysis report 

submitted under a separate cover in this application that a childcare facility should be provided within 

the development so as not to burden the local existing facilities which are recorded as close to capacity 

at present.  

It is considered that the proposed development would result in a positive long term impact for the 

local social infrastructure through increased business and local participation. 

Human Health 

Construction Phase 

The EPA Draft Guidelines (2017) sets out how human health should be considered through assessment 

environmental pathways through which health could be affected.  

The relevant pathways in relation to human health during the construction phase are considered to be 

air quality, noise and vibration, water and soil. The expected air quality effects are detailed in Chapter 

8 along with proposed mitigation measures to ensure the protection of human health. Similarly, the 

potential noise and vibration related impacts arising from the construction phase and associated 

mitigation measures are contained in Chapter 9.  

As with all construction projects, there will be inherent health and safety risks at this stage of the 

development. In order to manage this, a Construction Environmental and Waste Management Plan 
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has been prepared by PHM Consulting for the application and is submitted under a separate cover, to 

ensure that the relevant health and safety legislation is complied with at all stages of the construction 

process. 

Operational Phase 

Given the nature of the proposed project, it is not likely that any significant impacts on health and 

safety will arise during the operational phase. The development has been designed to provide a safe 

environment for future occupiers and visitors. The public realm, inclusive of pedestrian paths, cycle 

paths, roads and communal open spaces, have been designed in accordance with the best practice and 

relevant planning policy standards.  

Similarly, the proposed residential units are all designed in accordance with the relevant guidelines 

and standards and are capable of meeting all relevant building standards and regulations. Having 

regard to the above, it is considered that the proposed project will result in a high standard of health 

and safety for all residents and visitors.  

Once operational, the proposed project will not result in any significant impact on human health and 

safety. 

4.6 MITIGATION 

Construction Phase 

The potential impacts upon human environment relate to other environmental factors such as air 

quality, noise and vibration and traffic. Where required, the related mitigation measures are dealt with 

in the corresponding chapters of this EIAR. Other than this, no significant adverse effects will arise in 

respect of the population during the construction or operational phase of this development. 

Operational Phase 

Once development is complete, the operational phase of the development is predicted to have a 

positive impact through provision of additional housing stock, a creche facility, small retail units and 

additional open space.  

No risks to human health have been identified during the operation phase of the development. A 

management company will be put in place upon completion of development to manage the day to day 

maintenance of the development and ensure health and safety is prioritised within the development 

for the long term. 
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4.7 PREDICTED IMPACTS 

Adherence to the mitigation and monitoring measures referred to above and throughout this EIAR will 

ensure that the proposed project will not give rise to significant adverse effects upon population and 

human health during the construction and operational phases of the proposed project. It is considered 

that once complete, the proposed development will have a positive impact for the local area. 
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5.0 BIODIVERSITY 

5.1 INTRODUCTION 

SLR Consulting (Ireland) Ltd. was commissioned by Lawlor, Burns & Associates, on behalf of Revington 

Developments Ltd. in June 2020, to prepare a Biodiversity chapter which forms part of the 

Environmental Impact Assessment Report (EIAR) prepared in support of the proposed Strategic 

Housing Development (SHD), the Canal Bank Development, at Pa Healy Road and Park Road in Limerick 

City.  

5.1.1 Background 

Revington Developments Ltd intend to apply to An Bord Pleanála (ABP) under the Planning and 

Development Act 2000 (as amended by the Residential Tenancies Act 2016) for a strategic housing 

scheme located in Canal Bank, Co. Limerick. The application is being made under the Strategic Housing 

Provisions of the Planning and Development (Housing) and Residential Tenancies Act, 2016, and this 

Biodiversity Chapter forms part of the documentation to support the application for permission.  

5.1.2 General Description of the Site 

¢ƘŜ ŘŜǾŜƭƻǇƳŜƴǘ ǎƛǘŜ όάǘƘŜ {ƛǘŜέύ ƛǎ ƭƻŎŀǘŜŘ ǿƛǘƘƛƴ /ŀƴŀƭ .ŀƴƪΣ [ƛƳŜǊƛŎƪ /ƛǘȅΣ ŎŜƴǘǊŜŘ ŀǘ ŀǇǇǊƻȄƛƳŀǘŜ 

Irish Transverse Mercator (ITM) Grid Reference 58833, 57523, approximately 1 km northeast of the 

city centre. The development will consist of a 4ha area bounded by City Canal to the north, Pa Healy 

Road to the south and Park Road to the east. The Site has a relatively flat topography and access can 

be gained from Park Road, Pa Healy Road and the canal path.  

The Site has recently been used for storage of building materials and construction machinery. There is 

a commercial warehouse at the eastern extent of the Site within the Site boundary. The canal was built 

in the late 18th century to transport goods to and from Limerick City. Now closed to navigation, it 

provides a walking amenity area. There are a number of recreational spaces in the area surrounding 

ǘƘŜ {ƛǘŜΦ hΩ.ǊƛŜƴΩǎ tŀǊƪ ƛǎ ƭƻŎŀǘŜŘ ǘƻ ǘƘŜ ǿŜǎǘ ƻŦ ǘƘŜ ǎƛǘŜΣ ƻƴ ǘƘŜ ƻǇǇƻǎƛǘŜ ǎƛŘŜ ƻŦ tŀ IŜŀƭȅ wŘΦ Lƴ 

ŀŘŘƛǘƛƻƴΣ ǘƘŜǊŜ ŀǊŜ ǎǇƻǊǘǎ ǇƛǘŎƘŜǎΣ {ǘ aŀǊȅΩǎ w/ ŀƴŘ Abbey Rovers AFC, to the north of the site along 

the opposite bank of the canal. The area surrounding the site to the south, east and west is largely 

urban, dominated by buildings and artificial surfaces with small areas of amenity grassland and 

landscaping.  

5.1.3 Brief Project Description 

The project is a strategic housing development consisting of a mixed-use development of build-to-rent 

apartments, student apartments incorporating common areas, café and 3 no. retail units, creche and 

management facilities building, and dwelling houses at Canal Bank, Pa Healy Road, Limerick. 
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The total number of residential units will be 442, comprised of i) build to rent apartments - 363 (66x 

studio, 67 x one bedroom, 230 x two bedroom), ii) student apartments - 61 (9 x two-bedroom, 37 x 

three bedroom and 15 x four bedroom, totalling 189 student bed spaces), built in seven blocks and iii) 

18 dwelling houses. 

The overall gross floor area of development proposed is 45,478.65m2 on the site of ca. 4ha. 

A detailed project description is given in Section 5.5 of this report. 

5.1.4 Purpose of this Report 

The purpose of this biodiversity chapter is to inform the application for ten-year planning permission 

for the proposed SHD, the Canal Bank Development, at Pa Healy Road and Park Road in Limerick City. 

This chapter forms part of the EIAR that will be submitted with the application for permission to assist 

the competent authority, in this case An Bord Pleanála (ABP) to carry out an Environmental Impact 

Assessment (EIA) of the proposed SHD.  

5.1.5 Evidence of Technical Competence and Experience  

The ecological surveys required for this report were carried out by SLR ecologists Dr Úna Nealon, Owen 

Twomey and Michael Bailey. A tree survey was carried out by Anne Merkle. 

Michael Bailey prepared this report, and the technical review of the report was carried out by Technical 

Director Richard Arnold BSc MRes MCIEEM CEnv.   

Úna Nealon holds a BSc (Hons) Environmental Science from NUI Galway and a PhD in Ecology from 

University College Dublin. Úna has prepared ecological reports, including Biodiversity chapters, 

Ecological Impact Assessments, Appropriate Assessment Screening Reports and Natura Impact 

Statements, for a range of projects in the residential, commercial, renewable energy and public 

infrastructure sectors.  

Owen Twomey has worked in ecological consultancy since 2016. Owen holds a BSc in Environmental 

Science (Zoology) and a Postgraduate Diploma in Ecological Assessment. Owen has prepared Ecological 

Impact Assessment and Appropriate Assessment reports for a number of projects. 

Michael Bailey holds a BSc (Hons) in Biology and Ecology from the University of Ulster, and an MSc in 

Quantitative Conservation Biology from the University of the Witwatersrand, Johannesburg, South 

Africa. Michael is a full member of the Chartered Institute of Ecology and Environmental Management 

(CIEEM). He has prepared Appropriate Assessments and Ecological Impact Assessments for a wide 

range of projects in Ireland and the UK. 
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Richard Arnold is a Technical Director with SLR. Richard has 23 years of experience as a consultant 

ecologist, which has included preparing and overseeing assessments under the Habitats 

Regulations/Directive for multiple projects, including small and large infrastructure projects. 

!ƴƴŜ aŜǊƪƭŜ ƘƻƭŘǎ ŀ ¢ŜŎƘƴƛŎƛŀƴΩǎ /ŜǊǘƛŦƛŎŀǘŜ ƛƴ !ǊōƻǊƛŎǳƭǘǳǊŜ ŀƴŘ ƛǎ ŀ ¢ŜŎƘƴƛŎƛŀƴǎΩ ƳŜƳōŜǊ ƻŦ ǘƘŜ 

Arboricultural Association. 

5.1.6 Legislation and Policy 

Legislation 

The following legislation are relevant to this report:  

¶ The EIA Directive (2014/52/EU); 

¶ The Habitats Directive (92/43/EEC); 

¶ The Birds Directive (2009/147/EC); 

¶ European Communities (Birds and Natural Habitats) Regulations, 2011 - 2015. 

¶ The Wildlife Acts 1976 as amended; 

¶ Wildlife (Amendment) Act, 2000, 2010, 2012; 

¶ The Flora (Protection) Order 2015.   

¶ The Planning and Development Acts 2000 to 2020 - PART XAB. 

¶ The details of these legislation are summarised in Appendix 5.1 of this report. 

Local Planning Policy 

The relevant local planning policies have been extracted from the Limerick City Development Plan 

2010-2016 (as extended) and are presented in Appendix A of this report. These policies are specific to 

άChapter 11: Landscape, Biodiversity & Recreationέ ƻŦ ǘƘŜ Ŏƛǘȅ ŘŜǾŜƭƻǇƳŜƴǘ Ǉƭŀƴ ŀƴŘ ŀǊŜ ŎƻƴŎŜǊƴŜŘ 

with the policies and objectives relating to biodiversity and designated sites. The draft Limerick 

Development Plan 2022 ς 2028 (currently at the public consultation stage) was also consulted for 

reference to any amendments to the planning policy.  

5.2 METHODOLOGY 

The methods used to carry out the survey of the Site, to evaluate the ecological value and to prepare 

the biodiversity chapter is outlined in this section. The assessment methodology for this proposal was 

developed using the standard professional impact assessment guidance published in 2018 by the 

Chartered Institute of Ecology and Environmental Management (CIEEM). 
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5.2.1 Scope of the Chapter 

The scope of this Biodiversity Chapter is to identify potential impacts likely to occur as a result of the 

proposed Strategic Housing Development (SHD), the Canal Bank Development, at Pa Healy Road and 

Park Road in Limerick City, and to determine if the effects on biodiversity are significant in the absence 

of mitigation. The scope of the report includes the provision of mitigation, compensation and 

enhancement measures as required. 

5.2.2 Zone of Influence 

¢ƘŜ ΨȊƻƴŜ ƻŦ ƛƴŦƭǳŜƴŎŜΩ ŦƻǊ ŀ ǇǊƻƧŜŎǘ ƛǎ ǘƘŜ ŀǊŜŀ ƻǾŜǊ ǿƘƛŎƘ ŜŎƻƭƻƎƛŎŀƭ ŦŜŀǘǳǊŜǎ Ƴŀȅ ōŜ ǎǳōƧŜŎǘ ǘƻ 

significant effects because of the proposed project and associated activities. This is likely to extend 

beyond the project site, for example where there are ecological or hydrological links beyond the site 

boundaries. The zone of influence will vary for different ecological features depending on their 

sensitivity to an environmental change (CIEEM, 2018). 

¢ƘŜ ΨȊƻƴŜ ƻŦ ƛƴŦƭǳŜƴŎŜΩ ŦƻǊ ǘƘŜ ǇǊƻƧŜŎǘ Ŏŀƴ ōŜ ƛŘŜƴǘƛŦƛŜŘ ǘƘǊƻǳƎƘ ǊŜǾƛŜǿ ƻŦ ǘƘŜ ƴŀǘǳǊŜ ƻŦ ǘƘŜ ǇǊƻǇƻǎŜŘ 

development / works, the presence / absence of surface water receptors, the presence of ecological 

connectivity to the wider landscape and distance from known ecologically sensitive sites. 

5.2.3 Desk Study 

A desk study was carried out to collate the available existing ecological information on the Site. The 

Site and the surrounding area were viewed using existing available satellite imagery using Google 

maps1 and Bing maps2 .  

The National Parks and Wildlife Service (NPWS)3 and the National Biodiversity Data Centre (NBDC)4 

online resources were accessed for information on sites designated for nature conservation and on 

protected habitats and species known from the 2 km grid square R55Y. Only records for the past 10 

years are considered within this report as older records are unlikely to still be relevant given their age 

and the changes in land management that is likely to have occurred in the intervening period. 

Environmental Protection Agency (EPA) Maps5 were accessed for other environmental information, 

such as surface water features, relevant to preparation of this report.  

 

1 https://www.google.ie/maps (last accessed 24 June 2021) 
2 https://www.bing.com/maps (last accessed 24 June 2021) 
3 https://www.npws.ie/(last accessed 24 June 2021) 
4 https://maps.biodiversityireland.ie/ (last accessed 24 June 2021) 
5 http://gis.epa.ie/(last accessed 24 June 2021) 

https://www.google.ie/maps
https://www.bing.com/maps
https://www.npws.ie/
https://maps.biodiversityireland.ie/
http://gis.epa.ie/
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[ƛƳŜǊƛŎƪ /ƛǘȅ ŀƴŘ /ƻǳƴǘȅ /ƻǳƴŎƛƭΩǎ ǿŜōǎƛǘŜ6 was accessed for information on relevant planning policy, 

while the planning portal7 was accessed for information on other proposed or permitted developments 

within the Site and immediate surrounding area. 

Birds of Conservation Concern in Ireland (BoCCI), published by BirdWatch Ireland and the RSPB NI, is a 

list of priority bird species for conservation action on the island of Ireland. The BoCCI lists birds which 

breed and/or winter in Ireland and classifies them into three separate lists; Red, Amber and Green; 

based on the conservation status of the bird and hence their conservation priority. Birds on the Red 

List are those of highest conservation concern, Amber List are of medium conservation concern and 

Green List are not considered threatened. The BirdWatch Ireland website8 was accessed for 

information on birds of conservation concern.  

All bird species are protected under the Wildlife Acts 1976 ς 2018 but for the purposes of this report 

only records of species within the last 10 years that are Red or Amber-listed on BoCCI or listed on 

Annex 1 of the Birds Directive are included from records held by the NBDC and NPWS web searches 

(see Table 5.1).  

The conservation status of mammals, amphibians, reptiles, fish and protected flora within Ireland and 

Europe was determined using one or more of the following documents: Wildlife Acts (1976 - 2012), 

the Red List of Terrestrial Mammals (Marnell et al., 2009), Ireland Red Lists No.5: Amphibians, Reptiles 

and Freshwater Fish (King et al. 2011), The Flora (Protection) Order, 2015 (S.I. No. 356 of 2015) and 

the EU Habitats Directive 92/43/EEC.  

The documents reviewed to assist the preparation of this report include: the Natura Impact Statement 

for the project (SLR, 2021a), Tree Survey Report (SLR, 2021b), Environmental Due Diligence Report 

(Verde, 2019), Construction Environmental and Waste Management Plan (CEMP) (PHM Consulting, 

2021) and design drawings and project information supplied by the client.  

5.2.4 Field Surveys 

Habitat Survey 

The Site was visited on 15 June 2020 and a walkover survey was carried out by Dr Úna Nealon. Weather 

conditions were clear and dry with a gentle breeze. The temperature was ca. 21°C. The objective of 

the site visit was to describe and evaluate the ecological features within the Site.  

 

6 https://www.limerick.ie/ (last accessed 24 June 2021) 

7 http://eplan.limerick.ie/searchtypes (last accessed 24 June 2021) 

8 https://birdwatchireland.ie/(last accessed 24 June 2021) 

https://www.limerick.ie/
http://eplan.limerick.ie/searchtypes
https://birdwatchireland.ie/
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Iŀōƛǘŀǘǎ ǿŜǊŜ ƛŘŜƴǘƛŦƛŜŘ ŀƴŘ ŎƭŀǎǎƛŦƛŜŘ ǳǎƛƴƎ Ψ! DǳƛŘŜ ǘƻ Iŀōƛǘŀǘǎ ƛƴ LǊŜƭŀƴŘΩ (Fossitt, 2000) during the 

visit. The dominant plant species present in each habitat type were recorded. Species nomenclature 

follows Parnell & Curtis (2012) for scientific and English names of vascular plants. 

Incidental sightings or evidence of birds, mammals or amphibians were also noted during the habitat 

survey and the habitats evaluated for their suitability to support such species.  

The site was re-visited by SLR Ecologists Owen Twomey and Michael Bailey in April 2021 primarily to 

carry out a bat survey but also to note any changes habitats or utilisation of the site by other fauna.   

Bat Surveys 

An experienced bat worker, Dr Úna Nealon, carried out a Preliminary Roost Assessment (PRA) of the 

trees and building within the Site during the daytime on 15 June 2020. The habitats within the Site 

were also evaluated for their potential to support foraging, commuting and roosting bats using 

recognised good practice guidelines produced by the Bat Conservation Trust Guidelines (Collins, 

2016)9.   

The daytime survey consisted of a visual inspection of the exterior and interior of the building and 

trees within the Site for potential features to provide opportunities for roosting bats. The trees within 

the Site were visually inspected from ground level for Potential Roost Features (PRF) such as holes and 

cavities, cracks and splits in major limbs, loose bark, ivy cover and dense epicormic growth. Examples 

of potential features in buildings include crevices, holes, attic spaces and loose or damaged tiles.  

Binoculars and a high-powered torch were used to search for the presence of potential roost features. 

The findings of the daytime visual inspection were used to assess the potential suitability of the Site 

for bats (See Appendix 5.2 for categories).   

The PRA identified one building, a storage facility in the eastern side of the site which had some 

potential for bats. SLR Ecologists Owen Twomey and Michael Bailey carried out one evening bat 

emergence survey and a transect survey across the Site on 29 April 2021, and two bat monitors, one 

located on the outside of the building and one inside the building, were left in place for one week to 

determine whether any bats were roosting in the building.  

Otter Survey 

An otter survey of the City Canal and the wetland to the north of the canal was carried out on the 15 

June 2020. The survey included otter habitat, defined as 10 m width of each bankside (NPWS, 2009). 

 

9 These guidelines are recognised by CIEEM (professional body for ecologists) as good practice guidelines for use in the UK 

and Ireland. 
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The survey corridor extended 150 m upstream and downstream of the Site (NRA, 2008).  The survey 

involved a search for otter signs such as holts, spraints, slides, trails and couches.  

5.2.5 Limitations 

Desk Study 

Desk study data is unlikely to be exhaustive, especially in respect of species, and is intended mainly to 

set a context for the study. It is therefore possible that important habitats or protected species not 

identified during the data search do in fact occur within the vicinity of the site but have not been 

previously recorded.  Interpretation of maps and aerial photography has been carried out using recent 

imagery, but it has not been possible to verify the accuracy of any statements relating to land use and 

habitat context outside of the field study area. 

Field Surveys 

There were no limitations encountered during the habitat survey. There were no barriers to Site access 

and the weather was not limiting. There were no seasonal limitations encountered during the survey 

as June is within the optimal period for vegetative surveys, and May is an optimal period for conducting 

bat emergence surveys.  

Safe access could not be gained to all areas of the canal bank during the otter survey due to steep or 

unstable banksides and deep water. Where the banks could not be accessed, the survey was carried 

out from the opposite bank using binoculars. While it is possible that some smaller field signs such as 

prints may not have been visible, particularly in areas with dense vegetation, this is not considered a 

significant limitation.   
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5.3 ASSESSMENT METHODOLOGY 

The ecological evaluation and assessment within this chapter has been undertaken with reference to 

relevant parts of the 2018 Guidelines for Ecological Impact Assessment in the UK and Ireland 

developed by the Chartered Institute of Ecology and Environmental Management (CIEEM, September 

2018). Although this is recognised as current good practice for ecological assessment, the guidance 

itself recognises that it is not a prescription about exactly how to undertake an ecological impact 

ŀǎǎŜǎǎƳŜƴǘ ό9ŎL!ύΤ ǊŀǘƘŜǊΣ ǘƘŜȅ άprovide guidance to practitioners for refining their own 

methodologiesέΦ CƻǊ ǘƘŜ Ŧǳƭƭ ƎǳƛŘŀƴŎŜΣ ǊŜŦŜǊ ǘƻ 

https://www.cieem.net/data/files/ECIA%20Guidelines.pdf . The approach to impact assessment also 

has regard to advice set out in the EPA draft guidelines on the information to be contained in 

Environmental Impact Assessment Reports (EIAR) published in August 2017. 

5.3.1 Important Ecological Features 

Ecological features can be important for a variety of reasons and the rationale used to identify them is 

explained in the text. Importance may relate, for example, to the quality or extent of the site or 

habitats therein; habitat and / or species rarity; the extent to which such habitats and / or species are 

threatened throughout their range, or to their rate of decline. 

5.3.2 Determining Importance 

The importance of an ecological feature should be considered within a defined geographical context. 

The following frame of reference has been used in this case, relying on known/ published accounts of 

distribution and rarity where available, and professional experience: 

¶ International (European).  

¶ National (Ireland). 

¶ Regional (Munster).  

¶ County (Limerick). 

¶ Townland (Park). 

¶ Local (intermediate area between Site and Townland), and 

¶ Site (the red line boundary of the development). 

The above frame of reference is applied to the ecological features identified during the desk study and 

surveys to inform this report.  

In assigning a level of value to a species, it is necessary to consider its distribution and status, including 

a consideration of trends based on available historical records. Examples of relevant lists and criteria 

include species of European conservation importance (as listed on Annexes II, IV and V of the Habitats 

https://www.cieem.net/data/files/ECIA%20Guidelines.pdf


 

106 

 

Directive or Annex 1 of the Birds Directive), species protected under the Wildlife Acts 1976 - 2020 and 

Birds of Conservation Concern in Ireland 4 (Gilbert et al. 2021). 

The approach to impact assessment, as set out in CIEEM guidelines, only requires that ecological 

features (habitats, species, ecosystems and their functions/processes), that are considered to be 

important and potentially affected by the proposed development are carried forward to detailed 

assessment. It is not necessary to carry out detailed assessment of receptors that are sufficiently 

widespread, unthreatened and resilient to impacts from the proposed development and will remain 

viable and sustainable. Therefore, for the purposes of this report, only ecological features of Local 

importance or greater and/or subject to legal protection have been subject to detailed assessment.  

5.3.3 Impact Assessment 

Where appropriate the impact assessment process involves the following steps: 

¶ identifying and characterising potential impacts. 

¶ incorporating measures to avoid and mitigate (reduce) these impacts; 

¶ assessing the significance of any residual effects after mitigation; 

¶ identifying appropriate compensation measures to offset significant residual effects (if 

required); and 

¶ identifying opportunities for ecological enhancement. 

When describing impacts, reference has been made to the following characteristics, as appropriate: 

¶ Positive or negative; 

¶ Extent; 

¶ Magnitude; 

¶ Duration; 

¶ Timing; 

¶ Frequency; and 

¶ Reversibility. 

The impact assessment process considers both direct and indirect impacts: direct ecological impacts 

are changes that are directly attributable to a defined action, e.g. the physical loss of habitat occupied 

by a species during the construction process. Indirect ecological impacts are attributable to an action, 

but which affect ecological resources through effects on an intermediary ecosystem, process or 

feature, e.g. the creation of roads which cause hydrological changes, which, in the absence of 

mitigation, could lead to the drying out of wet grassland.  
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Consideration of conservation status is important for evaluating the effects of impacts on individual 

habitats and species and assessing their significance: 

¶ Habitats ς conservation status is determined by the sum of the influences acting on the habitat 

that may affect its extent, structure and functions as well as its distribution and its typical 

species within a given geographical area.   

¶ Species ς conservation status is determined by the sum of influences acting on the species 

concerned that may affect its abundance and distribution within a given geographical area. 

5.3.4 Significant Effects 

The 2018 CIEEM guidance sets out information in paragraphs 5.24 through to 5.28 of the guidance 

document which describes the concept of ecological significance. Significant effects are qualified with 

reference to an appropriate geographic scale, and the scale of significance of an effect may or may not 

be the same as the geographic context in which the feature is considered important. 

A significant effect, for the purposes of EcIA, is defined as an effect that either supports or undermines 

ōƛƻŘƛǾŜǊǎƛǘȅ ŎƻƴǎŜǊǾŀǘƛƻƴ ƻōƧŜŎǘƛǾŜǎ ŦƻǊ Ψimportant ecological featuresΩ ƻǊ ŦƻǊ ōƛƻŘƛversity in general. 

Conservation objectives may be specific (e.g. for a designated site) or broad (e.g. national/local nature 

conservation policy) or more wide-ranging (enhancement of biodiversity). Effects can be considered 

significant at a wide range of scales from international to local. 

The nature of the identified effects on each assessed feature is characterised. This is considered, along 

with available research, professional judgement about the sensitivity of the feature affected, and 

professional judgement about how the impact is likeƭȅ ǘƻ ŀŦŦŜŎǘ ǘƘŜ ǎƛǘŜΣ ƘŀōƛǘŀǘΣ ƻǊ ǇƻǇǳƭŀǘƛƻƴΩǎ 

structure and continued function. Where it is concluded that an effect would be likely to reduce the 

importance of an assessed feature, it is described as significant. The degree of significance of the effect 

ǘŀƪŜǎ ƛƴǘƻ ŀŎŎƻǳƴǘ ǘƘŜ ƎŜƻƎǊŀǇƘƛŎ ŎƻƴǘŜȄǘ ƻŦ ǘƘŜ ŦŜŀǘǳǊŜΩǎ ƛƳǇƻǊǘŀƴŎŜ ŀƴŘ ǘƘŜ ŘŜƎǊŜŜ ǘƻ ǿƘƛŎƘ ƛǘǎ 

interest is judged to be affected. 

5.3.5 Cumulative Effects 

Cumulative effects can result from individually insignificant but collectively significant actions taking 

place over a period of time or concentrated in a location. Cumulative effects can occur where a 

proposed development results in individually insignificant impacts that, when considered in-

combination with impacts of other proposed or permitted plans and projects, can result in significant 

effects.  

Other plans and projects that should be considered when establishing cumulative effects are: 

proposals for which consent has been applied but which are awaiting determination; 
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projects which have been granted consent, but which have not yet been started or which have been 

started but are not yet completed (i.e. under construction); 

proposals which have been refused permission, but which are subject to appeal, and the appeal is 

undetermined; 

¶ constructed developments whose full environmental effects are not yet felt and therefore 

cannot be accounted for in the baseline; or 

¶ developments specifically referenced in a National Policy Statement, a National Plan or a Local 

Plan. 

5.3.6 Avoidance, Mitigation, Compensation & Enhancement 

Where potentially significant effects have been identified, the mitigation hierarchy has been applied, 

as recommended in the CIEEM Guidelines.  The mitigation hierarchy sets out a sequential approach 

beginning with the avoidance of impacts where possible, the application of mitigation measures to 

minimise unavoidable impacts and then compensation for any remaining impacts. Once avoidance and 

mitigation measures have been applied, residual effects are then identified along with any necessary 

compensation measures, and incorporation of opportunities for enhancement.  

It is important to clearly differentiate between avoidance mitigation, compensation and enhancement 

and these terms are defined here as follows:  

Avoidance is used where an impact has been avoided, e.g. through changes in scheme design; 

Mitigation is used to refer to measures to reduce or remedy a specific negative impact in situ; 

Compensation describes measures taken to offset residual effects, i.e. where mitigation in situ is not 

possible; and 

Enhancement is the provision of new benefits for biodiversity that are additional to those provided as 

part of mitigation or compensation measures, although they can be complementary. 

5.4 BASELINE ECOLOGICAL CONDITIONS 

This section sets out the baseline conditions for the ecological features considered within the Site using 

the findings of the desk study and field survey. 

5.4.1 Zone of Influence 

The City Canal is located approximately 30 m north of the Site boundary. The proposed development 

is connected to the Canal as it will discharge surface water to the canal during construction and 

operation.  

The effects of the construction and operation of the proposed mixed-use development are likely to be 

localised in nature and would typically be limited to the Site or the area immediately adjacent to the 
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Site. However, given that the proposed development will discharge surface water to the canal, and 

there is a surface water pathway linking the Site to the sites designated for nature conservation, 

applying a precautionary approach a zone of influence of 2 km has been adopted for the purposes of 

this report. The sites designated for nature conservation within 2 km of the Site are shown on Figure 

5.1. 

5.4.2 Sites Designated for Nature Conservation 

Natura 2000 Sites 

The potential for effects on Natura 2000 sites is addressed in the AA screening report and NIS prepared 

for the proposed development (SLR, 2021). The City Canal is approximately 30 m north of the Site 

boundary and this forms part of the Lower River Shannon SAC (002165). The River Shannon and River 

Fergus Estuaries SPA (004077) is approximately 1.6 km south - west of the Site. Both of these Natura 

2000 sites are considered to be within the potential zone of influence of the project as the proposed 

development will discharge surface water to the canal during construction and operation. All other 

Natura 2000 sites are considered to be sufficiently distant from the project and / or have no landscape 

or ecological connectivity with the Site such that they are not likely to affected by the project.  

The potential impacts of the development that could affect the Lower River Shannon SAC and the River 

Shannon and River Fergus Estuaries SPA identified in the NIS are as follows: 

¶ Discharge of surface water to the canal during construction and operation of the development. 

¶ Disturbance of species due to noise and lighting associated with construction and operation of 

the development. 

The potential reduction in water quality is not likely to affect the availability of prey species, e.g. 

lamprey and salmon, or the habitat that supports them given that species such as lamprey and salmon 

are not likely to be found in the canal due to an access restriction from the canal lock gates, and the 

distance between the Site and the SPA. Therefore, there is no potential for effects on the River 

Shannon and River Fergus Estuaries SPA during the construction and operational phases of the project 

as a result of discharge of surface water from the Site to the City Canal. 

The AA screening report identified potential for effects on otter, a mobile qualifying interest of the 

Lower River Shannon SAC, due to disturbance during construction and operation of the proposed 

development. There are no other qualifying interests of the SAC or SPA likely to be affected.  

Following implementation of appropriate mitigation measures, as described in the NIS, the proposed 

development is not predicted to give rise to adverse effects on the integrity of the Lower River Shannon 
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SAC or the River Shannon and River Fergus Estuaries SPA, either alone or in-combination with other 

projects or plans.  

The NIS concludes that the proposed development, either individually or in combination with other 

plans or projects, will not have an adverse effect on the integrity of any Natura 2000 sites. Therefore, 

Natura 2000 sites are excluded from any further consideration in this report. 

Proposed Natural Heritage Areas / Natural Heritage Areas 

There are no Natural Heritage Areas (NHA) located within the zone of influence for the project. There 

is one proposed Natural Heritage Area (pNHA) within 2 km of the Site and therefore, within the zone 

of influence.  

The Fergus Estuary and Inner Shannon, North Shore pNHA is located approximately 0.83 km southwest 

of the Site. This pNHA is located along the north shore of the Shannon. A detailed site synopsis is 

unavailable for the site. However, the site designation is concurrent with the Lower River Shannon SAC 

and the River Shannon and River Fergus Estuaries SPA. Potential impacts on Natura 2000 sites and 

therefore on this pNHA, have been addressed in the NIS for the development.  

There is no potential for impacts on the pNHA given the nature and scale of the proposed 

development, the localised nature of any potential impacts and the distance between the Site and the 

pNHA. Therefore, proposed Natural Heritage Areas/Natural Heritage Areas are scoped out and 

excluded from any further consideration in this report. 

Rare and Protected Flora and Fauna 

The NBDC database was searched for records within the 2 km grid square R55Y within which the Site 

is located. The records returned are of varying ages so for the purposes of preparing this report only 

the relevant records dated within the last 10 years, are listed in Table 5.1 below. 

The absence of recent (within 15 years) records of species from the NBDC database does not 

necessarily imply that a species does not occur within the search area rather it has not formally been 

recorded as present. Similarly, the presence of a record for a protected species within the 2 km grid 

squares does not mean that the species is present within the Site. 

5.4.3 Field Survey 

The habitats and species recorded within the existing site are described, classified and evaluated in 

this section of the report, and described further in the sections below. 
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5.4.3.1 Habitats 

Habitats present within the Site, as recorded during the walkover survey, are described in this section. 

Iŀōƛǘŀǘ ŎƭŀǎǎƛŦƛŎŀǘƛƻƴ Ŧƻƭƭƻǿǎ ǘƘŀǘ ƻŦ Ψ! DǳƛŘŜ ǘƻ Iŀōƛǘŀǘǎ ƛƴ LǊŜƭŀƴŘΩ (Fossitt, 2000).  

Dry Meadows and Grassy Verges (GS2)  

The dominant habitat within the Site is Dry Meadows and Grassy Verges (GS2) (Plates 5.1 and 5.2), 

available at the end of this report). The dominant grasses are false oatgrass Arrhenatherum elatius, 

/ƻŎƪΩǎ Ŧƻƻǘ Dactylus glomerata and Yorkshire fog Holcus lanatus, with frequently occurring crested 

ŘƻƎΩǎ ǘŀƛƭ Cynosurus cristatus, creeping bent-grass Agrostis stolonifera and perennial rye grass Lolium 

perenne. Other plant species include meadow buttercup Ranunculus acris, creeping buttercup 

Ranunculus repens; red clover Trifolium pratense; creeping cinquefoil Potentilla reptans, oxeye daisy 

Leucanthemum vulgare, Germander speedwell Veronica chamaedrys, common vetch Vicia sativa, 

ƎǊŜŀǘŜǊ ōƛǊŘΩǎ Ŧƻƻǘ ǘǊŜŦƻƛƭ Lotus pedunculatus, ǎƳƻƻǘƘ ƘŀǿƪΩǎ ōŜŀǊŘ Crepis capillaris and daisy Bellis 

perennis.  

Substantial disturbance was noted throughout the grassland habitat, in particular at the former yard 

area and several unsealed tracks (Plate 5.2). In these areas, bare ground is evident, and species include 

common ragwort Jacobaea vulgaris, ŎŀǘΩǎ ŜŀǊ Hypochaeris radicata, dandelion Taraxacum officinale 

agg., bristly oxtongue Helminthotheca echioides, black medick Medicago lupulina, scarlet pimpernel 

Anagallis arvensis, greater plantain Plantago major, weld Reseda luteola and red valerian Centranthus 

ruber. Nettle Urtica dioica, broad-leaved dock Rumex obtusifolius and creeping thistle Cirsium arvense 

are the dominant species in small overgrown areas of disturbed ground within the habitat 

 In some areas of the grassland, impeded drainage is evident. Species recorded include hard rush 

Juncus inflexus, false fox sedge Carex otruba and field horsetail Equisetum arvense. Common reed 

Phragmites australis was also noted in isolated patches.  

This habitat is modified, disturbed and commonly occurring in abandoned urban areas. The grassland 

present within the Site is a poor example of this habitat type. This habitat is evaluated as important at 

the Site level.  

Scrub (WS1) 

Scrub (WS1) is present in several areas within the Site (Plate 5.3). Black willow Salix viminalis, grey 

willow Salix cinerea and other willows dominate with some instances of silver birch Betula pendula, 

ash Fraxinus excelsior,  pedunculate oak Quercus robur, wild cherry Prunus avium, elder Sambucus 

nigra, hawthorn Crataegus monogyna, common gorse Ulex europaeus, dog rose Rosa canina, fuchsia 

Fuchsia magellanica, butterfly bush Buddleja davidii and bramble (Rubus fruticosus).  
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The scrub within the Site is a poor example of this habitat type due to the lack of diversity in plant 

species and aerial photography indicates that it has formed relatively recently (<10 years). Scrub 

habitat within the Site is evaluated as important at the Site level.  

Mixed Broadleaved Woodland (WD1)  

Mixed Broadleaved Woodland (WD1) is present along the northern boundary of the Site (Plate 5.4). 

Willow species including black willow Salix viminalis, grey willow Salix cinereal and Salix sp. dominate. 

Other species recorded included sycamore Acer pseudoplatanus, pedunculate oak Quercus robur and 

hawthorn Crataegus monogyna. The field layer includes bramble Rubus fructicosus agg., ivy Hedera 

helix, bracken Pteridium aquilinum ŀƴŘ ƘŀǊǘΩǎ ǘƻƴƎǳŜ Asplenium scolopendrium.   

The Tree Survey Report prepared for the proposed development (SLR, 2020b) states that no trees are 

visible in the area covered by the current woodland in the aerial photography on the GeoHive Map 

Viewer from 2005 but are present in another aerial photograph taken some time between 2005-2012. 

The woodland must therefore have developed between 2005 and 2021 and this would indicate that 

the woodland is a maximum of 16 years old.  

The area of mixed broadleaved woodland within the Site is small, with low diversity of species. This 

habitat type is commonly occurring throughout Ireland although in the urban setting less so. Mixed 

broadleaved woodland habitat within the Site is evaluated as important at the Site level.  

Buildings and Artificial Surfaces (BL3) 

There is an area of built surfaces on the east of the site comprising a commercial warehouse and an 

associated paved car park (Plate 5.5).  

This habitat is heavily modified and artificial in nature and would be evaluated as not important. This 

habitat is scoped out of further consideration in this report. 

5.4.3.2 Species 

Rare and Protected Species 

The NBDC database was searched for records of rare and/or protected species from the 2 km grid 

square R55Y within which the Site is located. The records of rare and/or protected species are 

presented in Table 5.1 below. 

Table 5.1. Rare and/or Protected Species Recorded Within 2 km Grid Square R55Y 

Species recorded 
Date of 
last record 

No. 
Records 

Conservation Status  Dataset 

Barn Owl  2013 1 BoCCI- Red- List NBDC  
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Species recorded 
Date of 
last record 

No. 
Records 

Conservation Status  Dataset 

Tyto alba Bioblitz 2013 

Common Coot 

Fulica atra 
2013 1 BoCCI-Amber List  

NBDC  

Bioblitz 2013 

Great Cormorant  

Phalacrocorax carbo 
2014 1 BoCCI-Amber List  

NBDC  

Birds of Ireland  

House Martin  

Delichon urbicum 
2014 1 BoCCI: Amber List  

NBDC  

Birds of Ireland 

House Sparrow  

Passer domesticus 
2014 1 BoCCI: Amber List  

NBDC  

Birds of Ireland 

Little Grebe 

Tachybaptus ruficollis 
2013 1 BoCCI: Amber List  

NBDC  

Bioblitz 2013 

Mew Gull  

Larus canus 
2013 1 BoCCI: Amber List  

NBDC  

Bioblitz 2013 

Sand Martin  

Riparia riparia 
2014 1 BoCCI: Amber List  

NBDC  

Birds of Ireland 

Short-eared Owl  

Asio flammeus 
2011 1 

Birds Directive: 
Annex I 

BoCCI: Amber List  

NBDC 

Bird Atlas 2007 - 2011 

Barn Swallow  

Hirundo rustica 
2014 3 BoCCI: Amber List  

NBDC  

Birds of Ireland 

Black-headed Gull 

Larus ridibundus 
2013 3 BoCCI- Red- List 

NBDC  

Bioblitz 2013 

Common Starling 

Sturnus vulgaris 
2016 3 BoCCI: Amber List  

NBDC  

Birds of Ireland 

Mute Swan  

Cygnus olor 
2014 3 BoCCI: Amber List  

NBDC  

Birds of Ireland 

Daubenton's Bat  

Myotis daubentoniid 
2013 1 

Habitats Directive: 
Annex IV  

NBDC  

Bioblitz 2013 

[ŜƛǎƭŜǊΩǎ .ŀǘ  

Nyctalus leisleri 
2013 1 

Habitats Directive: 
Annex IV 

NBDC  

Bioblitz 2013 

Common Pipistrelle  

Pipistrellus pipistrellus 
2013 1 

Habitats Directive: 
Annex IV 

NBDC  

Bioblitz 2013 

Lesser Horseshoe Bat  

Rhinolophus hipposideros 
2015 4 

Habitats Directive: 
Annex II & IV 

National Lesser 
Horseshoe Bat Database 

 

Protected Flora 

A ǊŜǾƛŜǿ  ƻŦ ǘƘŜ [ƻǿŜǊ wƛǾŜǊ {Ƙŀƴƴƻƴ {!/ /ƻƴǎŜǊǾŀǘƛƻƴ hōƧŜŎǘƛǾŜǎ ǎǳǇǇƻǊǘƛƴƎ ŘƻŎǳƳŜƴǘ ŦƻǊ Ψ²ŀǘŜǊ 

courses of plain to montane levels with Ranunculion fluitantis and Callitricho-Batrachion ǾŜƎŜǘŀǘƛƻƴΩ 

(NPWS, 2012) revealed records of opposite-leaved pondweed Groenlandia densa within the City Canal. 
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However, there was no evidence of this plant seen during the field survey of the canal, i.e. during the 

survey for otter 150m up and downstream of the Site. Also, there have been no records for this species 

registered on the NBDC database since 1986.  

A recent study by BEC Consultants (2012) found  Groenlandia densa to be a successful  pioneer species 

which responded well to dredging operations in the Royal and Grand Canal where large numbers of 

plants re-occurred within the years immediately following dredging. While no Groenlandia densa was 

observed in the canal during the recent field survey there may be suitable habitat present, and the 

plant may re-emerge if the canal was dredged. 

The proposed development will connect into the public sewerage system and will only discharge clean 

surface water runςoff into the canal, and this will not affect the water quality in the canal. Therefore, 

there is no potential for effects on opposite-leaved pondweed within the canal and it is scoped out of 

further consideration within this report.  

Amphibians 

Common frog Rana temporia and smooth newt Lissotriton vulgaris are protected under the Wildlife 

Acts 1976 as amended. Species protected under the Wildlife Act are those listed on Schedule 5. Since 

the publication of the Wildlife Act 1976, the list of Schedule 5 species has been extended through the 

publication of Wildlife Act 1976 (Protection of Wild Animals) Regulations in 1980 and 1990. Common 

frog and smooth newt were added to the Wildlife Act 1976 as amended by regulations made in SI 

282/1980. 

While suitable habitat for common frog and smooth newt is present within the nearby canal and 

wetland to the north, no evidence of these species was recorded within the Site. The drain located 

within woodland along the northern boundary was dry and carpeted in ivy when inspected during the 

walkover survey, offering no potential amphibian habitat.    

As the proposed project is not likely to affect the water quality in the canal, there should be no effect 

on the local amphibian population. Amphibians are scoped out and not considered further in this 

report. 

Birds 

Birds recorded during the field survey in June 2020 included wood pigeon Columba palumbus, hooded 

crow Corvus cornix, magpie Pica pica, robin Erithacus rubecula, blackbird Turdus merula, song thrush 

Turdus philomelos and starling Sturnus vulgaris. All species recorded during the field visit are typical in 

a wide range of habitats, are commonly occurring throughout Ireland and allare Green-listed (least 
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concern) species on BoCCI. The only exception was the starling which is Amber-listed. The bird 

assemblage of the Site would be evaluated as important at the Site level. 

Mammals 

Otter  

Otters, and their breeding and resting places, are protected under the Wildlife Acts. Otter is also listed 

in Annex II and Annex IV of the EU Habitats Directive. 

The drain located within the woodland along the northern boundary of the Site was inspected during 

field surveys. No evidence of otter was recorded, and the drain is not suitable for use by otter.   

The canal, 150 m up- and down-stream of the site, and wetland area to the north were also surveyed 

for signs of otter activity. Evidence of otter activity was recorded along the canal bank. A potential 

otter couch was identified on the southern bank (ITM Grid Reference: 558864, 657658) and numerous 

otter spraints were recorded at bridges crossing the canal to the northwest and northeast of the Site.  

Otter signs were recorded along the City Canal (approx. 30 m north of the Site) although the Site itself 

would be evaluated as not important for otter. 

Bats 

Habitats within the site were evaluated for bat foraging, commuting and roosting suitability using 

criteria developed by the BCT (See Appendix 5.2). 

The warehouse building in the east of the site was evaluated for bat roosting potential. The large 

building is of concrete construction with a corrugated sheet roof. Multiple uncovered windows are 

located throughout the building. The warehouse was evaluated as low suitability for roosting bats due 

to the lack of appropriate conditions such as suitable light and temperature levels.  

As the building was assessed as having low suitability for roosting bats and in line with BCT guidelines, 

a separate bat survey of the building and the surrounding habitat was conducted in late April/early 

May 2021 to determine if bats are utilising the building.  

Trees within the proposed site were also evaluated for their potential to support roosting bats. Trees 

inspected were not of sufficient size and age and lacked potential roost features that may be used by 

bats. Trees within the Site were evaluated as negligible suitability to support roosting bats (see also 

SLR Tree Survey Report 2021).  

Woodland and scrub habitats within the Site are moderately suitable for foraging and commuting bats. 

These habitats provide connectivity with the wider landscape as does the canal which is likely to be 

used by foraging bats.  
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The 2021 bat survey revealed that bats were utilising the habitats on the Site, but no bats were found 

to be roosting in or utilising the warehouse building. 

The bat assemblage of the Site would be evaluated as important at the Local level. 

Other Mammals 

Fox Vulpes vulpes scat was recorded within the Site but no other signs of fox were noted. Fox is not 

legally protected in Ireland and is a commonly occurring species in a wide range of habitats.  

There were no other mammal signs noted within the Site and other mammals, such as badger Meles 

meles, are excluded from further consideration in this report.  

Invasive Species  

The NBDC database was searched for records of invasive species within the 2 km grid square R55Y 

within which the Site is located. Multiple records, dated within the last 3 years, were returned for the 

following plant species listed under the Third Schedule of the EC Birds and Natural Habitats Regulations 

2011:  

¶ Indian Balsam Impatiens glandulifera; 

¶ Giant Hogweed Heracleum mantegazzianum; 

¶ Japanese Knotweed Fallopia japonica. 

No plant or animal invasive species listed under the Third Schedule of the Habitats Directive and 

subject to restrictions under Regulations 49 and 50 were observed during the ecological site walkover 

in June 2020. Invasive species are scoped out of further consideration in this report. 

5.4.4 Summary of Important Ecological Features 

Important ecological features to be carried forward for detailed assessment are summarised below. 

The importance of these features is summarised along with their legal status.  

Otter 

Otter is protected under the Wildlife Acts 1976 as amended and Annex II & IV of the EU Habitats 

Directive. The otter population of the Site would be evaluated as not important but given the proximity 

of the Site to the City Canal otter is carried forward for detailed assessment. 

Bats 

Bats are protected under the Wildlife Acts 1976 as amended and the Habitats Directive. The bat 

assemblage of the Site would be evaluated as important at the Local level.    
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5.5 DETAILED DESCRIPTION OF THE DEVELOPMENT 

The development will consist of a 4 ha. area bounded by City Canal to the north, Pa Healy Road to the 

south and Park Road to the east, Canal Bank, Limerick. It is a strategic housing development consisting 

of: 

A. Demolition of existing 530m2 warehouse building on site.  

B. Block 1 ς Student accommodation building of 8,238m2 stepped from three to six storeys, with 

ground floor café of 144.60m2 and 3 no. retail units facing onto Pa Healy road of 86.59m2 each, with 

9 no. two bedroom, 37 no. three bedroom, and 15 no. four bedroom student apartments, totalling 189 

bed spaces, ancillary laundry, refuse and enclosed communal courtyard with landscaping and bicycle 

storage;  

C. Block 2 - A residential apartment building of 6,013.25m2 with eight storeys and two penthouse 

storeys, total ten storeys containing 10 no. studio, 1 no. one bedroom and 52 no. two-bedroom 

apartments;  

D. Block 3 ς A residential apartment building of 8,107.10m2 with six storeys and two penthouse 

storeys, total eight storeys containing 16 no. studio, 10 no. one bedroom, and 62 no. two-bedroom 

apartments;  

E. Block 4 ς A residential apartment building of 3,869.18m2 with six storeys and one penthouse storey, 

total seven storeys containing 7 no. studio, 13 no. one bedroom and 25 no. two-bedroom apartments;  

F. Block 5 ς A residential apartment building of 5,849.40m2 with six storey and one penthouse storey 

total seven storeys containing 14 no. studio, 16 no. one bedroom and 36 no. two-bedroom apartments;  

G. Block 6 a residential apartment building of 3,869.18m2 with six storeys and one penthouse storey, 

total seven storeys containing 7 no. studio, 13 no. one bedroom and 25 no. two-bedroom apartments;  

H. Block 7 a residential apartment building of 4,962m2 with five storeys and one penthouse storey, 

total six storeys containing 12 no. studio, 14 no. one bedroom and 30 no. two-bedroom apartments;  

I. Community facilities building of 1,336.90m2 and three storeys with creche, café, management offices 

and common accommodation for use by apartment dwellers;  

J. 18 no. Executive Houses ς Consisting of 2 no. detached four-bedroom houses of 194.62m2 each and 

16 no. terraced four-bedroom houses of 177.82m2 each, with off street parking to front separate from 

communal parking;  

K. 149 Car parking spaces throughout the development and 420 secured bicycle parking spaces 

throughout the development;  
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L. Ancillary works comprising; new vehicular entrances onto Pa Healy Road, pedestrian and cycle links 

to Pa Healy road, Park road and City Canal, bin storage for all developments adjacent to all entrances, 

New public park of 0.5ha along city canal, communal open space and communal roof gardens for all 

apartments, all ancillary drainage, civil and landscape works, public lighting within estate and 

Electricity Sub-station to rear of Block 1.  

The total number of units is as follows;  

Build to rent apartments - 363 (66x studio, 67x one bedroom, 230x two bedroom); Student apartments 

- 61 (9x two-bedroom, 37x three bedroom and 15x four bedroom, totalling 189 student bed spaces); 

18 Dwelling houses.  

Overall total of residential units is 442. Overall Gross floor area of development proposed is 

45,478.65m2 on a site of circa 4ha.  

 

Surface water 

Surface water run-off from the construction phase and the completed development will be collected 

in a piped system (with manholes containing silt traps) and passed through a hydrocarbon interceptor 

before being discharged to City Canal. The discharge volume will be restricted to pre-development run-

off volumes and there is attenuation storage incorporated into the project design through the inclusion 

of two retention basins below ground storage.  

Wastewater 

All wastewater from the development will be directed to the existing Main Drainage sewerage network 

and will be conveyed to the Limerick City and Environs WWTP for treatment prior to discharge. 

Lighting Plan   

A Lighting Plan has been prepared for the project  and submitted under a separate cover. Lighting has 

been designed such that light intensity within the development footprint has been minimised and 

there will be no light spill onto the canal, so it reduces the effect on bats and otters.  

Landscape Plan  

The Landscape Plan includes the retention of existing mature trees. In addition, the project includes 

the planting native trees and shrubs. Grasslands to the north bordering the canal walkway will be 

planted with meadow grass feed with native wildflowers and early flowering bulbs.  
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Contaminated Ground 

To address concerns raised following site investigations relating to contaminated ground, the following 

working methods will be carried out (Verde, 2021): 

¶ To minimise the potential risks posed by contaminated soil by removal of the source of 

contamination, including soil: excavation, storage and transportation of in the areas of 

identified and quantified contamination (Note: There are no underground storage tanks 

present on the site that require removal).  

¶ Material excavation, segregation and removal should be managed and supervised by a 

competent person to ensure correct procedures are followed and that wastes are 

appropriately logged and tracked according to waste management requirements and 

legislation.  

¶ Encapsulation of contaminated soils by the importation of suitable clean fill material onto the 

site.  

¶ Backfilling the service trenches with material considered to be clean and not contaminated. 

¶ Where off-site disposal of contaminated soils (waste) is required, all lorry loads will be sheeted 

once loaded and before leaving site to reduce dust generation.   

¶ Any stockpiles containing contaminated soils will be placed on an impermeable surface while 

awaiting the results of validation testing.  The stockpiles will be sheeted to minimise dust 

emissions and also to minimise the potential for leaching rainwater and run off contaminating 

clean areas.  

¶ Adequate precautions will be taken during site works to prevent surface water run-off from 

the site affecting the local surface waters and drainage network; and 

¶ Dust monitoring and dust suppression will be carried out during any remedial works.  As a 

minimum this will include visual inspections to identify dust generating activities and damping 

down such sources as when required. 

Construction, Environmental and Waste Management Plan  

A Construction, Environmental and Waste Management Plan (PHM Consulting, 2021) has been 

developed and will be implemented prior to the redevelopment of the site. The CEWMP seeks to: 

Provide a basis for achieving and implementing the construction related mitigation measures identified 

in the various reports accompanying this application as listed below. 

Comply with all relevant conditions attached to the Planning Permission. 

Promote best environmental on-site practices for the duration of the construction phase. 

The CEWMP is to be read in conjunction with the Civil Engineering Report.  



 

120 

 

The CEWMP has been prepared in consultation with the: 

¶ SLR ς Appropriate Assessment Screening Report  

¶ SLR ς Ecological Impact Assessment Report  

¶ SLR - Natura Impact Statement  

¶ SLR ς Tree Survey Report  

¶ Precision ς Asbestos R&D Survey Report  

¶ RW Nowlan ς EIA Screening Statement  

¶ Verdé ς Phase 2 Environmental Due Diligence Report  

with particular reference to Mitigation of Potential Impacts on Qualifying Interests. 

5.6 ASSESSMENT OF EFFECTS AND MITIGATION MEASURES 

The potential effects resulting from the proposed development and proposed mitigation measures are 

discussed in the following sections. ¢ƘŜ ŦƻƭƭƻǿƛƴƎ ŘŜǎƛƎƴ ǇǊƛƴŎƛǇƭŜǎ ŀƴŘ άŘŜǎƛƎƴŜŘ-ƛƴέ ƳƛǘƛƎŀǘƛƻƴ ƘŀǾŜ 

informed the assessment of impacts. 

Within the design of the project, good practice environmental and pollution control measures are 

employed with regard to current best practice guidance such as, but not limited to, the following: 

¶ /LwL! /ронΣ Ψ/ƻƴǘǊƻƭ ƻŦ ²ŀǘŜǊ tƻƭƭǳǘƛƻƴ ŦǊƻƳ /ƻƴǎǘǊǳŎǘƛƻƴ {ƛǘŜǎΥ DǳƛŘŀƴŎŜ ŦƻǊ Consultants and 

/ƻƴǘǊŀŎǘƻǊǎΩ ό/LwL!Σ нллмύΦ 

¶ /LwL! /тпмΣ Ψ9ƴǾƛǊƻƴƳŜƴǘŀƭ DƻƻŘ tǊŀŎǘƛŎŜ ƻƴ {ƛǘŜ DǳƛŘŜΩ ό/LwL!Σ нлмрύΦ 

There is no surface water or groundwater connection between the Site and the City Canal and there 

will be no discharge of untreated water to the canal during construction or operation. 

Lighting has been designed such that light intensity within the development footprint has been 

minimised and there will be no light spill onto the canal (Appendix 5.3 ς Design Drawings). 

The Landscape Plan prepared for the development has been designed to recreate and enhance the 

natural conditions on the Site insofar as is possible (Appendix 5.3 ς Design Drawings). 

Taking the above into account, the principal potential impacts of the proposed development are 

outlined in the following sections.  

5.6.1 Do Nothing Impact 

In the absence of the proposed development, it is likely that the site would continue to be unmanaged 

and to become further overgrown with willow scrub vegetation.  
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5.6.2 Potential Impacts and Effects 

Otter 

The Site itself is evaluated as not important for otter and direct effects on otter are not considered 

likely. However, the City Canal is ca. 30 m north of the Site and otter activity was recorded along the 

canal during the June 2020 survey. Otter is typically a crepuscular10 species but is also known to forage 

and move along watercourses in the daytime. There is potential for the proposed development to 

result in indirect effects on otter as a result.   

During the construction phase activities such as increased artificial lighting and increased human 

presence on the site could have the potential to disturb otter. However, as the otter is mainly 

crepuscular it is likely to avoid the site during the working hours and therefore any impact will be low 

and will be temporary.  

The completed development has the potential to see increased the numbers of people using the canal 

bank for amenity. While an increase in people walking or running along the bank may increase 

disturbance, it is the likely increase in the presence of dogs that may pose the highest risk disturbance 

to otter. However, as the otter is mainly crepuscular it is likely to avoid the canal area during ay and 

while the increase in day-time disturbance may be permanent, the impact will be slight. 

Lighting for the project has been designed such that there will be no increase in light intensity along 

the canal that may cause disturbance. In addition, the nature of the completed development (i.e. 

largely residential with a creche, café and some retail units) is not likely to result in a perceptible 

increase in noise levels along the canal (see Chapter 9 Noise and Vibration - AWN).  

The discharge of water from the development that has become contaminated by hydrocarbons or silt 

has the potential to reduce the quality of the water and could affect prey species or aquatic plants that 

otter rely on.  

There will be no significant effect on otter within the Site but discharge of water from the Site along 

with construction activities causing increased noise, light and human presence and increased 

recreational use of the canal pathway along the City Canal by residents and their dogs may cause 

negative effects on otter associated with the SAC through disturbance.  

The effect of the proposed development on otter would be significant at the Local level. 

 

 

10 Activity peaks at dusk and dawn https://www.vincentwildlife.ie/species/otter (last accessed 30/06/2020) 

https://www.vincentwildlife.ie/species/otter
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Mitigation Measures 

The following measures will be employed to minimise potential disturbance to otter:  

¶ At the project outset, the construction site will be fenced off and no construction activities will 

be permitted outside designated works area. No access will be gained from the construction 

site to the canal.  

¶ Noise and vibration control will follow BS 5228: Code of Practice for Noise and Vibration 

Control on Construction and Open Sites.  

¶ Work will be completed during daylight hours. There will be no constant artificial lighting of 

the construction site at night. Motion triggered security lighting may be used but this will be 

directed downwards and sited so as to avoid any light spill onto the tow path and canal. 

¶ All plant will be regularly maintained to minimise unnecessary noise.  

¶ Machines which are used intermittently will be shut down or throttled back to a minimum 

during those periods when they are not in use. 

¶ All vehicles and mechanical plant will be fitted with effective exhaust silencers and maintained 

in good working order for the duration of the contract. 

¶ /ƻƳǇǊŜǎǎƻǊǎ ǿƛƭƭ ōŜ ƻŦ ǘƘŜ άǎƻǳƴŘ ǊŜŘǳŎŜŘέ models fitted with properly lined and sealed 

acoustic covers which will be kept closed whenever the machines are in use and all ancillary 

pneumatic tools shall be fitted with suitable silencers. 

¶ Surface water and groundwater encountered during excavations will be treated using 

appropriate measures in advance of discharge to the canal. If contaminated groundwater is 

encountered these measures would include those set out in the Verde (2021) report and in 

Section 5.5 above. Mitigation measures to prevent discharge of contaminated and / or silt 

laden water will include, but are not limited to, hydrocarbon interceptors, silt barriers, 

settlement ponds / tanks11 and silt traps. The equipment used in the management of surface 

water will be subject to weekly checks and a regular maintenance schedule. 

¶ Design and construction of attenuation measures shall be in line with current good practice. 

Guidance such as that produced by CIRIA shall be used to inform the development of such 

measures. Guidance to be considered, but not limited to, includes: 

Drainage of development sites - a guide (X108) (CIRIA, 2004). 

The SuDs Manual (CIRIA, 2015) 

 

11 These systems are an example of what could be used https://www.siltbuster.co.uk/ 

https://www.siltbuster.co.uk/
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The surface water drainage design for the development incorporates silt traps, a hydrocarbon 

interceptor (Kingspan NSBE040 Class I Interceptor or similar) and hydrobrake to control surface water 

run-off from the development to the canal during the operational phase, refer to the Drainage ς 

General Arrangement included in Appendix 5.3 ς Design Drawings. 

During the operation phase, the following measures will be employed to minimise potential 

disturbance due to increased human activities and lighting:  

¶ During the operational phase, access to the canal walkway will limited to daylight hours. The 

developmentΩǎ ƳŀƴŀƎŜƳŜƴǘ ŎƻƳǇŀƴȅ ǿƛƭƭ ōŜ ǊŜǎǇƻƴǎƛōƭŜ ŦƻǊ ƭƻŎƪƛƴƎ ǇŜŘŜǎǘǊƛŀƴ ŀŎŎŜǎǎ ƎŀǘŜǎ 

each day.  

¶ Signage will be put in place at the egress points of the Site to the canal walkway, requesting 

that dogs are kept on leads at all times. 

¶ Information boards will be installed at the egress points to the canal, providing information on 

the ecology of the canal with particular focus on local otter populations.  

¶ The lighting design for the development provides for reduced effect of lighting on wildlife, 

while meeting current safety standards. The lighting design for the development includes low 

luxe and directional lighting that will avoid any light spill. External security lighting will be set 

on motion-sensors and short (1min) timers. 

Significance of Residual Effects  

With best practice incorporated into the project design and the above mitigation implemented, 

residual effects of disturbance on nearby otter populations is not considered significant.  

Bats 

Construction of the proposed development will result in the loss of bat foraging and commuting habitat 

in the form of scrub and a small area of woodland removal. This is not considered to be a significant 

effect, given the small scale of habitat loss and the availability of suitable alternative habitat along the 

canal and the wider landscape.  

Any negative effects arising from loss of foraging and commuting habitat will be temporary due to the 

provision of landscaping measures, such as planting of native trees and shrubs, that should offset any 

loss of foraging/commuting habitat. Connectivity with the wider landscape will be maintained. 

No potential roosts were identified within the Site and there is no potential for effects on roosting 

bats.  

Mitigation Measures  
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Specific mitigation measures are not required as no significant effect on bats is predicted to occur as a 

result of the proposed development.  

However, while specific mitigation for bats is not required the following mitigation measures are 

proposed: 

¶ A pre-construction survey of the building will be carried out in advance of demolition to ensure 

that no bats have moved into or started using the building in the period between the pre-

planning survey and the grant of permission. The pre-construction survey will be carried out 

during the optimal survey season (May ς September) by an appropriately experienced 

ecologist and the building should be dismantled / demolished as soon as possible after it has 

been confirmed that there are no bats present. 

If bats, or signs of bats, are discovered during the pre-construction survey of the building then works 

should not commence until all necessary bat surveys are complete and, if required, a derogation 

licence has been granted. 

 

Significance of Residual Effects 

There will be no significant residual effect on bats as a result of the proposed development. 

5.6.3 Cumulative Effects 

Cumulative effects can result from individually insignificant but collectively significant actions taking 

place over a period of time or concentrated in a location. Cumulative effects can occur where a project 

results in individually insignificant impacts that, when considered in-combination with impacts of other 

proposed or permitted plans and projects, can result in significant effects (CIEEM, 2018). 

The following plans were reviewed for strategies and objectives that may act in-combination with the 

project: 

¶ Limerick City Development Plan 2010 ς 2016 (as extended).  

¶ Draft Limerick Development Plan 2022 ς 2028 (currently at the public consultation stage) 

¶ Limerick City Biodiversity Plan 2011 ς 2016.   

The draft Limerick Development Plan 2022 ς 2028 contains an amendment for a change to the zoning 

ƻƴ ǘƘŜ tΦ 5ƻǿƴŜǎ {ƛǘŜΣ tŀ IŜŀƭȅ wƻŀŘ ŦǊƻƳ ΨCommunity and EducationΩ ƭŀƴŘ ǳǎŜ ǘƻ ΨaƛȄŜŘ ¦ǎŜΩ. This 

1.7ha site which lies west of the Canal Bank site on the southern side of Pa Healy Road.  
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There are no strategies or objectives in the City Development Plan, the Biodiversity Action Plan, or the 

draft Limerick Development Plan 2022 ς 2028 that are likely to result in significant effects when 

considered in-combination with the proposed housing development.  

Limerick City and County Council planning portal was accessed to examine planning applications in the 

vicinity of the Site for potential to act in-combination with the project. The planning applications in the 

Canal Bank area consist of; use of a site for the storage of Titan Storage containers for self-storage 

uses; the construction of a new post primary school to include six teaching blocks; change of use of an 

existing crèche facility to apartments; regeneration of the Opera site, Limerick for mixed use 

development comprising office, retail, culture, licenced premises and other ancillary uses, and, 

construction of a new canal bridge to provide two-way traffic flow between Canal Bank, Park Road and 

Lower Park Road.  

The only proposed development within 250 m of the Canal Bank site is the container storage facility 

which will not result in significant residual effects such as surface or ground water effects. All the other 

proposed developments are sufficiently distant from the Canal Bank site and therefore there is no 

potential for cumulative or in-combination effects with these plans and projects.  

5.6.4 Proposed Monitoring 

The proposed development is not likely to result in significant residual effects and monitoring is not 

required. 
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5.7 CONCLUSIONS 

The habitats present within the Site are commonly occurring throughout Ireland and are evaluated to 

be either important at the Site level or not important. The proposed development will not result in any 

significant effects on the biodiversity of the Site and provided the recommended best practice and 

mitigation is implemented it is considered that development will not result in any residual significant 

effects on the biodiversity of the Site.  
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https://birdwatchireland.ie/(last accessed 24 June 2021) 

https://www.vincentwildlife.ie/species/otter (last accessed 30/06/2021) 
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Figure 1: Natura 2000 Sites within 2km of the Site



 

130 

 

 



 

131 

 

PLATES 

Plates 5.1 ς 5.5 

 

 

Plate 5.1: Dry Meadows and Grassy Verges (GS2) - photographed in the north-west corner of the 

application site.  

 

 

Plate 5.2: Dry Meadows and Grassy Verges (GS2) ς disturbed ground present in the centre of the Site.  
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Plate 5.3: Scrub (WS1) in southeast corner of application area 

 

 

Plate 5.4: Mixed Broadleaved Woodland (WD1) present along northern boundary of application area  
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Plate 5.5: Buildings and Artificial Surfaces (BL3) present in the east of the application site.  
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Appendix 5.1: Relevant Legislation and Planning 

Policy 
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Relevant Legislation12 

EIA Directive  

The EIA Directive, Council Directive 85/337/EEC of 27 June 1985 on the assessment of the effects of 

certain public and private projects on the environment as amended by Council Directive 97/11/EC of 

3 March 1997, Directive 2003/35/EC of 26 May 2003 and Directive 2009/31/EC of 23 April 2009, now 

codified in Directive 2011/92/EU of 13 December 2011 and amended in Directive 2014/52/EU of 16 

April 2014, is designed to ensure that projects likely to have significant effects on the environment are 

subject to a comprehensive assessment of environmental effects prior to development consent being 

given. The EIA Directive was first transposed into Irish law by the European Communities 

(Environmental Impact Assessment) Regulations, 1989 (S.I. No. 349 of 1989) which amended the Local 

Government (Planning and Development) Act, 1963 (and other legislation) to provide for 

environmental impact assessment.  

Habitats and Birds Directive  

The Habitats Directive ensures the conservation of a wide range of rare, threatened or endemic animal 

and plant species. Council Directive 92/43/EEC of 21 May 1992 on the conservation of natural habitats 

and of wild fauna and flora was adopted in 1992 and aims to promote the maintenance of biodiversity, 

taking account of economic, social, cultural and regional requirements. It forms the cornerstone of 

Europe's nature conservation policy with the Birds Directive and establishes the EU wide Natura 2000 

ecological network of protected areas, safeguarded against potentially damaging developments.  

The Natura 2000 network of protected areas is known as Special Areas of Conservation (SAC) and 

Special Protection Areas (SPA). In general terms, they are considered to be of exceptional importance 

in terms of rare, endangered or vulnerable habitats and species within the European Community. The 

requirements of the Habitats Directive have been transposed into Irish law through the European 

Communities (Birds and Natural Habitats) Regulations 2011 [S.I. No. 477/2011]. This legislation affords 

protection to both Special Protection Areas and Special Areas of Conservation. 

Special Areas of Conservation (SAC) are designated under the Conservation of Natural Habitats and of 

Wild Fauna and Flora Directive 92/43/EEC (Habitats Directive) which is transposed into Irish law by the 

EC (Birds and Natural Habitats) Regulations 2011 (S.I. 477 of 2011). Special Protection Areas (SPA) are 

 

12 Please note that the summary of relevant legislation provided here is intended for general guidance only. The original 

legislation should be consulted for definitive information. 
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classified under the Birds Directive (2009/147/EC on the Conservation of Wild Birds). Article 6(3) of the 

Iŀōƛǘŀǘǎ 5ƛǊŜŎǘƛǾŜ ǊŜǉǳƛǊŜǎ ŀƴ ΨŀǇǇǊƻǇǊƛŀǘŜ ŀǎǎŜǎǎƳŜƴǘΩ ǘƻ ōŜ ǳƴŘŜǊǘŀƪŜƴ ŦƻǊ ŀƴȅ Ǉƭŀƴ ƻǊ ǇǊƻƧŜŎǘ ǘƘŀǘ 

is likely to have a significant effect on the conservation objectives of a Natura 2000 site. An 

ΨŀǇǇǊƻǇǊƛŀǘŜ ŀǎǎŜǎǎƳŜƴǘΩ ƛǎ ŀƴ ŜǾŀƭǳŀǘƛƻƴ ƻŦ ǘƘŜ ǇƻǘŜƴǘƛŀƭ ƛƳǇŀŎǘǎ ƻŦ ŀ Ǉƭŀƴ ƻǊ ǇǊƻƧŜŎǘ ƻƴ ǘƘe integrity 

of a Natura 2000 site, and the incorporation, where necessary, of measures to mitigate or avoid 

negative effects.  

National Legislation 

Flora and fauna in Ireland are protected at a national level by the Wildlife Acts 1976 to 2018 and the 

Floral (Protection) Order 2015. Natural Heritage Areas (NHA) are areas that are considered to be 

important for the habitats present or for the species of plants and animals supported by those habitats.  

Under the Wildlife Amendment Act 2000, NHAs are legally protected from damage from the date they 

ǿŜǊŜ ŦƻǊƳŀƭƭȅ ǇǊƻǇƻǎŜŘ ŦƻǊ ŘŜǎƛƎƴŀǘƛƻƴΦ  {ŜŎǘƛƻƴ мфόмύ ƻŦ ǘƘŜ !Ŏǘ ǎǘŀǘŜǎ ǘƘŀǘ Ψ²ƘŜǊŜ ǘƘŜǊŜ ƛǎ ŀ 

subsisting natural heritage area order in respect of any land, no person shall carry out, or cause or 

permit to be carried out, on that land any works specified in the order or any works which are liable to 

destroy or to significantly alter, damage or interfere with the features by reason of which the 

ŘŜǎƛƎƴŀǘƛƻƴ ƻǊŘŜǊ ǿŀǎ ƳŀŘŜΩΦ 

In addition, a list of proposed NHAs (pNHAs) was published in 1995 but to date these have not had 

their status confirmed. Prior to statutory designation, pNHAs are subject to limited protection under 

various agri-environment and forestry schemes and under local authority planning strategies such as 

County Development Plans. 

Relevant Planning Policy  

The planning policy and legislation that is relevant to the development. 

Limerick City Development Plan 2010-2016 (as extended) 

The relevant local planning policies have been extracted from Volume 1 of the Limerick City 

Development Plan 2010-нлмс όŀǎ ŜȄǘŜƴŘŜŘύΦ ¢ƘŜǎŜ ǇƻƭƛŎƛŜǎ ŀǊŜ ǎǇŜŎƛŦƛŎ ǘƻ άChapter 11: Landscape, 

Biodiversity & Recreationέ ŀƴŘ ŀǊŜ ŎƻƴŎŜǊƴŜŘ ǿƛǘƘ ǘƘŜ ǇƻƭƛŎƛŜǎ ŀƴŘ ƻōƧŜŎǘƛǾŜǎ ǊŜƭŀǘƛƴƎ ǘƻ ōƛƻŘƛǾŜǊǎƛǘȅΦ  

Biodiversity Plan  

Policy LBR.7 It is the policy of Limerick City Council to adopt and implement a Limerick City Biodiversity 

Plan within the lifetime of this Draft Development Plan providing scope for all designated areas and 
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Protected Species within Limerick City and any relevant additional actions relating to natural heritage 

in the Heritage Plan. 

Designated Areas & Protected Species 

Policy LBR.8 It is the policy of Limerick City Council to apply the precautionary principle in relation to 

proposed development in environmentally sensitive areas to ensure all potential adverse impacts on 

any designated natural heritage area and any NATURA 2000 sites arising from any proposed 

development or land use activity are avoided, remedied or mitigated. 

The Shannon River Basin Management Plan 

Policy LBR.9 It is the policy of Limerick City Council to ensure that proposals along the River Shannon 

and other waterways associated with the River Shannon catchment within Limerick City will achieve 

an appropriate balance of uses commensurate with the sensitivity of the natural environment and 

avoiding adverse impacts on European conservation sites and sensitive natural receptors associated 

with the River Shannon. 

Trees & Urban Woodlands 

Policy LBR.10 It is the policy of Limerick City Council:  

To protect and maintain existing important individual and groups of trees from development risk, 

provide additional tree planting of native deciduous trees and other appropriate plantings through 

planning permissions in order to benefit local biodiversity;  

To strengthen the protection of trees in the City and protect tree lined settings;  

To preserve, maintain and increase the general tree cover in the City by extending planting at identified 

locations and identifying new sites suitable for the creation of small woodland areas;  

To make use of tree preservation orders to protect important trees or groups of trees which may be 

at risk;  

To protect and maintain existing important wetland habitats from development risk, encroachment of 

incompatible uses, and proposals for filling to ensure sustainability, enhancement of local biodiversity 

and retention of flood plain storage areas. 

Amenity Walkway Routes 
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Policy LBR.16 It is the policy of Limerick City Council to develop a network of high quality amenity 

walkway routes, particularly along waterways, linking existing parks and public open spaces and 

providing for strategic creation of new public open spaces. 
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Appendix 5.2 - Bat Conservation Trust Guidelines 

for assessing the potential suitability of proposed 

development sites for bats 
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Guidelines for assessing the potential suitability of proposed development sites for bats 

Suitability Description of Roosting Habitats Description of Communing and 

Foraging Habitats 

Negligible A building, structure, tree or other feature 

with negligible habitat features likely to be 

used by bats. 

Negligible habitat features on site 

likely to be used by commuting or 

foraging bats. 

Low A building or structure with one or more 

potential roost features that could be used 

by individual bats opportunistically, but do 

not provide enough space, shelter, 

protection or appropriate conditions (for 

example temperature, humidity, height 

above ground, light levels, levels of 

disturbance) and/or suitable surrounding 

habitat to be used on a regular basis, or by 

larger numbers of bats.  Buildings in this 

category are unlikely to support a maternity 

colony or be used by hibernating bats. 

A tree of sufficient size and age to contain 

potential roost features but with none seen 

from the ground, or features seen with only 

very limited roosting potential (i.e. some 

small cracks or crevices, low ivy cover). 

Habitat that could be used by small 

numbers of commuting bats such 

as a gappy hedgerow or un-

vegetated stream, but isolated and 

not very well connected to the 

surrounding landscape by other 

habitat and/or features. 

Suitable but isolated habitat that 

could be used by small numbers of 

foraging bats. 
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Suitability Description of Roosting Habitats Description of Communing and 

Foraging Habitats 

Moderate A building, structure, tree or other feature 

with one or more potential roost sites that 

could be used by bats due to their size, 

shelter, protection or appropriate 

conditions (for example temperature, 

humidity, height above ground, light levels, 

levels of disturbance) and surrounding 

habitat but unlikely to support a roost of 

high conservation value status. 

Buildings, structures and trees falling into 

this category would not be expected to 

support a maternity colony, or significant 

hibernation or transitory roost. 

Continuous habitat connected to 

the wider landscape that could be 

used by bats for commuting such as 

lines of trees and scrub or linked 

back gardens. 

Habitat that is connected to the 

wider landscape that could be used 

by bats for foraging such as trees, 

scrub, grassland or water. 

High A building, structure, tree or other feature 

with one or more potential roost sites that 

are obviously suitable for use by large 

numbers of bats on a more regular basis and 

potentially for longer periods of time due to 

their size, shelter, protection or appropriate 

conditions (for example temperature, 

humidity, height above ground, light levels, 

levels of disturbance) and surrounding 

habitat. 

Buildings, structures and trees falling into 

this category may be expected to support a 

maternity colony, or significant hibernation 

or a significant transitory roost. 

Continuous high-quality habitat 

that is well connected to the wider 

landscape that is likely to be used 

regularly by commuting bats such 

as river valleys, streams, 

hedgerows, lines of trees and 

woodland edge. 

High-quality habitat that is well 

connected to the wider landscape 

that is likely to be used regularly by 

foraging bats such a broadleaved 

woodland, tree-lined watercourses 

and grazed parkland. 

Site is close to and connected to 

known roost. 
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Appendix C: Design Drawings  

1 Landscape Layout 

2 External Lighting Plan 

3 Drainage Layout 
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6.0 LAND, SOIL, GEOLOGY AND HYDROGEOLOGY 

6.1 INTRODUCTION 

This chapter of the EIAR covers land, soils (& geology) and hydrogeology (groundwater) and it has been 

prepared to support an application for strategic housing development (SHD) at Canal Bank, Pa Healy 

Road / Park Road, Limerick.  It has been prepared by SLR Consulting on behalf of Revington 

Developments Ltd.   

This Chapter was undertaken by Peter Glanville (PGeo. EurGeol.) of SLR Consulting.Peter is a 

Professional Geologist and is a Technical Director in the Water (Hydrology and Hydrogeology) team in 

{[wΩǎ 5ǳōƭƛƴ ƻŦŦƛŎŜΦ IŜ Ƙŀǎ ƻǾŜǊ ǘǿŜƴǘȅ ȅŜŀǊǎΩ ŜȄǇŜǊƛŜƴŎŜ ƛƴ ŜƴǾƛǊƻƴƳŜƴǘŀƭ ŎƻƴǎǳƭǘƛƴƎ ƛƴŎƭǳŘƛƴƎ 

hydrology, flood risk, geomorphology and geology.  tŜǘŜǊΩǎ ǎǇŜŎƛŀƭƛǎǘ ŜȄǇŜǊƛŜƴŎŜ ƛǎ ƛƴ ǘƘŜ ŦƛŜƭŘ ƻŦ 

hydrology and hydrogeology and includes undertaking Environmental Impact Assessments and 

preparing Environmental Impact Assessment Reports for a range of development types including 

infrastructure, mining, minerals and power related projects. His range of experience also includes 

discharge licencing and consents, flood risk assessments, Peat Landslide Hazard Risk Assessments, the 

preparation of Construction and Environmental Management Plans, baseline water monitoring, 

Quaternary Geomorphology and Subsoils. 

6.2 METHODOLOGY 

Available information on the land, soils (& geology), and hydrogeology (groundwater) of the Canal 

Bank area and its surrounds was collated and evaluated.  The scope of this section includes:  

¶ An assessment of the existing land, soils (& geology) and hydrogeology (groundwater) 

conditions at and close to the site; 

¶ An assessment of the impact of the development on land, soils (& geology) and hydrogeology 

(groundwater) conditions; and 

¶ Recommendations for measures to reduce or eliminate any potential impacts on the land, soils 

(& geology) and hydrogeology (groundwater) identified from the assessment. 

The methodology used follows the guidelines and advice notes provided by the Environmental 

Protection Agency on environmental impact assessments and with due regard to the guidelines 

ǇǳōƭƛǎƘŜŘ ōȅ ǘƘŜ LƴǎǘƛǘǳǘŜ ƻŦ DŜƻƭƻƎƛǎǘǎ ƻŦ LǊŜƭŀƴŘΩǎ όLDLύ ƛƴ нлмоΦ  

The methodology involved in the assessment of the land, soils and hydrogeology at the application site 

can be summarised as follows: 
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¶ A desk study in which existing data and relevant regional data sources for the site and 

surrounding area were examined; 

¶ Assessment of technical reports pertaining to the site including: 

¶ Phase 2 Environmental Due Diligence Report, Canal Bank Project, Verde, 2021; 

¶ Natura Impact Statement, Canal Bank Development (SLR Consulting, 2021); 

¶ Civil Engineering Report, Mixed Use Development, Pa Healy Road, report reference 108-

96/17c, PHM Consulting, 2021, and; 

¶ Construction, Environmental & Waste Management Plan, Mixed Use Development, Pa Healy 

Road, report reference 108/96/17c/CEMP_P1, PHM Consulting, 2021.  

¶ Assessment of groundwater level monitoring and testing of groundwater samples taken at the 

site; and 

¶ An analysis of the information gathered. 

The desk study involved the examination of several datasets to determine the geological and 

hydrogeological setting of the area, as detailed in Table 6.1 below.   

Data Dataset Data Type/ Scale  

Soil and Geology GSI Groundwater Data Viewer ς Teagasc Soils Digital  

GSI Groundwater Data Viewer ς Teagasc Subsoils Digital 

GSI Groundwater Data Viewer ς Bedrock Geology Digital 

Groundwater GSI bedrock aquifer mapping, groundwater body 
description documents, Environmental Protection 
Agency and Water Framework Directive mapping 

Digital  

Elevation OSi Discovery Series Mapping 1:50,000 

Protected Areas, 
Environmental Pressures 

Environmental Protection Agency Digital  

Table 6.1 Regional Data Consultation 

6.3 REGULATORY BACKGROUND 

6.3.1 Legislation  

The key European Directives / European Union Legislation which apply to this Chapter of the EIAR and 

the land, soils and hydrogeology assessment presented herein are: 

¶ Environmental Impact Assessment Directive (2011/92/EU); and 

¶ Directive of the European Parliament and of the Council amending Directive 2011/92/EU on 

assessment of effects of certain public and private projects on the environment (2014/52/EU).   
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¶ Other European Directives to which this EIAR makes reference, or has had regard, are listed in 

Appendix 6.1.   

¶ Irish Government Acts, National Legislation and Regulations which apply to this Chapter of the 

EIAR and the land, soils and hydrogeology assessment presented herein are also listed in 

Appendix 6.1.  

Most notably, under Regulation 4 of the Groundwater Regulations 2010, a duty is placed on public 

authorities to promote compliance with the requirements of the regulations and to take all reasonable 

steps including, where necessary, the implementation of programmes of measures, to:  

άόŀύ prevent or limit, as appropriate, the input of pollutants into groundwater and prevent the 

deterioration of the status of all bodies of groundwater;  

(b) protect, enhance and restore all bodies of groundwater and ensure a balance between 

abstraction and recharge of groundwater with the aim of achieving good groundwater quantitative 

status and good groundwater chemical status by 2015 or, at the latest, by 2027;  

(c) reverse any significant and sustained upward trend in the concentration of any pollutant 

resulting from the impact of human activity in order to progressively reduce pollution of groundwater;  

(d) achieve compliance with any standards and objectives established for a groundwater 

dependent protected area included in the register of protected areas established under Regulation 8 of 

the 2003 Regulations [S.I. No. 722 of 2003] by not later than 2015, unless otherwise specified in the 

/ƻƳƳǳƴƛǘȅ ƭŜƎƛǎƭŀǘƛƻƴ ǳƴŘŜǊ ǿƘƛŎƘ ǘƘŜ ƛƴŘƛǾƛŘǳŀƭ ǇǊƻǘŜŎǘŜŘ ŀǊŜŀǎ ƘŀǾŜ ōŜŜƴ ŜǎǘŀōƭƛǎƘŜŘΦέ 

6.3.2 Planning Policy and Development Control  

There are no planning policy and development control regulations that specifically apply to this land, 

soils and hydrogeology assessment.  

6.3.3 Guidelines and Technical Standards 

The following key guidelines apply to this assessment: 

¶ Institute of Geologists of Ireland.  Guidelines for the Preparation of Soils, Geology and 

Hydrogeology Chapters of Environmental Impact Statements, April 2013; and 

¶ National Roads Authority, 2008.  Guidelines on Procedures for Assessment and Treatment of 

Geology, Hydrology and Hydrogeology for National Road Schemes. 

 

Additional guidelines and technical standards which apply to this Chapter of the EIAR and the land, 

soils and hydrogeology assessment presented herein are listed in Appendix 6.1. 
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6.4 RECEIVING ENVIRONMENT 

6.4.1 Study Area  

For the purposes of this assessment, the study area comprises the application site the surrounding 

area up to 2 km radius around the site boundary and is increased to 5km reflect the sensitivity of the 

subsurface, for example where karst systems are present.  This is in line with the Institute of Geologists 

ƻŦ LǊŜƭŀƴŘΩǎ όLDLύ ƎǳƛŘŜƭƛƴŜǎ όнлмоύΦ  ¦ƴƳƛǘƛƎŀǘŜŘ ǇƻǘŜƴǘƛŀƭ ƛƳǇŀŎǘǎ ƻƴ ƭŀƴŘΣ ǎƻƛƭǎ ŀƴŘ ƘȅŘǊƻƎŜƻƭƻƎȅ ŀǊŜ 

considered for the initial assessment, before appropriate mitigation measures for the potential 

impacts identified are discussed.  The identified potential impacts are then re-assessed assuming the 

identified mitigation measures in place.   

6.4.2 Topography, Physical Features, and Land-use  

The proposed development will consist of a 4ha area bounded by City Canal to the north, Pa Healy 

Road to the south and Park Road to the east, Canal Bank, Limerick.  The site is mostly vacant; however 

there is a steel frame warehouse present in the eastern part of the site. The central part is occupied 

by remaining structures of former storage yard. The northern edge of the site, along the Park Canal is 

overgrown with semi-mature trees. The central-western portion of the site is overgrown with young 

trees and bushes.  There are several small stockpiles present on site comprising mainly of demolition 

material including concrete and brick.  

Currently the entrance to the site is from Park Road to the concrete yard in front of the warehouse. 

The warehouse is utilised by the neighbouring furniture fitting company to store the materials. The 

historic use of the warehouse is unknown, however the recent asbestos survey of the warehouse 

reviled a presence of a cold room within the building. The warehouse area is separated from the rest 

of the site by chain link fence and metal gate. The entrance from the Pa Healy Road is currently blocked 

with a mound of soil and Kelly blocks.  

The topography of the site is currently generally flat with a slight gradient towards the west. The site 

topography is expected to be significantly altered by historic deposition of various type of fill material.   

6.4.3 Soils and Geology  

Soils and Subsoils  

The Environmental Protection Agency (EPA) website publishes soil and subsoil maps created by Spatial 

Analysis Unit, and Teagasc in collaboration with the Geological Survey of Ireland.  The Teagasc soils 

map describe the soils underlying the site as made ground described as made ground / built ground 

with marine/estuarine silts and clays located in the north western corner, as shown in Figure 6.1.  
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Subsoils at the site are also described as made ground and marine/estuarine silt and clays in the north 

western corner, see Figure 6.2.   

Bedrock Geology 

According to GSI data, the majority of the site is located on top of Dinantian undifferentiated Visean 

limestones. The south west corner of the site is underlain by volcanoclastic rocks, described as 

volcaniclastic rocks among the Dinantian limestones.  The bedrock geology is shown on Figure 6.3.   

6.4.4 Groundwaterς Hydrogeology 

Aquifer Characteristics 

According to GSI data, the bedrock aquifer underlying the majority of the site is classified as Lm, Locally 

Important aquifer which is generally moderately productive, see Figure 6.4.  The south west corner of 

the site is classified as LI, Locally Important Aquifer - bedrock which is moderately productive only in 

local zones.   

The GSI data shows that the average groundwater recharge for most of the site is between 105-

108mm/year. The north western corner of the site has an average groundwater recharge of 

37mm/year.   

Limerick City East Groundwater Body 

The site is located within the Limerick City East Groundwater Body (GWB), and a summary of initial 

characterisation report for the GWB has been published by the GSI ς see Appendix 6.2.  The report 

states that the groundwater body is bounded to the north by the River Shannon.  The terrain is gently 

undulating over much of the GWB.  Groundwater flow occurs along fractures, joints and faults in the 

limestones and volcanic rocks. There is likely to be an epikarstic layer at the top of the limestones, 

which acts to redistribute recharge in the subsurface and, in high water table conditions, is a very high 

transmissivity layer. The aquifers have low storativity.  

Groundwater flux in the limestone aquifer will be concentrated in an approximately 30 m zone at the 

top of the bedrock.  This zone comprises an epikarstic layer of a few metres, below which is a network 

of joints, fractures and faults. Deeper groundwater flow can occur along permeable fault zones or 

deeper fractures. The flow regime in the volcanic aquifer is similar, excepting the epikarstic layer.   

The aquifers in the GWB are unconfined in the main. Near rivers and streams, the water table is close 

to the surface.  Depending upon topography, the water table can vary between 2 metres up to ~15 m 

below ground surface. Water table fluctuations in discharge areas will be relatively low (on the order 

of 1-2 m).   
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Flow path lengths are generally long (up to 1500 m). In discharge zones, flow paths will be much 

shorter, at around 100ς300 m.  On a local scale, groundwater discharges to the streams and smaller 

rivers crossing the aquifer. Local groundwater flow directions are determined by topography and local 

drainage patterns. Regional groundwater flow directions are roughly E-W to northwards, oblique to 

the major N-S rivers.  

Groundwater discharges to the gaining rivers crossing the GWB, and the Shannon at the north of the 

GWB. 

Local Groundwater Supplies 

According to the GSI database, there are two groundwater supply wells within 2km of the site, shown 

on Figure 6.5.  The nearest groundwater supply well approximately 0.39km to the south west of the 

site (GSI reference 1415SEW047).  The well was drilled in 1978 by Shamrock to a depth of 73.2m. This 

well produces good yields of approximately 288m3d and is defined as being of industrial use.  The next 

groundwater well is located approximately 1.5km to the east south-east (GSI reference 1415SEW001).  

The well was drilled in 1973 and is also listed at 73.2m.  The yield is moderate, at 54.5m3d.   

Groundwater Quality 

¦ƴŘŜǊ LǊŜƭŀƴŘΩǎ ƻōƭƛƎŀǘƛƻƴǎ ŦƻǊ ǘƘŜ ²ŀǘŜǊ CǊŀƳŜǿƻǊƪ 5ƛǊŜŎǘƛǾŜΣ ǘƘŜ ǎǘŀǘǳǎ ƻŦ ƎǊƻǳƴŘǿŀǘŜǊ ōƻŘƛŜǎ 

nationally has been assessed, both on the basis of their quality and availability.  The Limerick City East 

groundwater body is classified as being Good 2013-2018 under the WFD (www.catchments.ie). 

Groundwater Vulnerability 

The GSI classification of the bedrock aquifer beneath the majority of the site is described as having a 

vulnerability rating of (L) Low, as presented in Figure 6.6.  The eastern boundary has a vulnerability 

rating of (M) Moderate.  

6.4.5 On Site Investigations 

Site investigations were undertaken by Verde in 2019 and details are provided in the Phase 2 Due 

Diligence report and the locations are shown in Diagram 6.1 below.  The trial pit and borehole logs are 

presented in Appendix 6.3.   

Trial Pits 

Fifteen trial pits were excavated across the site with four of these trial pits located within the footprint 

of the proposed buildings (TP101, TP106, TP110 & TP113).  The trial pits encountered a significant layer 

of made ground comprising sandy clay or clayey sand with abundance of demolition concrete, frequent 

http://www.catchments.ie/


 

152 

 

red brick fragment and occasional limestone cobbles, metal and glass fragments. These anthropogenic 

deposits were underlain by natural deposits of peaty clay, peat and sandy or silty clay.   

During trial pit excavation entries of shallow groundwater were observed in the man-made deposits 

and natural sand and clay at depths between 0.7 and 2.8mbgl. In one location (TP-109) water entry 

was observed at 0.2mbgl and can be associated with surface water lodging in the permeable surface 

fill material. Volumes of encountered shallow groundwater were significant in some locations including 

TP-106 and TP-110. 

Groundwater Monitoring Wells 

Four groundwater monitoring wells were drilled in the limestone bedrock aquifer (MW101 to MW104) 

to a maximum depth of 10.8mBGL with a slotted screen installed in the bottom 0.55-1.0 metres to 

capture the groundwater present in the bedrock aquifer.  

The general ground conditions encountered during drilling comprised man made deposits of grey 

gravels and cobbles with some addition of concrete and red brick fragments to a maximum depth 

4.0mbgl. The made ground deposits were underlain by brown peaty clay followed by light grey or 

brownish-grey silty clay to a maximum depth of 8.8mbgl. Weathered, grey limestone bedrock was 

encountered during drilling at depths between 6.2mBGL and 8.7mbgl. 

Small groundwater strikes were observed during drilling in the overburden at depths between 2.5 and 

3.5mbgl, at the interface between the overburden and the bedrock or in the bedrock at the depths 

between 6.2 and 10.2mbgl. 
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Diagram 6.1 Site Investigation Locations (Verde) 

 

Evidence of Contamination 

A summary of visual and olfactory evidence of contamination encountered during the site 

investigations is presented in Table 6.2 below.   
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Table 6.2 Summary of Contamination Encountered (Verde) 

Groundwater and Bedrock Levels 

The groundwater and bedrock levels are tabulated in Table 6.3. The borehole logs provided in the 

Verde report show that the top of the bedrock was encountered between 6.2m bgl to 8.8m bgl.  

Groundwater strikes in the bedrock were encountered at the interface of the overburden and bedrock 

at MW102 ς MW104.  At MW101, in the western corner of the site, a small groundwater strike was 

encountered at the interface and a large groundwater strike was encountered at almost 2m below the 

interface, at 10.2m bgl. The groundwater strike elevations varied between -0.68m OD to -3.4m OD, as 

shown in Table 6.3.   

As can be seen in Table 6.3, following the groundwater strike in the bedrock the groundwater levels in 

the limestone bedrock rose a number of meters to between 3.25 to 4.02m btoc.  Groundwater levels 

were also recorded in October 2021.   

Groundwater Flow Direction 

The groundwater flow follows the regional and local topography and is in a north-westerly direction 

towards the River Abbey. Groundwater levels recorded in both January 2019 and October 2021 

showed the same groundwater flow direction. 
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Groundwater Wells 
OD Elevation 

(mtoc) 
Top of Bedrock 

(mbgl) 

Groundwater 
Strike in 

Bedrock (mbgl) 

Approx top 
of bedrock    
(mOD) * 

Groundwater 
Strike in 
Bedrock      
(mOD) * 

MW101 5.059 8.5 10.2 -3.441 -5.141 

MW102 5.393 8.8 8.8 -3.407 -3.407 

MW103 5.839 7.3 7.4 -1.461 -1.561 

MW104 5.523 6.2 6.2 -0.677 -0.677 

* results of ground level elevation not reported, assume toc at or near ground level 

Groundwater Wells 

Groundwater Level 
(mbtoc) 

Groundwater Level 
(mOD) 

Groundwater Level 
(mbtoc) 

Groundwater 
Level (mOD) 

21st January 2019 14th October 2021 

MW101 3.25 1.81 3.28 1.779 

MW102 3.56 1.83 3.60 1.793 

MW103 4.02 1.82 4.05 1.789 

MW104 3.68 1.84 3.71 1.813 

Table 6.3 Groundwater and Bedrock Levels 

Groundwater Quality  

Groundwater quality samples were also taken by Verde on 21st January 2019 from the limestone 

bedrock.  The results are presented in Appendix 6.4. The groundwater was retested by Verde in 

October 2021.  Groundwater in the limestone bedrock beneath the site was found to be of good quality 

with the exception of elevated concentrations of barium and localised elevated arsenic. Barium and 

arsenic groundwater compounds are confined to the bedrock aquifer and considered not to interfere 

with proposed development plans. Groundwater in the bedrock beneath the site is free of volatile 

substances.   

Barium and localised elevated Arsenic concentrations are considered to occur naturally in the nearby 

volcanic bedrock and have migrated in groundwater into the limestone bedrock.   

Soil Sampling 

Verde carried out soil sampling and screened the results against human health generic assessment 

criteria (GAC).  The results identified local exceedances of lead, TPH and PAH human health GACs, to 

be managed by capping with a suitable layer of clean soils to act as a barrier to receptors.  Presence of 

asbestos fibres in soils was also identified, which is also to be managed / addressed d by importing of 

clean soils and capping off the existing soil surfaces.   
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6.4.6 Protected Areas 

Protected areas are outlined in the Natura Impact Statement (NIS, SLR 2021).  The NIS identifies two 

sites which are considered to be within the Zone of Influence of the project site.  To the north, the site 

is adjacent to the Lower River Shannon SAC, in the form of the Park Canal 30m from the site boundary 

and a large area of wetland habitat to the north of the canal. The canal is raised in relation to the site, 

and groundwater from the therefore passes underneath it as it moves north-west.  The base of the 

canal is expected to be at approximately 1m OD, whilst groundwater strikes in bedrock are reported 

at approximately  -0.68m OD to -5.1m OD.  The River Shannon and River Fergus Estuaries SPA 

approximately 2km away.   

Protected area 
Location in relation 
to application site 

Comment 

Lower River Shannon SAC 
(002165) 

30m north 
Park Canal is at a higher level than 
the site and is not  in continuity with 
groundwater in the bedrock.   

River Shannon and River Fergus 
Estuaries SPA (004077) 

2km west - southwest 
The SPA is downstream of the Lower 
River Shannon SAC 

Table 6.3 Protected Areas Assessment 

6.4.7 Potential Receptors 

Arising out of the baseline study therefore, the following land, soils and hydrogeology receptors have 

been identified:  

¶ Locally important bedrock aquifer; 

¶ Shannon River SAC / River Shannon and River Fergus SPA; and 

¶ Groundwater supply wells.   

 

For each identified receptor, the significance and sensitivity of the receptor is assessed in Table 6.4 

below and a rating (High / Medium / Low / Negligible) applied, based on the methodology outlined in 

existing guidance and reproduced in Appendix 6.5. 

 



 

157 

 

No. Existing Environment Significance Sensitivity 

Existing Environment 

Significance / Sensitivity 

Rating (H/M/L/N) 

1 Locally important 

bedrock aquifer  

The limestone bedrock 

aquifer underlying the 

site is part of the 

Limerick City East GWB 

The GWB is classified 

as being Good 2013-

2018 under the WFD 

Medium ς Attribute has a 

medium quality or value on 

a local scale 

2 Shannon River SAC / 

River Shannon and River 

Fergus SPA 

The SPA is downstream 

of the Lower River 

Shannon SAC.   

Park Canal is at height 

in relation to site and 

not expected to be in 

continuity with 

groundwater.  A large 

area of wetland habitat 

is located to the north 

of the canal.   

High ς Attribute has a high 

quality or value on a local 

scale 

3 Groundwater supply 

wells 

The industrial wells are 

not associated with a 

groundwater drinking 

water source 

protection area.   

Nearest well located c. 

0.4 km from the site.  

No groundwater 

lowering / abstraction 

required as part of the 

proposed development 

.   

Low - Attribute has a low 

quality or value on a local 

scale 

Table 6.4 Existing Environment ς Significance and Sensitivity / Importance 

6.5 CHARACTERISTICS OF PROPOSED DEVELOPMENT 

The proposed development consists of the construction of residential dwellings with and without 

private gardens, commercial properties, surface car parking and landscaped areas. The construction 

plan does not involve any excavations for basements. It is expected the redevelopment of the site will 

involve importing soils to raise levels on the site.  The proposed development includes the demolition 

of the existing 530m2 warehouse building on site. 

6.6 POTENTIAL IMPACTS 

6.6.1 Construction Stage Impacts (No Mitigation) 

In the context of the proposed development, the construction stage in this case is taken to be the 

preparation of the site including demolition of the warehouse building on site and construction of the 

mixed use development, as well as the ancillary works.     
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Direct Impacts 

During demolition of the warehouse building and construction of the mixed use development at the 

site, there is a risk of pollution of groundwater in the limestone bedrock and the supply wells, from the 

following potential sources in absence of mitigation: 

accidental spillage of fuels and lubricants by construction plant during demolition of the warehouse 

building and construction of the development, with the potential for contaminated run-off entering 

the limestone aquifer. 

increase in suspended solids and potential for run-off with suspended solids entering the limestone 

aquifer.   

The significance of the identified potential impacts is assessed in Table 6.5 below. The limestone 

aquifer will be protected by the presence of overburden, with 2.5 ς 7.7m of subsoils confirmed at the 

site.   

Indirect Impacts  

The potential risks detailed above could in turn have an indirect impact on the wetland habitat / 

Shannon River SAC.  Any impact on the Shannon River SAC could also impact on the River Shannon and 

River Fergus SPA, located downstream of the Lower River Shannon SAC. 

6.6.2 Operational Stage Impacts (No Mitigation) 

The operational stage is taken to comprise the residential dwelling, commercial properties, surface car 

parking and landscaped areas.  The site will be completed with designed capping layer, paved surfaces, 

engineered surface water and foul drainage including hydrocarbon interceptor all in place.  In addition, 

the limestone aquifer will continue to be protected by the proposed capping layer and the presence 

of overburden, with 2.5 ς 7.7m of subsoils confirmed at the site.   

Direct Impacts  

Due to the presence of the capping layer, paved surfaces and drainage, the potential risk of 

groundwater pollution described above during the construction phase will be minimised during the 

operational stage.     

The significance of the identified potential impacts is assessed in Table 6.5 below.   
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Indirect Impacts  

Any impact on the bedrock aquifer could have an indirect impact on the wetland habitat / Shannon 

River SAC and the River Shannon and River Fergus SPA, located downstream of the Lower River 

Shannon SAC.   

6.6.3 Significance of Potential Impacts (Unmitigated) 

A summary of potential impacts without mitigation is presented in Table 6.5 below. As outlined in 

Table 6.4 above, Shannon River SAC / River Shannon and River Fergus SPA has a significance and 

ǎŜƴǎƛǘƛǾƛǘȅ κ ƛƳǇƻǊǘŀƴŎŜ ǊŀǘŜŘ ŀǎ άƘƛƎƘέ.  The locally ƛƳǇƻǊǘŀƴǘ ŀǉǳƛŦŜǊ ǊŜŎŜǇǘƻǊ ƛǎ ǊŀǘŜŘ ŀǎ άmediumέ 

and local groundwater well supplies are rated at άƭƻǿέ.   

 



 

  

 

 

 

No. Identified Potential Impact 

Description of Impact 

(No Mitigation) 

Significance of Impact 

(No Mitigation) 

Construction Stage  ς  Direct  

1 Impact on groundwater in bedrock 

aquifer from accidental fuel leakage/ 

spillage 

Medium - Low Potential to affect groundwater quality in underlying bedrock aquifer through 

vertical migration.  Impact to groundwater is unlikely due to short term nature of works.  Any 

leakage / spillage would be accidental only and of limited volume.  The limestone aquifer will be 

protected by the presence of overburden.   

Moderate - Slight 

2 Impact on groundwater in bedrock 

aquifer from increased suspended 

solids 

Low - Potential to affect groundwater quality in underlying bedrock aquifer through vertical 

migration.  Impact to groundwater is unlikely due to short term nature of works.  The limestone 

aquifer will be protected by the presence of overburden.   

Slight 

3 Impact on groundwater quality on 

local groundwater supply wells from 

accidental fuel leakage/ spillage 

Low - Potential to affect groundwater quality in local groundwater supply wells through vertical 

migration followed by lateral migration.  Impact is unlikely due to short term nature of works.  Any 

leakage / spillage would be accidental only and of limited volume.  The limestone aquifer will be 

protected by the presence of overburden.   

Not Significant 

4 Impact on groundwater quality on 

local groundwater supply wells from 

increased suspended solids 

Negligible - Potential to affect groundwater quality in local groundwater supply wells through 

vertical migration followed by lateral migration.  Impact to groundwater is highly unlikely due to 

Imperceptible 



 

  

 

 

No. Identified Potential Impact 

Description of Impact 

(No Mitigation) 

Significance of Impact 

(No Mitigation) 

short term nature of the works.  The limestone aquifer will be protected by the presence of 

overburden.   

Construction Stage  ς  Indirect   

5 Impact on groundwater in bedrock 

aquifer and, in turn, Shannon River 

SAC from accidental fuel leakage/ 

spillage 

Low ς Negligible Potential to affect groundwater quality in underlying bedrock aquifer through 

vertical migration.  Impact to groundwater is unlikely due to short term nature of works.  Any 

leakage / spillage would be accidental only and of limited volume.  The limestone aquifer will be 

protected by the presence of overburden.  There is no direct pathway to the Shannon River SAC.   

Slight ς Not Significant 

6 Impact on groundwater in bedrock 

aquifer and, in turn, Shannon River 

SAC / River Shannon from increased 

suspended solids 

Low ς Negligible Potential to affect groundwater quality in underlying bedrock aquifer through 

vertical migration.  Impact to groundwater is unlikely due to short term nature of works.  The 

limestone aquifer will be protected by the presence of overburden.  There is no direct pathway 

to the Shannon River SAC.   

Slight ς Not Significant 

7 Impact on water quality in the River 

Shannon and River Fergus SPA 

Negligible ς Any impact on the Shannon River SAC could have an indirect impact on the River 

Shannon and River Fergus SPA, located downstream of the Lower River Shannon SAC.  However, 

there is no direct pathway to the Shannon River SAC..     

Imperceptible 

Operation Stage  ς  Direct 



 

  

 

 

No. Identified Potential Impact 

Description of Impact 

(No Mitigation) 

Significance of Impact 

(No Mitigation) 

8 Impact on groundwater in bedrock 

aquifer and, in turn, Shannon River 

SAC / River Shannon and River Fergus 

SPA. 

Negligible  Potential to affect groundwater quality in underlying bedrock aquifer through vertical 

migration.  Impact to groundwater is unlikely due to site being fully developed with designed 

capping layer; engineered surface water management and foul water drainage systems (including 

hydrocarbon interceptor).  In additional, the limestone aquifer will continue to be protected by 

the presence of overburden.   

Imperceptible 

9 Impact on groundwater quality on 

local groundwater supply wells  

Negligible - Potential to affect groundwater quality in local groundwater supply wells through 

vertical migration followed by lateral migration.  Impact to groundwater is unlikely due to site 

being fully developed with designed capping layer; engineered surface water management and 

foul water drainage systems (including hydrocarbon interceptor).  In additional, the limestone 

aquifer will continue to be protected by the presence of overburden.   

Imperceptible 

Operation Stage  ς  Indirect 

10 Impact on water quality in the River 

Shannon and River Fergus SPA 

Negligible ς Any impact on the Shannon River SAC could have an indirect impact on the River 

Shannon and River Fergus SPA, located downstream of the Lower River Shannon SAC.  However, 

there is no direct pathway to the Shannon River SAC and the potential impact on the SAC is 

άǎƭƛƎƘǘέΦ     

Imperceptible 

Table 6.5 Classification of Significance of Impacts (No Mitigation) 
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Table 6.5 indicates that if no mitigation measures are applied during the proposed development, there 

is potential for the activity to increase the risk of pollution to groundwater quality.     

6.6.4 Potential Cumulative Impacts 

Given the scale of the proposed development, it is not likely to give rise to any significant effects 

cumulatively or, in combination with, other developments in the area. 

сΦсΦр Ψ5ƻ-ƴƻǘƘƛƴƎ {ŎŜƴŀǊƛƻΩ 

If the proposed development did not proceed there would be no impact on the existing soils or 

hydrogeology of the site. It is envisaged that the land use would remain mostly vacant, with the steel 

frame warehouse present in the eastern part of the site.   

6.7 MITIGATION  

Mitigation and management measures incorporated into the proposed development will reduce the 

significance of potential impacts associated with the proposed development to not significant or 

lower to land, soils (& geology), and hydrogeology (groundwater)are identified.   

These measures are detailed in the Construction Environmental and Waste Management Plan (PHM, 

2021) and the Civil Engineering Report (PHM, 2021) and Environmental Due Diligence Report (Verde, 

2021) that form part of the overall application documentation for the proposed development.   

During the Construction Stage, the following Best Management Practices (BMPs) and Waste and 

Materials Pollution Control (WM) procedures will apply: 

¶ WM-3 Stockpile Control; 

¶ WM-4 Spill Prevention and Control, and; 

¶ WM-7 Contaminated Soil Management; 

¶ Water Pollution Control Best Management Practices (BMPs); 

¶ Temporary Soil Stabilisation BMPs; 

¶ Non Storm Water Management BMPs, and; 

¶ Waste Management and Materials Pollution Control.   

 

During the Operational Stage, the following will be in place: 
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¶ Engineered capping layer; 

¶ Surface water collection and management system (including attenuation and hydrocarbon 

interceptor).   

 

The Construction Environmental and Waste Management Plan (PHM, 2021) notes that the 

employment of good construction management practices will minimise the risk of pollution of soil, 

storm water run-off or groundwater.  The Construction Industry Research and Information Association 

(CIRIA) in the UK has issued a guidance note on the control and management of water pollution from 

construction sites, Control of Water Pollution from Construction Sites, guidance for consultants and 

contractors (Masters-Williams et al 2001).  The guide is written for project promoters, design 

engineers and site and construction managers.  It addresses the main causes of pollution of soil, 

groundwater and surface waters from construction sites and describes the protection measures 

required to prevent pollution of groundwater and surface waters and the emergency response 

procedures to be put in place so that any pollution, which occurs, can be remedied.  The guide 

addresses developments on green field and potentially contaminated brownfield sites.   

The construction management of the site will take account of the recommendations of the CIRIA 

guidance to minimise as far as possible the risk of soil, groundwater and surface water contamination. 

Site activities considered in the guidance note include the following:   

¶ excavation   

¶ earthmoving   

¶ concreting operations   

 

Additional specific guidance is provided in the CIRIA technical guidance on Control of Water Pollution 

from Linear Construction Projects (Murnane et al 2006).  Surface run-off from wheel washing areas 

can contain pollutants such as:   

¶ detergents   

¶ oil and fuel   

¶ suspended solids   

¶ grease   
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Measures, as recommended in the guidance above, that will be implemented to minimise the risk of 

spills and contamination of soils and waters include:   

¶ Careful consideration will be given to the location of any fuel storage facilities. These will be 

designed in accordance with guidelines produced by CIRIA, and will be fully bunded.   

¶ All vehicles and plant will be regularly inspected for fuel, oil and hydraulic fluid leaks. Suitable 

equipment to deal with spills will be maintained on site.   

¶ Where at all possible, soil excavation will be completed during dry periods and undertaken 

with excavators and dump trucks. Topsoil and subsoil will not be mixed together.   

¶ Ensure that all areas where liquids are stored or cleaning is carried out are in a designated 

impermeable area that is isolated from the surrounding area, e.g. by a roll-over bund, raised 

kerb, ramps or stepped access.   

¶ Use collection systems to prevent any contaminated drainage entering surface water drains, 

watercourses or groundwater, or draining onto the land.   

¶ Minimise the use of cleaning chemicals.   

¶ Use trigger-operated spray guns, with automatic water-supply cut-off.   

¶ Use settlement lagoons or suitable absorbent material such as flocculent to remove 

suspended solids such as mud and silt.   

¶ Ensure that all staff are trained and follow vehicle cleaning procedures. Post details of the 

procedures in the work area for easy reference.   

¶ The above measures will be implemented, as appropriate along with the following site specific 

measures:   

¶ Fuel, oil and chemical storage on site will be secure.   

¶ Site storage will be on an impervious base within a secondary containment system such as a 

bund.   

¶ A spill kit with sand, earth or commercial products that are approved for the stored materials 

will be kept close to the storage area.  Staff will be trained on how to use spill kits correctly.   

¶ Damaged, leaking or empty drums will be removed from site immediately and disposed of via 

a registered waste disposal contractor.   

¶ Mobile plant will be refuelled in a designated area, on an impermeable base away from drains 

or watercourses.   

¶ A wheel wash will be installed for use by all construction vehicles leaving site.   
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¶ A road sweeper will be used to remove dirt and debris from roads.   

¶ Silt traps will be located around the site to collect run off, with settled solids removed regularly 

and water recycled and reused where possible.   

¶ A filter drain and silt pits will be located at the base of all embankments, settled solids will be 

removed from the silt pits regularly.   

¶ A bypass petrol interceptor will be installed in the car park drainage network prior to 

connection to the existing drainage network to prevent any hydrocarbon spills from entering 

the surrounding drainage network. 

 

The Verde Due Diligence report outlines the following measures to be employed on site, which relates 

to land, soils and hydrogeology: 

¶ Where off-site disposal of contaminated soils (waste) is required, all lorry loads will be sheeted 

once loaded and before leaving site to reduce dust generation. Provision will be made for 

ǿŀǎƘƛƴƎ ǾŜƘƛŎƭŜǎΩ wheels at the site entrance to prevent any mud being deposited on local 

roads, and; 

¶ Any stockpiles, compounds and treatment areas will be positioned so as to minimise impact 

on neighbouring properties. In particular any stock piles containing contaminated soils will be 

placed on an impermeable surface while awaiting the results of validation testing. The 

stockpiles will be sheeted to minimise dust emissions and also to minimise the potential for 

leaching rainwater and run off contaminating clean areas.  

 

6.7.1 Assessment of Impacts with Mitigation Measures in Place 

With the above mitigation measures in place at the application site, it is predicted that the following 

reduction in the assessed significance of impacts will result: 

¶ Reduction of the potential impacts listed below from Slight ς Moderate to Slight.   

¶ Impact on groundwater in bedrock aquifer from accidental fuel leakage/ spillage during the 

construction stage (impact no. 1). 

¶ All other potential impacts will be reduced to Not Significant or Negligible.   
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6.8 PREDICTED IMPACTS 

6.8.1 Construction Stage 

Examination of the identified potential impacts on the receiving environment, provided appropriate 

mitigation measures are put in place, indicates there are no significant residual impacts with respect 

to land, soils (& geology) and hydrogeology (groundwater) during the construction stage.   

6.8.2 Operational Stage 

Examination of the identified potential impacts on the receiving environment indicates there are no 

significant residual impacts with respect to land, soils (& geology) and hydrogeology (groundwater) 

during the operational stage of the proposed development. 
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Figure 6.1 Teagasc Soil Map 
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  Figure 6.2 Subsoils Map 
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Figure 6-3 Bedrock Geology Map 
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Figure 6.4 Bedrock Aquifers Map 
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Figure 6.5 GSI Well Locations
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Figure 6.6 Groundwater Vulnerability Map  
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