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1 INTRODUCTION

RPS were commissioned by Voyage Property Ltd to carry out a Flood Risk Assessment (FRA) in support
of Masterplan for previously undeveloped land at a site at the former Greenpark racecourse, with existing
access from the Dock Road in Limerick. Greenpark was the home to Limerick Racecourse until it was
relocated to Patrickswell, making way for the potential redevelopment of these lands and mix of use as

prescribed in the City Development Plan e.g. office campus, housing, neighbourhood and leisure.

The purpose of this FRA is to define the flood risk to proposed development lands and demonstrate that
with appropriate mitigation they can be developed in accordance with the requirements of “The Planning
System and Flood Risk Management’ Guidelines’ (DEHLG 2009).

The site is located west of Limerick city centre, between the N69 and the N18, adjacent to the Limerick

Greyhound Stadium. The general location of the site is shown in Figure 1.1.

Map data © Google 2020

Figure 1.1 Location map
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2 SITE DESCRIPTION

The existing site is part of the former Limerick Race Course. It is relatively low lying with respect to the
Shannon Estuary and Ballynaclough River. The majority of the site is flat with levels in the vicinity of 2.4m

OD rising to above 7m OD adjacent to the existing Log Na gCapall development to the south east.

Limerick Greyhound Stadium is located adjacent to the site along with a large hardstanding area of car park
and existing pond/lagoon located adjacent to the Ballynaclough River. Figure 2.1 shows an aerial photo of

the development site with the Masterplan area highlighted in red.

Figure 2.1 Aerial photograph indicating the extent of the masterplan area
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The River Shannon flows at a distance of approximately 500m to the north and, a tributary, the

Ballynaclough River, flows along the western boundary of the masterplan area. There is a the line of existing
flood defences along both the Ballynaclough River and the River Shannon which offer a good standard of

protection to this area of Limerick. More detail on these is provided in Section 3.
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3 EXISTING FLOOD RISK

The National Catchment-based Flood Risk Assessment and Management (CFRAM) Programme was
developed by the Office of Public Works (OPW) to meet national policy needs and the requirements of the
EU Floods Directive. As part of the Shannon Catchment-based Flood Risk Assessment and Management
(CFRAM) Study, Limerick was identified as an Area for Further Assessment (AFA). This meant that the
watercourses in the area were modelled and flood maps produced. The maps are available to download
from the OPW Flood Info website and provide the best available information to characterise the existing

flood risk.

3.1 Existing Flood Defences
The defences along the Ballynaclough River and the Shannon Estuary were built by the OPW under the

Arterial Drainage Act, 1945. Arterial Drainage Schemes were carried out to improve land for agriculture
and to mitigate flooding. The intention of building the embankments was initially to provide protection
against the 3 year flood but in many locations the embankments have been raised further over time and a
much higher standard of protection is provided. That can be said of the embankments at this location which
have been constructed along the estuary to a height of approximately 5.2m OD and along the Ballynaclough
River to a height in excess of 6m OD. Figure 3.1 has been extracted from the floodinfo.ie website which
provides records of the various drainage districts and the embankments located within them. At this location
there are three embankments which offer protection to the masterplan area denoted on Figure 3.1 as E1A,
E1 and E2. The defences also continue further into Limerick towards Ted Russell Dock but these are in

private ownership and are therefore not shown on this mapping.
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Figure 3.1 Extract of Arterial Drainage Districts mapping showing defences and benefitting
areas

The embankments are constructed of unknown material and indeed it can be assumed that they are
constructed of varying grades and types of strata including estuarine mud which is known to have been
used at various points along the estuary. These defences extend for miles down the estuary on both banks.
At this particular location the embankments provide a good standard of protection to all properties along
the Dock Road which would otherwise be frequently inundated to a significant depth. Despite there being
no historical risk of breach at this location, it remains a possibility and therefore will be addressed in the
mitigation measures required to ensure the safety of the masterplan area. RPS have not carried out any
visual or intrusive testing of the embankments and instead will set out mitigation measures for the
masterplan area to deal with the event of a breach.

3.2 Fluvial Flood Risk

The CFRAMS maps show that the site is not at risk of fluvial flooding. An extract from the CFRAM Study
Fluvial Flood Extents Map is shown in Figure 3.2, and the full map is shown in Appendix A. Fluvial flooding

is not therefore conisdered further in this report.
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Figure 3.2 Extract from CFRAMS fluvial flood extents map

3.3 Coastal Flood Risk

The CFRAMS maps show that the site has areas which are defended from coastal flooding by flood
embankments along the Ballynaclough River which have a standard of protection of 0.5% AEP. There are
some areas of the site which are at risk of coastal flooding in a 0.5% AEP event from the River Shannon to
the north, as the defences in this area only have a standard of protection of 2% AEP. There are also some
areas within the site that are not at risk of coastal flooding. Extracts from the CFRAM Study Tidal Flood

Extents Maps are shown in Figures 3.3 and 3.4 and the full maps are shown in Appendix A.
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Figure 3.3 Extract from CFRAMS tidal flood extents map (Ballynaclough River)
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Figure 3.4 Extract from CFRAMS tidal flood extents map (River Shannon)

3.4 Flood Zones

Under the requirement of ‘The Planning System and Flood Risk Management’ Guidelines (2009) when
considering existing flood risk it is necessary to assign flood zoning to the proposed development site.
Flood zoning is defined as:

e Flood Zone A: areas where the probability of flooding from rivers and the sea is highest (greater
than 1% for river flooding or 0.5% for coastal flooding).

e Flood Zone B: areas where the probability of flooding from rivers and the sea is moderate

(between 0.1% and 1% for river flooding, and between 0.1% and 0.5% for coastal flooding).
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e Flood Zone C: Areas where the probability of flooding from rivers and the sea is low (less than

0.1% for both river and coastal flooding).

An important consideration for this particular location is the presence of the existing defences, which
although, offering a good standard of protection even during extreme flood events must be ignored for the
purpose of flood zoning. This is stated in Clause 2.25 of the Guidelines and is required because areas
protected by flood defences still carry a residual risk of flooding from overtopping or breach of defences
and the fact that there may be no guarantee that the defences will be maintained in perpetuity. In this
respect, Figure 3.2 shows that part of the site is in Flood Zone C (white areas), however a significant portion
of the site can be considered to be in Flood Zone A (dark blue) with a very small section of the land being

contained within Flood Zone B. Figure 3.5 shows the flood zoning.

Figure 3.5 Flood Zone identification

Given the flood zoning identified in Figure 3.4, the Planning System and FRM Guidelines provide direction
on the type of development appropriate to each flood zone. This is shown in Table 3.2 in guidelines which

is reproduced in this report as Figure 3.6.
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Figure 3.6 Flood zones and appropriate development

It follows from Table 3.2 that for residential (vulnerable) and commercial (less vulnerable) development in
Flood Zone A the Justification Test will need to be applied and fully satisfied before development can be
permitted. For land designated as being within Flood Zone C it is considered appropriate for all types of
development. With respect to the masterplan area this includes an area adjacent to the existing Log Na

gCapall development.
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4 PROPOSED DEVELOPMENT

4.1 Description of the Proposed Development

The Greenpark Masterplan encompasses multi-phasing residential development and office campus,
neighbourhood centre and public open spaces adjacent to Bord na gCon greyhound stadium along
Ballynaclough River. The office floor plates will be designed with greater flexibility and adaptability to local
and multinational demands. Neighbourhood centre strategically located to serve the need of the local

community and residents.

The residential component of the Masterplan, consists of 831 dwelling units, age appropriate housing,
apartments, creche and residential amenity spaces. The development will be carried out in several phases.
The first phase of the development includes strategic housing development application for 289 dwelling
units with a residential density of 40.37 units/ha, creche and other associated ancillary uses in line with the

masterplan.

The open space and riverwalk amenity are an essential and vital part of the masterplan to provide a greater

biodiversity and sustainable amenity spaces for the new and existing community in Greenpark.

The overall Masterplan is shown in Figure 4.1.
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Figure 4.1 Overall Masterplan

There are three significant parts of the masterplan- the Office Campus Development, the Neighbourhood
Centre, and the Residential Development. For the purposes of this assessment the Neighbourhood Centre
has been included with the Residential Development. The remainder of the masterplan area will remain at
existing levels and as per the existing land use. These areas will be the primary focus of this flood risk

assessment.

The purpose of the flood risk assessment is therefore to demonstrate how, given the flood risk identified in
Section 3, the office campus and residential development (including the neighbourhood centre) areas can
be developed in a manner that is fully compliant with the Planning System and Flood Risk Management
Guidelines. In that respect there are a number of key principles which must be addressed in order to pass

the Justification Test, these are:

IBE1706 | Greenpark Masterplan FRA | D01 | December 2020
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e Firstly, demonstrating that during a 200 year (0.5% AEP) event and during a 200 year (0.5% AEP)

Climate Change event there is no risk to the proposed development or increase in flood risk

FLOOD RISK ASSESSMENT

elsewhere.

e Secondly, Clause 5.16 on page 49 states that a precautionary approach should be applied for
developments located behind existing defences. It suggests that an appropriate mitigation
measure would be to set floor levels above the 0.5% AEP flood level (for a site affected by coastal
flooding) and to include for the effects of climate change. When determining this 0.5% AEP level

the effect of defences should be ignored.

Addressing these key issues is best practice in demonstrating compliance with the Justification Test as set
out in Box 5.1 of the Planning system and Flood Risk Management Guidelines. Section 5 of this report
describes the mitigation measures that address these criteria and the numerical modelling undertaken to

demonstrate their effectiveness. Section 6 describes compliance with the Justification Test.
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5 PROPOSED MITIGATION MEASURES

Given the scale of the masterplan area it is recognised that any mitigation measures proposed must be
robust, sustainable with respect to climate change and not place any burden on the city of Limerick whereby
there would be a requirement in the future to provide additional flood defences and capital expenditure to
protect this development. It is also acknowledged that under the CFRAM process, where Limerick was an
Area for Further Assessment (AFA), a significant capital scheme was proposed. This scheme is currently
being tendered to engineering consultants under the OPW Capital Works Framework and should be
developed over the next 10-15 years. While there is no doubt a scheme of this nature would further benefit
the masterplan lands, RPS also recognise there is no guarantee a scheme will be developed as it will be
subject to a cost-benefit analysis and availability of government funding. Conversely there is also a need
to ensure mitigation measures proposed as part of this masterplan in no way compromise the development

of a suitable flood alleviation scheme for Limerick.

5.1 Model Construction

In order to be able to assess the impact of any proposed mitigation measures RPS have developed a site
specific model incorporating the masterplan area. As the masterplan lands are located behind existing
defences it is obvious there is no impact either upstream or downstream in the Ballynaclough River or the
Shannon Estuary. Instead the model has been developed specifically to understand the impact of the
defences overtopping and also breaching, ensuring that the masterplan area is resilient to these flooding

mechanisms and doesn'’t significantly adversely affect adjacent property and land.

Therefore RPS have constructed a InfoWorks ICM 2D model of this area of Limerick based on a Digital
Terrain Model (DTM) constructed from LIDAR data which covers this area of Limerick. This has been
supplemented by more detailed topographical survey of the existing flood defences to capture any low
points or defects. The LIiDAR provides a high resolution survey that is sufficient for establishing the effects
of overtopping and breaching of the existing flood defences. RPS have utilised the 0.5% Annual
Exceedance Probability (AEP) flood levels for the Shannon estuary and that for the Ballynaclough River
developed in the CFRAM study. These provide the best available estimation of the predicted water level

during extreme coastal events for this return period.

In addition RPS have improved upon the CFRAM inundation modelling by incorporating all of the existing
buildings within Dock Road area within the model and blocked these out to prevent flow through them. This
is a significant addition to the modelling undertaken during the CFRAM process as it can identify new flow

paths as the water passes between buildings.
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5.2 Modelling of Existing Situation

5.2.1 0.5% AEP Simulation with Existing Ground Levels
As a baseline model run RPS took the peak tidal levels from the CFRAM study in the estuary and

Ballynaclough River and ran a 0.5 % AEP flood inundation simulation. This model was run over 72 hours
covering tidal cycles leading up to and after the 0.5% AEP event with an appropriate tidal curve reflecting
the rising and falling level of the flood and ebb tide during an extreme storm surge event. As stated
previously the majority of the defences surrounding the Dock Road area are sufficiently high enough to
prevent inundation and overtopping however there is a lower section near to the Ted Russel Dock where a
limited amount of flooding can occur. The flood mapping output from this model simulation is shown in
Figure 5.1.

Figure 5.1 Flood depth map showing impact of 0.5% AEP flood inundation simulation

The model simulation indicates overtopping at two locations (Points A and B on Figure 5.1) where the

defences are insufficiently high to prevent inundation. The extent of this inundation shows that the only

IBE1706 | Greenpark Masterplan FRA | D01 | December 2020

rpsgroup.com Page 15



F MAKING
FLOOD RISK ASSESSMENT J

part of the masterplan area affected is open space to the north of the greyhound stadium. There is no
proposed alterations to existing ground levels in this area as part of the masterplan so from this model run

we can conclude:

e There is no risk to the area of the masterplan lands proposed for commercial or residential

development during a 0.5% flood event providing defences are only overtopped and not breached.

e During inundation from an event of this magnitude where overtopping occurs, the water level behind
the defences reaches a water level of approximately 2.3m OD. All existing levels within the

masterplan area proposed for commercial or residential development are in excess of this level.

e As the 0.5% AEP water level does not inundate the proposed development area in the existing
scenario there can be no increase in water level as a result of constructing the proposed

development and therefore no further assessment is required in this regard.

5.3 Development and Modelling of Mitigation Measures
As stated previously in this FRA when quoting Clause 5.16 of the Planning System and Flood Risk

Management Guidelines, there is a need to ensure a precautionary approach when developing behind
existing defences. It suggests that the mitigation measures for dealing with that risk would be to set finished
floor levels at the 0.5% flood level (for coastal flooding) ignoring the moderation effects of flood defences.
Following this logic to address the impact of the inundation from the 0.5% AEP Climate Change MRFS
event during a breach scenario, it is proposed to raise the level of the office campus and residential
development to minimise the residual risk. By raising levels on the site it will provide sufficient protection
to the proposed development, but it raises the question if it could also increase the risk of flooding to
surrounding land and existing development. RPS have therefore carried out a comprehensive modelling
exercise focussing on the breach scenario to ensure there in no increase risk to adjacent developments

should this occur during a 0.5% AEP and 0.5% AEP Mid-range Future Scenario events.

5.4 Breach Analysis of the Flood Defences
5.4.1 Modelling of the Existing Defences

Given the scale of the proposed development and the high number of both residential and commercial
properties a robust assessment of residual risk is required. The original purpose of the existing defences
and the unknown make-up of their construction means it is necessary to undertake a breach analysis at
certain locations along both the Ballynaclough River and the Shannon estuary to assess the impact of such

an event on the proposed and existing developments. Breach analysis was undertaken using the UK
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Environment Agencies guidance on breach modelling which was also adopted for use during the CFRAM

FLOOD RISK ASSESSMENT

process. It was undertaken at three locations:

Breach 1 — along the Estuary at the rear of McMahon Building Providers
Breach 2 — along the lower reaches of Ballynaclough River

Breach 3 — on the Ballynaclough River upstream of the Greyhound Stadium.

All breaches were run over 72 hour tidal cycle with the breach set to occur 1 hr before the peak of flood. At
this time in the simulation a 50m section of the embankment is removed with the spill level being reduced
to existing ground levels on either side of the defence. A separate map was produced for each location i.e.
it is assumed only one breach occurred at a time. All 3 breach locations produced approximately the same

flood extent and Figure 5.2 shows the 0.5% AEP Breach extent for the existing lands.

Figure 5.2 Breach Location 2 with 0.5% AEP event with Existing Ground Levels.
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5.5 Mitigation Measures for Breach Scenario

RPS wanted to use the maximum breach water level to define suitable development levels for both the
Office and Residential Campuses. From the three breach simulations described above the maximum
derived water level reached within the masterplan area was 4.3m OD and was subsequently used as a
design water level. Note this is less than the 4.87m OD level derived for the 0.5% AEP flood level in the
Ballynaclough River during the Shannon CFRAM Process, but the spreading out of the water across the
Dock Road area during a breach means that the maximum water level reached along the boundary of the

masterplan area is 4.3m OD.

In order to address the risk from the potential flood depths during a breach, the preferred mitigation
measure, as advised in the Planning system and Flood Risk Management Guidelines, is to raise the levels
of the proposed development. In Clause 5.16 this is suggested as being above the 0.5% AEP flood level
even when behind existing defences. The guidelines also state, on page 73, that although filling to this level
is effective and beneficial it also has to balanced against the risk of displacing water elsewhere during an
overtopping or breach scenario. RPS have therefore proposed the following mitigation measures to manage
the identified risk.

Table 5.1 Description of proposed mitigation measures during the breach scenario

Objective of Mitigation Measures

Proposed Mitigation Measures

To raise the proposed development area as far
as is reasonably possible with the focus on

protecting people and buildings

Based on the maximum breach level of 4.3m OD
all buildings in Office Campus and Residential
Campus should be protected to minimum level of
4.6m OD, which provides 300mm freeboard above
the predicted breach level.

Car parking and open space can be kept at a lower
level. This lower level should be above the 0.5%
AEP overtopping level, but there is an acceptance
that it can flood during an unlikely breach

scenario.

Recognise less vulnerable and vulnerable type

of development

For Residential Development, which is classed as

‘vulnerable’ under the guidelines, additional
freeboard should be added to allow for climate
change and provide a full 500mm freeboard. This
freeboard is incorporated into the majority of OPW

flood schemes. This results in a proposed FFL of

IBE1706 | Greenpark Masterplan FRA | D01 | December 2020
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5.3m OD, which is made up of 4.3m OD maximum
breach level + 500mm freeboard + 500mm climate

change allowance.

Provide egress and access during extreme event
to provide access for emergency services and

also those wishing to evacuate the area

Designated internal roads should be raised to
4.6m OD. This provides access and egress to all
vehicles and pedestrians even during a breach

scenario.

Balance the beneficial effect of infilling verses
the risk of increasing flood risk elsewhere for

existing development

The raising of buildings and roads to the stated
levels is a priority, but rather than infill the entire

site an attempt has been made to balance the

impact of infilling and not increase flood risk
elsewhere. Hence areas of open space and car
parking have been permitted to flood in a

controlled manner.

5.5.1 Residential Campus mitigation measures

The residential campus and neighbourhood centre will be filled to minimum platform level of 4.6m OD.
From this level the roads will be built up to approximately 5.0m OD and then all FFLs constructed to a
minimum of 5.3m OD. This provides over 1m freeboard to all properties and provides a very high standard

of protection to what is considered “vulnerable” development under the guidelines.

5.5.2 Office Campus mitigation measures
The office campus is considered “less vulnerable” development and therefore a balance can be struck on

protecting buildings and people from the breach scenario as well as allowing open spaces to flood.

The proposed way of achieving this is shown in Figure 5.3 which indicates indicative development levels
for the office campus. It depicts a ring of office development and plaza levels around the circumference
which will prevent water inundation into buildings, internal roads and central car parking area during a
breach scenario. Initially it was proposed to keep external car parking and open spaces at a lower level of
approximately 2.6m OD which will not flood during a 0.5% AEP overtopping scenario but will be allowed to
be inundated during a breach scenario. These proposed development levels achieve the balance of
protecting new development to the required standard i.e. the 0.5% AEP plus climate change event but also
minimising the risk of flooding to neighbouring properties. Figure 5.4 provides further illustration of the

proposed development levels in cross section.
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Building FFLs at 5.3m OD /
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Roads and Development
Levels at 4.6m OD

Figure 5.3 Proposed Mitigation Measures
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Figure 5.4 Cross sections through the proposed Office Campus

5.5.3 Impact Modelling of Breach Mitigation Measures
Based on the proposed development levels for the Office and Residential Campuses breach modelling has
been undertaken for each of the three breach locations. Using the same boundary conditions as described

for the existing scenario in Section 5.4 of this report.

To provide an easy comparison for the existing and proposed development scenarios a series of combined

extent maps have been produced which clearly indicate the impact of infilling in the breach scenario.
These comparative maps show three different colours at each breach location:

1. Anywhere shown as green floods only in the existing scenario but not in the proposed scenario,

which is reflective of the areas that have been infilled.

2. Anywhere shown as pink floods in both the existing scenario and in the proposed scenario. This

means there is no flooding impact in this area as a result of the proposed development.
3. Anywhere shown as yellow floods only in the proposed scenario and not in the existing scenario.

Based on the proposed mitigation measures described in section 5.1 the impact of the raising all of the

lands is shown in Figure 5.5.
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Increase in risk
to residential
properties

Figure 5.5 Impact of Raising Proposed Development Lands.

It can be seen from Figure 5.5 that raising of the lands highlighted in green is causing an impact to the
Greyhound Stadium track and also residential properties to the north west of the masterplan area. While
this increase in risk is very small, around 60mm in terms of an actual increase in water level, there are
additional properties affected and therefore the proposal to raise all of the lands is unacceptable in the

context of the guidelines and further mitigation measures will be required.

5.5.4 Additional Mitigation Measures for Office Campus

In order to offset the increase in risk identified in Figure 5.5, RPS considered allowing the inner car park of
the Office Campus to store flood water during the breach scenario. This will be achieved by allowing roads
into the proposed development to be lowered to convey water into this central area during the breach
scenario thus providing additional storage. This will not affect the proposed development levels or finished
floor levels in either the residential campus or office campus which will remain at the 4.6m and 5.3m OD

respectively. Potential conveyance routes are shown in Figure 5.6.
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Figure 5.6 Potential Lowered Conveyance Routes into the Central Car Parking Area

Based on this revised approach the breach models were re-run to show the benefit of the additional storage
area now provided. Figure 5.7, 5.8, 5.9 show comparative maps for each of the 3 breach locations based

on this proposed mitigation measure.
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Figure 5.7  Extents comparison map- Breach 1 location
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Figure 5.8 Extents comparison map — Breach 2 location
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Figure 5.9 Extents comparison map — Breach 3 location
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5.5.5 Conclusions on Breach Modelling

Based on the analysis the overwhelming conclusion is that the breach modelling indicates the proposed
development does not create an increase in flood risk to existing development. These mitigation measures
have also been tested for the 0.5% AEP MRFS event with no impact identified these maps are contained

in Appendix B of this report.

As a point of note in relation to figures 5.7-5.9, it can be seen that along the edges of the flood extent small
amounts of yellow and blue are visible. This is not an indication of the either an increase or a decrease in
flood risk extent instead it occurs as a result of mesh in the 2D domain of the model changing as a result

of the new mitigation measures introduced.

5.6 Surface Water Drainage Strategy
Given the scale of the proposed development and the change from a largely greenfield site to a residential
and office campus there is the potential for a significant increase in the rate of run off and the need to

attenuate flows to the receiving watercourse/s.

In order to mitigate this impact the proposed surface water design has been based on the requirement to
ensure that the development does not result in increased runoff rates. The discharge rates from the
identified contributing areas are to be limited for all events up to and including the 1 in 100 year extreme
rainfall event. All flows will be attenuated within the development itself and by use of the existing Lagoon

adjacent to the Ballynaclough River.

The existing storage lagoon top surface area is lined with puddle clay providing an impermeable layer. It
has a current capacity of approximately 24,000m?® based on recent topographical survey (November 2017)

and an allowance for 500mm freeboard.

There is an open channel from the last manhole on the existing drainage network to the lagoon inlet
structure which is also lined with puddle clay. This channel directs the flows by gravity to the open lagoon.

There are three storm water control structures associated with the lagoon;

1. Inlet structure to the lagoon - this headwall structure is located at manhole S.1 and is constructed
of reinforced concrete. A baffle wall allows the stormwater to discharge directly to the lagoon via
the open channel.

2. Penstock structure - the penstock structure controls the flow of the water from the lagoon to the
outfall structure in the Ballynaclough River.

3. Outfall structure - the outfall structure is constructed of reinforced concrete and contains a 1050mm
diameter Tideflex valve with thimble plate that allows discharge of water to the river at low tide but

prevents backflow into the lagoon in times of high tide.
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Given the proposed development levels for the office and residential campuses this will ensure free
discharge to the Lagoon under gravity. The elevated development levels will also ensure that there will be
no backing up from the storm drainage network resulting from elevated tidal levels even during a 0.5% AEP

event.

5.6.1 Access and Egress from the Proposed Masterplan Area

Given the identified mitigation measures which propose to raise all development and finished floor levels
above the 0.5% AEP breach level with suitable allowance for climate change and freeboard. There will be
no requirement to evacuate either the office campus or residential campus even during a 0.5% AEP MRFS
climate change event even when a breach occurs. This is an exceptionally high standard of protection given

the severity and probability of the event being considered.

Access and egress therefore only needs to be considered in relation to emergency services, e.g. ambulance
or fire services, requiring access when a breach of the defences occurs and thus cutting off the main access
road leading onto the Dock Road. In this scenario there is still emergency access available in and out of

the masterplan area from Greenpark Avenue. This is indicated on Figure 5.10.
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Figure 5.10 Emergency Access and Egress Routes

5.6.2 Office Campus car parking areas

The central car parking area and those to North West of the office campus are being constructed to the
lower level of 2.6m OD to maximise the amount of storage during a breach scenario. That also means that
these areas are susceptible to flooding during a breach and given the nature of this event there no time for
office users to move their cars once it has occurred. To mitigate this risk to property and also to anyone
entering these areas during a breach, an emergency plan will be required to prevent cars being there in the
first instance.

This can achieved by the management company looking after the office campus reacting to coastal flood
warnings which are readily given from Met Eireann and can facilitate closing of the car parks on those
particular locations in advance. This will minimise the risk of damage to vehicles should a breach occur. A
detailed flood warning and evacuation plan would need to be developed as part of a detailed planning
application for the office campus.
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6 PLANNING SYSTEM AND FLOOD RISK
MANAGEMENT GUIDELINES

6.1 Classification

The ‘Planning System and Flood Risk Management’ Guidelines classify different types of development in

terms of their vulnerability class (Table 3.1 of the Guidelines). This table has been reproduced as Table
6.1.

Figure 6.1 Extract from Planning Guidelines- Classification of vulnerability of development
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Table 3.2 of the Guidelines identifies the type of development that would be appropriate to each flood zone

and those that would need the Justification Test. This table has been reproduced as Figure 6.2.

Figure 6.2 Extract from Planning Guidelines- Vulnerability versus flood zones

The proposed site will incorporate an office campus and residential housing. The office campus would be
classified as ‘less vulnerable development’, while the residential area will be ‘highly vulnerable
development’. Both of these types of development requires a Justification Test in Flood Zone A (see Figure
6.2).

6.2 Development Management Justification Test

Where a planning authority is considering proposals for new development in areas at a high or moderate
risk of flooding that includes types of development that are vulnerable to flooding and that would generally
be inappropriate as set out in Table 3.2 of the Guidelines, the planning authority must be satisfied that the
development satisfies all of the criteria of the Development Management Justification Test outlined in Box

5.1 of the guidelines and reproduced as Figure 6.3.

It is deemed not necessary to complete the Development Plan Justification Test as it is evident the Limerick
City Development Plan 2010-2016 has already taken account of The Guidelines when considering the
zoning for the masterplan area. Therefore the Development Management Justification Test need only be

applied.
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Figure 6.3 Extract from Planning Guidelines- Justification Test for Development Management

Table 6.1 sets out the response to the criteria in Box 5.1 that must be satisfied. Each of the criteria have
been shown to be satisfied and therefore it is concluded that the proposed development complies with the

requirements of the Development Plan Justification Test.
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Table 6.1 Response to Justification Test for Development Management for proposed
development
Criteria Response
1. The subject lands have been The lands are zoned for mixed use and residential in the Limerick City

zoned or otherwise designated
for the particular use or form of
development in an operative
development plan, which takes
account of these Guidelines

Development Plan 2010-2016 (as extended). The Development Plan
clearly states that the plan was produced taking full account of the
Guidelines and was still zoned on that basis. It can be considered that
Point 1 of the Development Management Justification Test has
therefore been met.

The proposal has been subject to an appropriate flood risk assessment that demonstrates:

(i)

The development proposed will
not increase flood risk elsewhere
and, if practicable, will reduce
overall flood risk

During a present day 0.5% AEP flood event and a 0.5% AEP climate
change event there is no risk to the proposed development and no
subsequent increase in flood risk elsewhere. This is described in detail
in section 5.1 to 5.3 of this report.

Additional modelling has been undertaken to consider the impact of the
infilling of the site on the displacement of water in a breach of the
existing defences. This was found to not have an increased risk on any
existing properties. This is described in detail in Section 5.4 and Section
5.5 of this report. It is therefore considered that Point 2 (i) of the
Justification Test has been met.

(ii)

The development  proposal
includes mitigation measures to
minimise flood risk to people,
property, the economy and the
environment as far as reasonably
possible

The proposed development will not flood during a 0.5% AEP flood event
or in the case of the 0.5% AEP flood event plus climate change event.
This provides an exceptionally high standard of protection and therefore,
the risk of flooding to people, property and the environment is very low.
This level of protection will ensure that there will be no impact on the
economy, i.e. there will not be an unacceptable level of flood risk which
might subsequently require government capital expenditure to alleviate
the problem to either the proposed development or existing
development

As a further robustness check full consideration of a flood defence
breach during a 0.5% AEP and 0.5% AEP MRFS CC flood event has
been assessed. As a result of this analysis the proposed development
has been elevated to provide protection against a catastrophic event of
this nature. Breach analysis has confirmed that this does not increase
the flood risk to the existing developments. It is therefore considered
that Point 2 (ii) of the Justification Test has been met

(iif)

The development proposed
includes measures to ensure that
residual risks to the area and/or

The residual risk to the proposed development is low, as the
development is protected up to a future 0.5% AEP plus climate change
tidal event with additional freeboard. This gives added assurance that
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development can be managed to the proposed mitigation measures are more than adequate to deal with
an acceptable level as regards any future flood risk. Designated internal roads will be elevated to
the adequacy of existing flood ensure free access and egress even during an extreme event. No
protection measures or the specific residual risks have been identified that would necessitate a
design, implementation and flood evacuation plan for the site. It is therefore considered that Point 2
funding of any future flood risk (i) of the Justification Test has been met

management measures and

provisions for emergency

services access

(iv)  The development proposed The flood mitigation measures proposed do not materially impact upon
addresses the above inamanner the desired layout, orientation or approach to the proposed
that is also compatible with the development. It is considered that the proposed development is
achievement of wider planning compatible with the wider planning objectives in relation to development
objectives in relation  to of good design and planning for the area, and is complaint with the
development of good urban Limerick City Development Plan 2010-2016 (as extended).
design and vibrant and active
streetscapes

IBE1706 | Greenpark Masterplan FRA | D01 | December 2020

rpsgroup.com Page 34



F MAKING
FLOOD RISK ASSESSMENT J

7 SUMMARY AND CONCLUSION

RPS were commissioned to carry out a Flood Risk Assessment (FRA) in support of a masterplan for
Greenpark, Limerick which will be a mix of office developments, residential units and a neighbourhood
centre. The purpose of this assessment is to ensure that the development takes cognisance of the existing
flood risk and does not result in increased flood risk elsewhere. This report has been prepared in
accordance with the requirements of ‘The Planning System and Flood Risk Management’ Guidelines
(DEHLG 2009).

The River Shannon flows at a distance to the north of the site and a small tributary, the Ballynaclough River,
flows to the west of the site. Both of these rivers can be considered to be tidal at this location. There are

flood embankments along both the River Shannon and the Ballynaclough River.

As part of the Shannon Catchment Flood Risk Assessment and Management (CFRAM) Study, Limerick
was identified as an Area for Further Assessment (AFA). The CFRAM mapping and the levels derived from
this study provide the best available information to assess the flood risk to proposed development site.
These maps indicate that the 0.5% AEP flood event does not reach the application site. This is because
of the protection afforded by the existing flood defences constructed under the 1945 Arterial Drainage Act.
Under the requirements of ‘The Planning System and Flood Risk Management Guidelines’ the effects of
any existing defences must be ignored and therefore the vast majority of the masterplan area is considered

to be Flood Zone A, a small section is Flood Zone B and parts are Flood Zone C.

Applying the sequential approach set out in ‘The Planning System and Flood Risk Management Guidelines’
requires a Justification Test to be carried for development of residential and office use within flood zone A
and B.

In accordance with Clause 5.16 of the guidelines a precautionary approach to development behind existing
defences is to raise the finished levels to at least the 1% or 0.5% coastal flood level. This approach has

been adopted for both the office and residential areas of the masterplan area.

Modelling of the impact of raising existing development was then undertaken considering both the 0.5%
AEP and 0.5% AEP Climate Change (mid-range future scenario) flood level. There was no identified
increase in risk to existing development as a result of this analysis. This is described in detail in Section
5.3 of this report.

As a further robustness check full consideration of a flood defence breach during a 0.5% AEP flood event
has been assessed. As a result of this analysis the proposed development has been elevated to provide
protection against a catastrophic event of this nature. Breach analysis has confirmed that there no increase

in flood risk to existing developments. This is described in detail in Section 5.4 and 5.5 of this report.
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Proposed development levels have been applied to the Office and Residential Campuses based on this
breach analysis. Designated internal roads and office levels will be elevated to approximately 4.6m OD.
Residential floor levels will be raised to 5.3m OD. This provides between 0.3m and 1m freeboard to

predicted water levels during a breach scenario, which is considered a very high standard of protection.

Storm water from the proposed development will be fully attenuated for a 1 in 100yr rainfall event and the
proposed drainage network and existing Lagoon beside the Ballynaclough River will provide the necessary
attenuation. The elevated development levels will ensure drainage under gravity even during extreme tidal

events in the Ballynaclough River and the Shannon Estuary.

Based on the proposed mitigation measures, consideration of the designated zoning and the proposed
urban design, each of criteria in the Development Management Justification Test was shown to be satisfied.
Therefore it was concluded that the proposed development complies with the requirements of the
Development Management Justification Test and hence is compliant with “The Planning System and Flood
Risk Management Guidelines’.

7.1  Key Aspects of the Flood Mitigation Measures

The following are the key aspects of the mitigation measures proposed within this Flood Risk Assessment

and demonstrate a robust and sustainable approach to developing the Greenpark lands.

1. There is no reliance on the existing flood defences to provide any level of protection to the

masterplan area.

2. The proposed masterplan is sustainable and will place no burden on Limerick City and County

Council to provide additional flood defence infrastructure in the future.

3. The entire masterplan area will remain free from flooding during a 0.5% AEP Mid-Range Future

Scenario event where overtopping of the existing defences occurs.

4. All buildings and key internal roads will be protected during a 0.5% AEP Mid-range Future Scenario

event even when a breach of the existing defences has also occurred.

5. It has been robustly demonstrated that there is no increase in flood risk, even during a breach

event, to surrounding developments.

6. A clear access and egress route for emergency vehicles can be provided to the office and

residential campus and neighbourhood centre even during a breach event.

7. All storm drainage will be attenuated to existing run off rates and therefore will not cause capacity

issues on the existing network or raise the increase of flooding elsewhere.
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Appendix A

Flood Maps from Shannon CFRAM Study
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Appendix B

Climate Change Comparative Breach Maps
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1

1.1

INTRODUCTION

BRIEF

Lisney has been instructed by Voyage Property to consider the proposed rezoning of lands at
Greenpark, Dock Road & South Circular Road, Limerick, having regard to past, prevailing
and potential future demand for industrial, office and residential accommodation. Set out in
this report is an overview of each of these property sectors in Limerick, in addition to an
analysis of the quantum of development proposed in the Draft Limerick Development Plan
2022 — 2028.

1.2

EXECUTIVE SUMMARY

Office market take-up in Limerick city and surrounding area (including Shannon) has
averaged 15,000 sgm in the past decade, while industrial market take-up has average
45,000 sgm.

The Limerick residential market has been strong in recent years and remains active.
Between 2014 and 2020, between 2.0% and 2.4% of the housing stock in Limerick has
transacted (ranging from 1,730 to 2,050 units annually). Market dynamics are similar
to that of other urban areas, characterised by strong demand, a lack of supply and
rising prices. While movers are most active in the market, first-time-buyers pay higher
prices.

The residential rental market remains active with strong demand prevailing but very
tight supply; there were just 29 properties available to rent across all of Limerick at the
end of August. In Q1 2021 average rents in Limerick City increased annually by 8.1%
(greater percentage uplifts than Dublin City, Cork City and Waterford City).

Just 516 residential properties were completed in Limerick in the 12 months to the end
of March 2021, which only added about 0.6% to the building stock.

Limerick City & County Council has identified individual sites in the Limerick
Metropolitan area it deems suitable for the provision of employment related uses. Ata
headline level, we estimate that combined, all of these sites have the potential to
deliver 1.98m sgm of employment related accommodation; split 530,000 sgm of offices
and 1.46m sgm of industrial / logistics / manufacturing accommodation. This is
equivalent to 35 years office requirements and 32 years industrial requirements.

Taking into consideration the likely potential for expansion of the office and industrial
markets in Limerick in the medium-term due to the local authority’s commitment to
economic growth and dynamic revitalisation via Limerick 2030, it is likely that the
proposed level of potential development is still equivalent to in excess of 20 years’
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requirements. Even at this level, it remains an excessive amount of employment
related development, particularly given the fact that Limerick, like all other parts
of Ireland, is in the midst of a housing crisis with significant supply shortages
and resultant rising prices.

2 LIMERICK COMMERCIAL PROPERTY MARKET

As Ireland’s fourth largest city, Limerick city and the surrounding area (including the Shannon
region) experiences a good level of commercial property market activity annually. From our
review of data, we have noted the trends set out below as they relate to the office and
industrial occupational sectors.

2.1 OFFICES

Approximately 15,000 sqm of office space has, on average, been taken up annually in the
last decade (Limerick and Shannon) but with annual figures ranging from below 10,000 sqm
to more than 30,000 sqm.

Given the financial viability of office construction in recent years, very little new space has
been added to the building stock. Most new buildings have had the backing of State-related
bodies such as the IDA, Limerick 2030 and Shannon Commercial Properties. Examples of
completed new buildings, or extensions to existing buildings, include those at the National
Technology Park, Castletroy; City East Plaza, Ballysimon; Gardens International, Henry
Street; and outside of the metropolitan area in Shannon.

While there are several office schemes with planning permission, there are no new buildings
currently under construction in Limerick. Site clearance works have been completed at
Bishops Quay (7,600 sqm — development currently on-hold but due to start in Q4) and on the
Opera Centre (12,000 sgm at One Opera Square, where construction tenders have been
issued and enabling works are ongoing).

There is currently approximately 42,000 sqm of on-market office accommodation available to
occupy in Limerick and a further 6,000 sgm in Shannon. This represents just over three
years supply and translates into a vacancy rate of approximately 12.5%, which is slightly
above a normal market equilibrium.

2.2 INDUSTRIAL

Approximately 45,000 sqm of industrial space has, on average, been taken up annually in the
last decade (Limerick and Shannon) but with annual figures ranging from about 20,000 sgm
to more than 85,000 sqm.

There is approximately 72,500sqm of industrial space under construction in Limerick and
Shannon, some of which relates to building extensions and also some design-and-build
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projects given the ongoing viability issues with speculative development. This development
comprises a mix of warehousing, manufacturing, light industrial and advanced technology
buildings, along with laboratory space (laboratory accommodation comprises 30,000 sqm /
42% of the total).

There is currently approximately 22,000 sqm of on-market industrial accommodation
available to occupy in Limerick and a further 16,000 sqm in Shannon. This represents about
one years’ supply and translates into a vacancy rate of sub-5%. Such a vacancy rate is
similar to other markets such as Dublin and Cork, which are both also sub-5%.

3 LIMERICK RESIDENTIAL PROPERTY MARKET

3.1 SALES MARKET
3.1.1 Overview

The Limerick residential market has been strong in recent years and remains active. From
2014 to 2020, between 2.0% and 2.4% of the housing stock in Limerick was transacted
(ranging from 1,730 to 2,050 units annually)'. Market dynamics are similar to that of other
urban areas, characterised by strong demand, a lack of supply and rising prices.

The market is mainly comprised of movers with those trading up or down accounting for 55%
of all purchases in the last 12 months across Limerick. These movers are most active in the
second-hand market where they account for 57% of all sales. First-time-buyers (FTB)
account for 26% of the overall market but given the help-to-buy scheme dominate the new
homes part of the market (42% of all new home sales) — albeit the new homes market is
small with just 14% of all residential transactions comprised of newly built properties.

3.1.2 Availability

Supply remains a critical issue and fell to new lows in March 2021 with fewer than 500
second-hand properties advertised for sale across the entire county and just 16 new home
schemes advertised. The figures relating to the second-hand market have remained
relatively stable in the past five months with no noteworthy improvements evident but the
number of new home schemes has fallen further.

While there are just 13 new home schemes advertised currently across all of Limerick (and
just five in the city), in the short-term a small number of additional schemes are due in the city
region. However, given their size it is likely that they will only bring a limited number of
additional homes to the market (approximately 200). In the more medium-term, it is
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estimated that up to 2,000 additional homes are due. This is equivalent to just over one
years’ total market supply in the Limerick market.

In terms of second-hand supply, there remains a cohort of vendors that are unwilling to list
their home for sale as they do not see the supply for their onward purchase and they do not
want to enter the rental market in the short-term. While greater supply was expected to be
seen in the Autumn months as the vaccination process progressed, it now seems more likely
to be the new year before there are improvements. This will continue to have an upward
impact on prices.

Properties
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3.1.3 Prices

Residential sales prices in both Limerick City and County have been trending upwards since
the market low in 2014. Since that time, the median price in the City has grown by 106% and
in the County by 86%. On an annual basis to the end of June 2021, the median price paid for
a home in Limerick City has grown by 11.4% and by 3.8% in the County.
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In addition to this official data on property sales from the CSO, property portal Daft.ie states
in its Q2 2021 House Price Report that list prices grew in Limerick City annually by 15.5%
and by 19.5% in the County. While this reports focuses on asking prices (rather than actual
transacted prices), it does provide a more forward looking indication on the market,
particularly in relation to the next six months.

It is also worthwhile to note the variations in prices paid by purchaser type. In both Limerick
City and County, FTB pay the most according to the CSO. This is contrary to many other
markets around the country where movers (those trading up or down) generally pay the
most. In Limerick City, the median price paid for a home by a FTB at the end of June 2021
was 14.1% higher than 12 months previous. The corresponding figure in Limerick County
was 11.8% higher. Simultaneously, the median price paid by movers has remained flat in the
12 months. Consequently, price increases in the market have been driven by FTB. Meeting
their demand for properties though additional supply will be critical to moderate price growth.

3.2 RENTAL MARKET
3.2.1 Overview

The rental market remains active with strong demand prevailing. In Limerick City and
surrounding area, the market did not get a significant one-off increase in supply due to Airbnb
properties becoming available for longer-term let at the onset of the pandemic (as happened
in other areas) and as such, supply has remained extremely tight. At the end of August 2021
there were just 29 properties available to rent across all of Limerick.
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3.2.2 Rental Prices

The latest available data from the Residential Tenancies Board (RTB) shows that in Q1 2021
average rents in Limerick City increased annually by 8.1% (greater percentage uplifts than
Dublin City, Cork City and Waterford City) with the pace of growth fastest in the most recent
quarter (Q1 2021) as rents in the city grew by 4.1% in the three months. In terms of Limerick
County, it lies in the top third of all counties nationwide in terms of annual price growth, as
seen on the chart below in Figure 3-3, growing by 7.7% in 12 months.

Figure 3-3: Annual Change in Average Rent Q1 2021
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3.3 RESIDENTIAL CONSTRUCTION PIPELINE
3.3.1 Completions

Based on CSO data, 516 units were completed in Limerick in the 12 months to the end of
March 2021; 483 (94%) were houses and 33 (6%) were apartments. This remains well below
what is required in the market and only added about 0.6% to the stock of residential
properties across Limerick.
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3.3.2 Under Construction

Based on CIS data?, the total number of units under construction in new homes schemes
(with greater than 10 units) across Co Limerick at the end of June 2021 totalled 1,341. These
are schemes which commenced construction after January 2019 and which have not yet
completed.

3.3.3 Planning Granted

Based on CIS data, the total number of units within new homes schemes (with greater than
10 units) across Co Limerick with planning permission granted (since January 2019) but with
construction not yet commenced as at end-June 2021, totalled 1,701.

3.3.4 Planning Submitted

Based on CIS data, the total number of units within new homes schemes (with greater than
10 units) across Co Limerick with planning applications submitted (since January 2019) and
awaiting a planning decision of either grant or refuse at the end of June 2021, totalled 1,138.
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4 PROPOSED REZONING

4.1 OVERVIEW OF PROPOSED CHANGE IN GREENPARK LAND USE

From the information Lisney has been provided with, our understand of the current and
proposed land use zoning of the Greenpark lands is set out in Table 4-1 below.

Table 4-1: Current & Proposed Land Use Zoning

LIMERICK CITY LIMERICK DEVELOPMENT

LAND USE ZONING DEVELOPMENT PLAN PLAN

2010 — 2016 (AS EXTENDED) 2022 - 2028
Residential 19.33 ha 4.42 ha
Mixed-Use 10.63 ha 0 ha
Neighbourhood Centre 2.28 ha 0 ha
Enterprise & Employment 0 ha 24.77 ha
Open Space & Sundry 14.92 ha 17.97 ha
Total 47.16 ha 47.16 ha

Figure 4-5: Land Use Zoning Map - Limerick City Development Plan 2010 - 2016 (As
Extended)

Source: Limerick City & County Council

Indicative outline of subject lands by Lisney
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4.2 EMPLOYMENT LAND USE ZONING
4.21 Overview
We note the following objectives within the Draft Limerick Development Plan 2022 — 2028:

e Enterprise & Employment - ‘to provide for and improve general enterprise,
employment, business and commercial activities’

e Mixed Use — ‘to provide a mixture of residential and compatible commercial uses’

e High Tech / Manufacturing — ‘to provide for office, research and development, high
technology, manufacturing and processing type employment in a high quality built and
landscaped campus style environment’

e Industry — ‘to provide for specialised and heavy industrial development and associated
employment creation’

The local authority has identified individual sites in the Limerick Metropolitan area it deems
suitable for the provision of employment related uses?3, as summarised in Table 4-2 below.
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Table 4-2: Greenpark Lands — Current & Proposed Land Use Zoning

COMBINED TOTAL AREA

LAND USE ZONING NO. SITES

(HA)
Enterprise & Employment 26 178.37 ha
Mixed-Use 4 18.82 ha
Industry 3 14.17 ha
High Tech / Manufacturing 5 145.89 ha
TOTAL 38 357.25 ha

The location of each of these parcels of land is shown in Figure 4-7 below.

Figure 4-7: Tiered Approach to Zoning Employment Lands Availability (June 2021)

Source: Draft Limerick Development Plan 2022 - 2028
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4.2.2 Lisney Analysis

At a headline level, we estimate that combined, all of these sites have the potential to deliver
1.98m sgm of employment related accommodation; split 530,000 sqm of offices and
1.46m sgm of industrial / logistics / manufacturing accommodation.

To put this in context, based on long-term average activity levels in the Limerick commercial
property market (Limerick city and surrounding area, including Shannon), it is equivalent to
approximately 35 years of office requirements and 32 years of industrial requirements.
This is based on prevailing long-term annual average market activity levels (15,000 sqm
offices and 45,000 sqm industrial).

However, this is at a high level and the long-term take-up may not correlate with future
demand. Given the future focus of the city, particularly though Limerick 2030 and the
commitments to economic growth by Limerick City and County Council through innovation
and dynamic revitalisation, activity levels in both the office and industrial sectors is likely to
grow in the medium-term. As such, we have considered the impact of activity increasing by
20%, 30%, 40%, 50% and 60%, and the resultant impact on the number of years’ supply.

AU +20% +30% +40% +50% +60%
LTA
Office 15,000 sgm 18,000 sgm 19,500 sgm 21,000 sgm 22,500 sgm 24,000 sgm

Industrial 45,000 sgm 54,000 sgm 58,500 sqm 63,000 sgm 67,500 sgm 72,000 sgm

CURRENT
LTA
Office 35 yrs 29 yrs 27 yrs 25 yrs 23 yrs 22 yrs
Industrial 32 yrs 27 yrs 25 yrs 23 yrs 22 yrs 20 yrs

As stated, at a headline level we have estimated that there is enough land proposed to be
zoned and available for employment related uses equivalent to occupier market requirements
for 35 years offices and 32 years industrial. Even assuming a 60% growth in demand in
the medium-term, there remains over 20 years’ supply of land.

To provide some further context, it is useful to compare what is proposed for Limerick to other
markets. Dublin is Ireland’s biggest office and industrial market by a considerable length. In
terms of industrial building stock, Dublin is approximately 6.8 times larger than Limerick with
annual take-up in the past decade 6.3 times greater. Equally, the office building stock in
Dublin is approximately 9.8 times greater than Limerick with annual take-up in the past
decade 15.7 times more. Even in a Dublin context where industrial market activity is almost
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16 times higher, the quantum of potential development proposed for Limerick in the draft plan
is equivalent to over five years of Dublin supply.

We believe that the amount of land proposed for employment related development is
grossly excessive, particularly given the fact that Limerick, like all other parts of
Ireland, is in the midst of a housing crisis with significant supply shortages and
resultant rising prices. Under the current development plan, 19.33 ha of Greenpark lands
are zoned for residential purposes and have the potential to deliver up to 800 homes in the
existing footprint of the city. Delivering these over a 10 year period would mean 80 additional
homes available each year, which is equivalent to 15% of all housing completions across
Limerick City and County in the past year; a significant percentage for an inner suburban
area within walking distance of the city centre.

There are only five new homes schemes currently available in Limerick City. Two are in
Mungret, which is significantly further out of the city centre and both schemes have asking
prices in excess of €350,000. There is one scheme on the Ballyneety Road, slightly further
out of the city centre and with asking prices starting at €315,000. There is a scheme just off
the North Circular Road called Revington where asking prices start at €635,000 and another
at Rhebogue Hill. Even taking into consideration likely residential development in the short-
term (such as at Clonmacken, Croom and Patrick’s Well), supply will not meet demand. The
homes proposed for part of the Greenpark lands are significantly more affordable than many
of the schemes currently for sale, they are within the southern ring road and will generally
offer a greater selection of housing types.

5 CONCLUSION

Having considered the office, industrial and residential property sectors in Limerick, we are of
the opinion that the quantum of lands proposed to be rezoned for enterprise and employment
uses is grossly excessive; ranging between 20 and 35 years’ market supply depending on
the level of market activity in the coming years. In the midst of a serious housing crisis, it
would be more appropriate to retain the existing residential and mixed-use land uses
where the lands could significantly contribute to providing much needed affordable
homes within the existing footprint of the city.
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Change City and Environs Zoning Map and Tiered Approach to Zoning — Proposed by Councillor xxxxxxx

| propose a change to zoning of the portion of the lands known as Greenpark (Former Racecourse), Dock Road as illustrated in the map (Figure 1)
below from A) Enterprise & Employment (c.12.98ha) and B) Open Space (1.73ha) to New Residential (14.71ha).

This proposal reflects a retention of the quantum of land as zoned Residential under the current development plan (Limerick City Development
Plan 2010 — 2016 As Extended).

Figure 1 - Proposed Alteration of Draft Zoning Map
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Reasons:

1. Greenpark, a site of c.47 ha (116 acres) presents a unique opportunity to create a new mixed use sustainable neighbourhood of in excess of 950no new
homes, a significant commercial park and a large public amenity park with walking / cycling pathways in a well landscaped setting, all in close proximity to
Limerick city centre. This opportunity will be lost by re-zoning these lands for Enterprise & Employment, as the lands will become economically unviable for
development. A full masterplan was completed for the site in 2020 which includes a large public amenity area and envisages full permeability of the lands,
thus opening the entirety of the new development to the public from South Circular Road, Alandale and Dock Road for the benefit of pedestrian / cycle
users.

2. The Draft Plan doesn’t zone enough lands for New Residential development. It identifies a minimum need in Limerick City CSO area, Annacotty & Mungret
for 11,454 homes’ during the life of the plan. LCCC then makes provision for lands to schedule delivery of 12,452 homes?, an 8.7% uplift on minimum need’.
In respect of these 12,452 homes identified in the Draft Plan, the plan itself acknowledges? that 1,617 of these will not be delivered within the first five years
of the plan as they are assigned a designation of “M (Medium term - 10 year delivery)” leaving a maximum deliverable number of homes of 10,835 in the
plan lifetime, assuming 100% of the remaining lands deliver fully within lifetime of the plan which is highly unlikely. There would also have to be significant
uncertainty surrounding the ability of Colbert Quarter to deliver the stated 625 units over the lifetime of the plan given the progress on that project to date
as well as commercial viability questions over a number of smaller sites within the city centre.

3. The Draft Plan contemplates a maximum of circa 4,000 homes within the existing built-up footprint. This includes circa 630 homes which the plan itself
acknowledges are unlikely to be built during its lifetime®. According to the National Planning Framework® 50% of homes should be within the existing built up
footprint of a city. Therefore, in order to comply with NPF policies and meet its own identified housing need, lands within the existing built up footprint of
the city that can deliver a minimum of a further 2,500 homes during the lifetime of the plan are required to be zoned for New Residential. Greenpark
presents the best opportunity to partially bridge this shortfall.

4. Under the Limerick City Development Plan 2010-2016 as extended, the subject lands are zoned Residential. Furthermore, in July 2017 the subject land was
one of only two sites promoted by the council for LIHAF project funding and this was approved by the minister. Under this scheme, Greenpark was described
as a “Major Urban Housing Development Site” close to the “heart of the city”. In June 2021 in its Interim Review, Limerick 2030 identified the subject lands
as “a major residential opportunity site”.

1 Reference Draft Plan - Table 2.7: Settlement hierarchy, population and household growth up to end of Draft Plan period Q2 2028 plus zoned land provision (page 27 of 292 CEO Material Alterations Document)
2 Reference Draft Plan — Settlement Capacity Audit (Page 277 — 288 of 292 CEO Material Alterations Document)

3 Housing For All directs local authorities and elected members to zone up to 20% more land to provide homes in excess of the identified housing need

4 Reference Draft Plan — Settlement Capacity Audit (Page 277 — 288 of 292 CEO Material Alterations Document)

> Reference Draft Plan — Settlement Capacity Audit (Page 277 -288 of 292 CEO Material Alterations Document)

6 Reference NPF — NPO 3b page 29
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5. The re-development of the Greenpark Lands for a mix of commercial and residential uses of scale complies in full with the recommendations included in ‘The
Future Development of Limerick City’ as produced by Indecon Research Economists and published by Limerick Chamber in June 2021. This report notes that
‘Increasing the population density in Limerick city is a critically important challenge for the future development of the city’ and recommends that ‘Strategic
development areas should be identified in the city to facilitate new quality affordable residential developments’. It further recommends ‘The focus of all
policies and investments should be on facilitating compact growth’.

6. The subject lands comply with the following:

e Project Ireland 2040 — National Planning Framework (NPF) 2018 policies [NPO 2a, 3b, 5, 7, 8, 33, 35 and 72c];

e Development Plan Guidelines for Planning Authorities 2007 [Sections 4.9, 4.12 and 4.19];

e Development Plan — Guidelines for Planning Authorities Draft for Consultation August 2021 [Sections 6.2.3 and 6.2.4];

e Sustainable Residential Development in Urban Areas — Guidelines for Planning Authorities 2009 [Sections 5.7, 5.8 and 5.9];

e Sustainable Urban Housing: Design Standards for New Apartments Guidelines for Planning Authorities March 2018 [Section 2.4]
e The Planning System and Flood Risk Management Guidelines for Planning Authorities 2009 (PSFRMG).

7. The PSFRMG were adopted in 2009 and the current development plan was prepared having full regard to these guidelines’, when the subject lands were
zoned Residential.

8. Despite what is stated in the Draft Plan SFRA, there is no distinction drawn in the PSFRMG between “Highly Vulnerable” and “Less Vulnerable” uses in terms
of their requirement to pass a Justification Test once the lands are located in Flood Zone A (see figure 2 below), which they are in the case of the subject
lands. Once a planning authority has identified lands that are of strategic value to the continued growth of an urban centre, which in the case of Greenpark
LCCC undeniably has, the authority can proceed to subject the lands to a sequential approach process which is clearly set out in the PSFRMG (see figure 3
below). Under this sequential approach, once the lands are in Flood Zone A, both “Highly Vulnerable” and / or “Less Vulnerable” uses require a Justification
Test and once this test is passed the authority are not restricted regarding land use that can be applied. Planning need should determine the use thereafter
and this must be Residential in a time of national housing crises. The quantum of Enterprise & Employment lands zoned in the Draft Plan are sufficient supply
for 20 plus years in the Limerick market.

7 Reference Limerick City Development Plan 2010 — 2016 (As Extended) — Page 12.19
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Figure 2 — Table 3.2 — Page 26 of The Planning System and Flood Risk Management Guidelines for Planning Authorities 2009

Figure 3 — Figure 3.2 — Page 23 of The Planning System and Flood Risk Management Guidelines for Planning Authorities 2009

9. Inthe Draft Plan, LCCC has passed the Greenpark lands under the Justification Test. This is the correct result given the strategic location and characteristics
of the lands, but having passed the Justification Test LCCC has then chosen to zone the lands Enterprise & Employment, for which there is no planning need,
rather than Residential, for which there is a severe and urgent planning need. Under the PSFRMG, once the land has passed the Justification Test there is no
restriction on the type of use that the land can be zoned for. The safety valve in all cases is the planning application process, including the necessity for any
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applicant to further justify the safe development of the lands through the preparation of a detailed Site Specific Flood Risk Assessment (SSFRA) including the
necessary Development Management Justification Test. During this follow up process, the applicant must satisfy the local authority that the lands can be
safely developed without negatively impacting third party property before planning permission can be granted and if not then planning permission can be
refused. In the case of the Greenpark lands, the landowner has already undertaken and submitted to LCCC a comprehensive and robust SSFRA including very
detailed breach analysis modelling which is far more accurate than the information available to LCCC in the SFRA prepared by JBA Consulting for the Draft
Plan. This SSFRA for Greenpark comprehensively illustrates how the entire masterplan can be delivered safely without negatively impacting third party

property.

10.Greenpark passes the Justification Test for Residential on the following basis:

The urban settlement is targeted for
growth under the National Spatial
Strategy, regional planning guidelines,
statutory plans as defined above or
under the Planning Guidelines or
Planning Directives provisions of the
Planning and Development Act, 2000, as
amended

The Limerick Shannon Metropolitan Area is targeted for growth under the National Planning Framework (NPF) and Regional Spatial
and Economic Strategy (RSES) for the Southern Region. Limerick City and suburbs is targeted for significant and ambitious population
growth of 50-60% (47,000 — 56,000 people) to 2040 with 50% of this growth is mandated to occur within the existing built-up area of
the city, which would naturally include the subject lands, given their inner suburban location. Significant strategic sites such as
Greenpark adjoining the city centre, as opposed to lands located in peripheral locations of the city, should be prioritised as required by
all current planning guidance.

This criterion is met by the subject lands.

The zoning or designation of the lands for
the particular use or development type is
required to achieve the proper planning
and sustainable development of the
urban settlement and, in particular:

(i) Is essential to facilitate regeneration
and/or expansion of the centre of the
urban settlement

The Greenpark site is a strategically important zoned and serviced landholding of notable scale (47ha) located in the inner suburbs of
Limerick City within 2km of the city centre and is in or adjacent the urban core. Within the Metropolitan Area, the area zoned as “City
Centre” would correspond with the centre of the settlement. The undeveloped Greenpark lands consolidate the existing built up area
between the City Centre and the natural boundary presented by the Ballinacurra Creek and N18. These greenfield and brownfield infill
lands are therefore essential to facilitate the expansion and compact growth of Limerick City in accordance with national and regional
planning policy.

Moreover, the lands are explicitly identified in the Limerick 2030 Interim Update June 2021 (see Volume 6 of the original Draft Plan) as
part of the ‘expanded plan’ area described as follows:

‘The expansion of the spatial plan allows it to consolidate this city identity and to ensure that the growth is managed in a way that not
only avoids sprawl but actively reinforces the sense of a coherent urban area’. (see pg 78). In this regard, the ‘old Greenpark
Racecourse’ is identified as a ‘City Gateway’ clearly located within the inner part of the city and suburbs as delineated on page 79 of
the interim update document. The graphic on page 85 also illustrates the subject lands as being comfortably within the 2.5km radius of
the city centre and notes part of the site as being ‘enterprise and employment’ lands (site no. 21). The vision for the site in the
expanded growth strategy is explained under the heading of “Limerick Docklands” (see pg 120) and is noted as “Greenpark Racecourse
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site should be progressed as a major residential opportunity site” and it also allows for “provision of a c.12Ha enterprise and
employment opportunity site accessed from Dock Road to supplement the IDA lands at capacity in the Castletroy/ UL neighbourhood”.
Given this planning context, it is clear, therefore, that the lands are ‘essential to facilitate regeneration and/or expansion of the centre
of the urban settlement’.

This criterion is met by the subject lands.

(i) Comprises significant previously
developed and/or under-utilised lands;

The Greenpark site comprises a strategically important land bank of significance (47 ha) and constitutes the former Limerick
racecourse, so is ‘previously developed’, having accommodated another land use with associated ancillary development. At present,
the lands are grossly underutilised, having regard to their strategic locational context adjacent the core city area in the city’s inner
suburbs proximate to several employment areas and public transportation corridors.

This criterion is met by the subject lands.

(iii) Is within or adjoining the core of an
established or designated urban
settlement;

The Planning System and Flood Risk Management Guidelines for Planning Authorities 2009 PSFRMG defines the “Core of an Urban
Settlement” as being “The core area of a city, town or village which acts as a centre for a broad range of employment, retail,
community, residential and transport functions”. It could be reasonably argued that the Dock Road area of Limerick City is actually part
of the urban core of Limerick City as it satisfies the above definition but at the very least this location must be deemed “adjoining the
core”.

This criterion is met by the subject lands.

(iv) Will be essential in achieving
compact and sustainable urban growth;

Limerick City is a designated growth centre in the NPF and RSES, whilst ambitious population and economic growth are explicitly
supported in the current Draft Development Plan and the Limerick 2030 Plan Interim Update June 2021. All relevant planning policy
(National, Regional and Draft Plan) require this growth to be delivered in accordance with the compact city model utilising
underutilised brownfield and centrally located lands where possible.

The projected growth of Limerick is earmarked to be accommodated in the city centre and the adjoining inner suburbs, where
possible, in line with National planning policies and guidance in respect of the sequential approach to the zoning of land. The
Greenpark lands are of scale (47 ha), so can deliver a significant contribution towards meeting both economic and residential growth
targets in a sustainable location proximate to the city centre, employment centres, established social infrastructure and existing and
emerging public transport corridors. The Limerick 2030 Interim Update (see Volume 6 of the initial Draft Plan) further supports these
objectives and explicitly reference the subject lands as forming an important part of the ‘expanded plan’ strategy as both an
employment (c.12 ha) and major residential opportunity site.

The lands are essential in achieving this compact city model of sustainable urban growth being contiguous to the existing built-up area
and promoting the use of cycling, walking and public transport. If the lands are not developed in this manner, it will promote the
zoning and development of lands, particularly for residential purposes, in greenfield remote locations on the periphery of the existing
built-up area at a significant remove (4km — 5km) from the city centre often requiring costly and significant new infrastructure and
likely highly car dependent. This latter form of development is the antithesis of the ‘compact city’ and results in an unsustainable form
of growth that will serve to undermine the overriding planning strategy guiding the growth of Limerick.

This criterion is met by the subject lands.

(V) There are no suitable alternative
lands for the particular use or
development type, in areas at lower risk
of flooding within or adjoining the core
of the urban settlement

There are no suitable alternative lands to accommodate the appropriate combination of commercial and residential use within, or
adjoining the city’s urban core area that are at a lower risk of flooding. All such lands have already been zoned appropriately by LCCC in
the Draft Plan.

This criterion is met by the subject lands.
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A flood risk assessment to an appropriate
level of detail has been carried out as
part of the Strategic Environmental
Assessment as part of the development

plan  preparation  process,  which
demonstrates that flood risk to the
development can be adequately

managed and the use or development of
the lands will not cause unacceptable
adverse impacts elsewhere.

N.B. The acceptability or otherwise of
levels of any residual risk should be made
with consideration for the proposed
development and the local context and
should be described in the relevant flood
risk assessment’.

In Appendix A.1.2 Draft Strategic Flood Risk Assessment, produced by JBA Consulting in support of the Draft Plan, the latter point of
the Development Plan Justification Test for the Greenpark Lands states: “Any development proposals will have to address and manage
flood risk with the site plans, typically through appropriate setting of finished floor levels, ground raising and use of the sequential
approach within the development to ensure more vulnerable elements of the design are at a higher level. As breach is likely to happen
rapidly, with little time for issue of a warning, consideration should be given to emergency access during a breach event and the means
of ensuring the safety of all site users.”

RPS have undertaken a detailed Site Specific Flood Risk Assessment (SSFRA) for the Greenpark Lands in accordance with the sequential
approach required under the PSFRMG. The SSFRA was submitted to LCCC planning department in 2020. The SSFRA identified that the
risk of flooding to the Greenpark Lands is low, as the OPW maintained Arterial Drainage scheme provides protection during both the
0.5% and 0.1% AEP tidal events. This was established previously by modelling during the OPW CFRAM process and, more recently, by
comprehensive modelling undertaken by RPS to inform the SSFRA. The lands are still predominantly classed as Flood Zone A, in
accordance with the PSFRMG, due to the residual risk of breach of the OPW embankments, which were constructed of a material of
unknown origin. The focus of the RPS SSFRA was therefore to demonstrate, that during a breach scenario, the risk to property and life
could be acceptably managed in the knowledge that this event could be sudden and without warning. The general approach to this
was to raise the Greenpark lands above the predicted breach level with a suitable allowance for climate change and freeboard while
ensuring there was no unacceptable adverse impacts to neighbouring lands or property. This was achieved and the mitigation
measures provided the following benefits to ensure long term sustainability and a neutral impact on surrounding lands:

1. There is no reliance on the existing OPW embankments to provide protection to the Greenpark Lands.

2. The proposed mitigation is entirely self-sufficient, sustainable and will place no burden on Limerick City and County
Council to provide additional flood defence infrastructure in the future.

3. The Greenpark Lands will remain free from flooding during a 0.5% AEP Mid-Range Future Scenario event where
overtopping of the existing defences occurs.

4. The Greenpark Lands will be protected during a 0.5% AEP Mid-range Future Scenario event, even when a breach of
the existing defences has also occurred.

5. It has been robustly demonstrated that there is no increase in flood risk, even during a breach event, to surrounding
developments.

6. A clear access and egress route for emergency vehicles can be provided through Log na gCapall, even during a breach
event. This is essential, given that Dock Road itself will be impassable due to the depth of water.

7. All storm drainage will be attenuated to existing run-off rates and, therefore, will not cause capacity Issues on the
existing network or raise the increase of flooding elsewhere.

The RPS SSFRA, the analysis undertaken and the report produced meets the requirement of the final point of the Development Plan
Justification Test. This is in agreement with the JBA SFRA, which corresponds with the approach undertaken by RPS and similarly states
that the Greenpark lands met the stringent requirements of the Development Plan Justification Test.
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NON-TECHNICAL SUMMARY

RPS were commissioned to carry out a Flood Risk Assessment (FRA) in support of a strategic housing
development (SHD) for Greenpark, Limerick. The purpose of this assessment is to ensure that the
proposed development takes cognisance of the existing flood risk and does not result in increased flood
risk elsewhere. This report has been prepared in accordance with the requirements of “‘The Planning
System and Flood Risk Management’ Guidelines (DEHLG 2009).

The River Shannon flows at a distance to the north of the site and a small tributary, the Ballynaclogh River,
flows to the west of the site. Both of these rivers can be considered to be tidal at this location. There are

flood embankments along both the River Shannon and the Ballynaclogh River.

The Shannon Catchment Flood Risk Assessment and Management (CFRAM) Study maps indicate that the
0.5% AEP coastal flood event does not reach the application site. This is because of the protection afforded
by the existing flood defences. Following the sequential approach as set out in ‘The Planning System and
Flood Risk Management Guidelines’ the effects of any existing defences must be ignored when establishing
flood zoning. Using this approach, the majority of the SHD site is considered at low risk and in Flood Zone
C. However, areas of the site are in Flood Zone A, with a very small section of the land being contained
within Flood Zone B. In accordance with ‘The Planning System and Flood Risk Management Guidelines’
a Development Management Justification Test to be carried for a residential development within Flood
Zones A and B.

In accordance with Paragraph 5.16 of the Guidelines, a precautionary approach to development behind
existing defences is to raise the finished levels to at least the 1% fluvial or 0.5% AEP coastal flood level
with an appropriate allowance for freeboard and climate change. This approach has been adopted for the
SHD area where a freeboard or 500mm and allowance for climate change (sea level rise) of 500m has
been provided to all Finished Floor Levels. This provides a minimum of a 1m elevation to all new properties
above the 0.5% AEP breach flood level, thus providing a very high standard of protection.

Modelling of the impact of raising the proposed development was then undertaken considering both the
0.5% AEP and 0.5% AEP climate change (MRFS) flood events when a breach of the defences occurs. The
results of the modelling showed that there was no identified increase in risk to existing development as a

result of the site raising, either in the present day or climate change scenarios.

A nursing home is proposed adjacent to the SHD site. This is a separate planning application, however
this FRA has included an assessment of the cumulative impact of both developments. The nursing home
site will be filled to a FFL of 6.3m OD. This development is already in flood zone C and already has levels

in the vicinity of this. Breach analysis has confirmed that there is no increase in flood risk to existing
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developments with both the nursing home and SHD sites raised, either in the present day or climate change

scenarios.

A new surface water sewer network shall be provided for the proposed development which will be entirely
separate from the foul water sewer network. Surface water run-off from roof areas and hardstanding areas
are designed to be collected by a gravity pipe network. Surface water will be collected and discharged via
a mixture of traditional and Sustainable urban Drainage System (SuDS) to the existing 1350mm/ 1500mm
diameter surface water sewer. This sewer discharges the existing lagoon adjacent to the Ballynaclogh
River. Both the pipe and the lagoon were designed to take into account future developments. The lagoon
attenuates flows to Greenfield discharge rate and discharges to the Ballynaclogh River through the use of
a penstock structure. SuDS measures include green roofs, tree pit systems, permeable surfacing,
infiltration trenches, swales, rain gardens and attenuation tanks.

Based on the proposed mitigation measures, consideration of the designated zoning and the proposed
urban design, each of criteria in the Development Management Justification Test was shown to be satisfied.
Therefore it was concluded that the proposed development complies with the requirements of the
Development Management Justification Test and hence is compliant with ‘The Planning System and Flood
Risk Management Guidelines’.
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1 INTRODUCTION

Voyage Property Limited intend to apply to An Bord Pleanala (the Board) for permission for a strategic

housing development (SHD) with a total application site area of ¢.10.5 ha (with a substantive residential
site development area of ¢.7.9 ha), on lands at the former Greenpark Racecourse, located off Dock Road
(N69), Limerick. The strategic housing development will consist of the provision of 371 no. residential units
and a childcare facility, along with a new access road. The general location of the site is shown in Figure
1.1.

O

Map data © Google 2021

Figure 1.1 Location map

RPS were commissioned by Voyage Property Limited to carry out a Flood Risk Assessment (FRA) in
support of the strategic housing development application. The purpose of this FRA is to define the flood
risk to the proposed development and demonstrate that, with appropriate mitigation, the subject lands can
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be safely developed as housing in accordance with the requirements of ‘The Planning System and Flood

Risk Management’ Guidelines’!.

' The Planning System and Flood Risk Management Guidelines, DEHLG (2009)
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2 SITE DESCRIPTION

The strategic housing development site has a total application site area of ¢.10.5 ha (with a substantive

residential site development area of ¢.7.9 ha), on lands at the former Greenpark Racecourse, located off
Dock Road (N69), Limerick. The site is principally bounded by existing undeveloped lands to the north,
south and west and the adjoining Log na gCapall Housing Estate to the east. The application site includes
the proposed access road which joins into the Dock Road at the north-western corner of the former
Greenpark Racecourse lands and runs adjacent to the Limerick Greyhound Track. A location map showing
the site boundary is shown in Appendix A. Figure 2.1 shows an aerial photo of the development site with
the SHD site extent highlighted in red.

Figure 2.1  Aerial photograph indicating the extent of the SHD site

The River Shannon flows at a distance of approximately 500m to the north, and one of its tributaries, the
Ballynaclogh River, flows to the west of the site. There is a line of existing flood defences along both the
Ballynaclogh River and the River Shannon which offer a good standard of protection to this area of Limerick.

More details on the defences is provided in Section 3.
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3 EXISTING FLOOD RISK

The National Catchment-based Flood Risk Assessment and Management (CFRAM) Programme was
developed by the Office of Public Works (OPW) to meet national policy needs and the requirements of the
EU Floods Directive. As part of the Shannon Catchment-based Flood Risk Assessment and Management
(CFRAM) Study, Limerick was identified as an Area for Further Assessment (AFA). This meant that the
watercourses in the area were modelled and flood maps produced which can be used to establish the

existing flood risk at a site. The maps are available to download from the OPW Flood Info website?.

3.1 Existing Flood Defences
The defences along the Ballynaclogh River and the Shannon Estuary were built by the OPW under the

Arterial Drainage Act, 1945. Arterial Drainage Schemes were carried out to improve land for agriculture
and to mitigate flooding. The intention of building the embankments was initially to provide protection
against the 3 year flood but in many locations the embankments have been raised further over time and a
much higher standard of protection is provided. That can be said of the embankments at this location which
have been constructed along the estuary to a height of approximately 5.2m OD and along the Ballynaclogh
River to a height in excess of 6m OD. Figure 3.1 has been extracted from the floodinfo.ie website which
provides records of the various drainage districts and the embankments located within them. At this location
there are three embankments which offer protection to the SHD area denoted on Figure 3.1 as E1A, E1
and E2. The defences also continue further into Limerick towards Ted Russell Dock but these are in private
ownership and are therefore not shown on this mapping.

2 OPW Flood Maps available at http://www.floodinfo.ie/map/floodmaps/
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SITE LOCATION

Figure 3.1 Extract of Arterial Drainage Districts mapping showing defences and benefitting
areas

The embankments are constructed of unknown material, and indeed it can be assumed that they are
constructed of varying grades and types of strata including estuarine mud, which is known to have been
used at various points along the estuary. These defences extend for miles down the estuary on both banks.
At this particular location the embankments provide a good standard of protection to all properties along
the Dock Road which would otherwise be frequently inundated to a significant depth. Despite there being
no historical risk of breach at this location, it remains a possibility and therefore will be addressed in the
mitigation measures required to ensure the safety of the SHD site. RPS have not carried out any visual or
intrusive testing of the embankments, instead the strategy is to propose a series of mitigation measures

which in no way rely on the protection afforded by these existing defences.

3.2 Fluvial Flood Risk

The CFRAMS maps show that the site is not at risk of fluvial flooding. An extract from the CFRAM Study
Fluvial Flood Extents Map is shown in Figure 3.2, and the full map is shown in Appendix B. Fluvial flooding
is not therefore considered further in this report.
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SITE LOCATION

Figure 3.2 Extract from CFRAMS fluvial flood extents map

3.3 Coastal Flood Risk

The CFRAMS maps show that the site has some areas which are defended from coastal flooding by flood
embankments along the Ballynaclogh River which have a standard of protection of 0.5% AEP. There are
some areas of the site which are at risk of coastal flooding in a 0.5% AEP event from the River Shannon to
the north, as the defences in this area only have a standard of protection of 2% AEP. There are also some
areas within the site that are not at risk of coastal flooding. Extracts from the CFRAM Study Tidal Flood

Extents Maps are shown in Figures 3.3 and 3.4, and the full maps are shown in Appendix B.
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Figure 3.3 Extract from CFRAMS tidal flood extents map (Ballynaclogh River)
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Figure 3.4 Extract from CFRAMS tidal flood extents map (River Shannon)

3.4 Flood Zones

Under the requirements of ‘The Planning System and Flood Risk Management’ Guidelines (2009), when

considering existing flood risk it is necessary to assign flood zoning to the proposed development site.
Flood zoning is defined as:

¢ Flood Zone A: areas where the probability of flooding from rivers and the sea is highest (greater
than 1% for river flooding or 0.5% for coastal flooding);

e Flood Zone B: areas where the probability of flooding from rivers and the sea is moderate

(between 0.1% and 1% for river flooding, and between 0.1% and 0.5% for coastal flooding);
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e Flood Zone C: Areas where the probability of flooding from rivers and the sea is low (less than

0.1% for both river and coastal flooding).

An important consideration for this particular location is the presence of the existing defences which,
although offering a good standard of protection even during extreme flood events, must be ignored for the
purpose of flood zoning. This is stated in Paragraph 2.25 of the Guidelines and is required because areas
protected by flood defences still carry a residual risk of flooding from overtopping or breach of defences,
and there is no guarantee that the defences will be maintained in perpetuity. Figure 3.5 shows the flood
zones for the site, as determined by RPS based on the CFRAMS information. Figure 3.5 shows that the
majority of the site where housing is being proposed is in Flood Zone C (white areas), however areas of
the site can be considered to be in Flood Zone A (dark blue), with a very small section of the land being

contained within Flood Zone B (light blue).

Figure 3.5 Flood zone identification
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Given the flood zoning identified in Figure 3.5, the Planning System and FRM Guidelines provide direction
on the type of development appropriate to each flood zone. This is shown in Table 3.2 in Guidelines, which

is reproduced in this report as Figure 3.6.

Figure 3.6 Flood zones and appropriate development

As described above, a large part of the SHD site is in Flood Zone C, however there are some areas that
can be considered to be in Flood Zones A and B. Table 3.2 of the Guidelines (Figure 3.6) shows that for
residential development (highly vulnerable) in Flood Zones A and B, the Justification Test will need to be

applied and fully satisfied before development can be permitted.

3.5 Justification Test Application

The Greenpark Lands have been zoned for both General Mixed Use, Neighbourhood Centre and
Residential uses since 2010 as per the Limerick City Development Plan 2010-20168, which was adopted
with the benefit of the application of the provisions of the Planning System and Flood Risk Management
Guidelines for Planning Authorities 2009. Page 12.19 of the Limerick City Development Plan 2010-2016

states:

“Limerick City Council shall have full regard to these guidelines within the Limerick City Development Plan
2010-2016, with particular reference to lands zoned for development. In this regard Limerick City Council
has provided Map 2 - Flood Risk Areas in Appendix |. This map indicates the zones of High Probability
and Moderate Probability of flooding as set out in Chapter 3 of the guidelines. Proposed developments in

these zones must have regard to the guidance provided”.

3 Limerick City Development Plan 2010-2016 (as extended)
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The portion of Map 2 (referred to in the extracted text above) relating to the Greenpark lands is shown in

Figure 3.7, and this shows an almost identical flood extent to the flood zoning produced by RPS as shown
in Figure 3.5.

SITE LOCATION

Figure 3.7 Extract of Map 2 from the Limerick City Development Plan 2010-2016

This demonstrates that the flood risk which informed the 2010-2016 Development Plan was accurate and
well documented. Subsequently, the Development Plan Justification Test must have been applied and
passed in order for the General Mixed Use, Neighbourhood Centre and Residential uses zonings to be
established for the Greenpark Lands. Given that the Development Plan Justification Test has been applied
there is only a need to comply with the Development Management Justification Test as part of this
application.

RPS have reviewed a number of recent planning decisions (typically over the last 4- 5 years and as recently
as 2020) in the LCCC administrative area, all located within Flood Zones A/ B. It would appear that all
FRAs submitted with these applications applied the Development Management Test only (see Figure 3.8
showing the approximate locations and related planning reference numbers). This approach seems to

have been accepted by LCCC based on the internal Council assessments in each case as being the
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appropriate methodology. This would support RPS’ position that the use of the Development Management

Justification Test is similarly correct in relation to the FRA for the SHD site at Greenpark.

Figure 3.8 Locations and planning reference numbers of recent applications
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4 PROPOSED DEVELOPMENT

4.1 Masterplan Development

The SHD site is part of the overall development of the Greenpark lands. A wider masterplan has been
prepared of these lands in their entirety and it encompasses multi-phased residential development and
office campus, neighbourhood centre and public open spaces adjacent to Bord na gCon greyhound stadium
along Ballynaclogh River. The office floor plates will be designed with greater flexibility and adaptability to
local and multinational demands. A neighbourhood centre will be strategically located to serve the need of

the local community and residents.

The residential component of the Masterplan consists of 920 dwelling units, créche and residential amenity
spaces. The development will be carried out in several phases. The first phase of the development
includes a strategic housing development application for 371 dwelling units with a residential density of 47
units/ha, créche and other associated ancillary uses in line with the Masterplan. The overall Masterplan is
shown in Figure 4.1. Note that the Masterplan has been updated since the original masterplan document

(Nov 2019) was issued in order to reflect the changes to the SHD site.

An FRA in support of the Masterplan for the Greenpark area was previously prepared by RPS and has
been reviewed by Limerick City and County Council Water Services Department, who in a meeting with
RPS confirmed verbally that they accepted the technical work presented and mitigation measures
proposed. The flood risk assessment accompanying the Masterplan sets out how the lands can be
developed safely in accordance with the Planning System and Flood Risk Management Guidelines. It
demonstrates the necessary mitigation measures to ensure the entire Masterplan area can be protected to
the required standard (including considering the breach scenario and climate change) and importantly that
there is no increase in risk to existing developments. The flood risk mitigation measures that are proposed
for the SHD site will align with those from the FRA prepared in support of the overall Masterplan from
November 2019.
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Figure 4.1 Overall Masterplan

4.2 Strategic Housing Development (SHD)

The strategic housing development with a total gross floor area of c. 36, 329 sq m will consist of the
provision of 371 no. residential units comprising 157 no. two storey houses (consisting of 10 no. 4 bedroom
units, 110 no. 3 bedroom units and 37 no. 2 bedroom units); 76 no. three storey duplex units (consisting of
14 no. 3 bedroom units, 38 no. 2 bedroom units and 24 no. 1 bedroom units) and 138 no. apartments
(consisting of 92 no. 2 bedroom units and 46 no. 1 bedroom units arranged in 3 no. blocks ranging between
4 and 5 storeys together with communal amenity space) and a childcare facility (550 sq m), including all
private, communal and public open space provision (including balconies and terraces to be provided on to
front and rear elevations and related play areas); surface car parking (510 no. spaces in total, including car
sharing and accessible spaces); electric vehicle charging points; bicycle parking (long and short stay
spaces including secure stands); storage areas; internal roads and pathways; hard and soft landscaping

and boundary treatments; piped infrastructural services and connections; plant; revised entrances and tie-
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in arrangements to adjoining roads, including emergency access via Log na gCapall and Greenpark
Avenue; waste management provision; solar panels; attenuation tank and related SUDS measures;
signage; public lighting; bulk earthworks; and all site development and excavation works above and below
ground. Vehicular access to the site will be from Dock Road, via the proposed access road. The proposed

layout for the SHD site is shown in Figure 4.2 and in Appendix C.

Figure 4.2 Proposed SHD layout

This FRA report has been prepared in accordance with the Masterplan FRA, ensuring that all developments
constructed in the short term do not compromise the flood protection afforded to buildings constructed in

the future or vice versa.

The purpose of this FRA is to demonstrate how, given the flood risk identified in Section 3, the strategic
housing development area can be safely developed in a manner that is fully compliant with the Planning
System and Flood Risk Management Guidelines. In that respect there are a number of key principles which

must be addressed in order to pass the Development Management Justification Test, these are:
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e Firstly, demonstrating that during a 200 year (0.5% AEP) event and during a 200 year (0.5% AEP)
Climate Change event there is no risk to the proposed development or increase in flood risk

elsewhere.

e Secondly, Paragraph 5.16 of the Guidelines states that a precautionary approach should be applied
for developments located behind existing defences. It suggests that an appropriate mitigation
measure would be to set floor levels above the 0.5% AEP flood level (for a site affected by coastal
flooding) and to include for the effects of climate change. When determining this 0.5% AEP level

the effect of defences should be ignored.

Addressing these key issues is best practice in demonstrating compliance with the Development
Management Justification Test as set out in Box 5.1 of the Planning system and Flood Risk Management
Guidelines. Section 5 of this report describes the mitigation measures that address these criteria and the
numerical modelling undertaken to demonstrate their effectiveness. Section 6 describes compliance with

the Justification Test.

4.3 Nursing Home

A nursing home is proposed adjacent to the SHD site. This is a separate planning application that has
been submitted to LCCC for their consideration (Ref. no. 21/1222). In order to complete a comprehensive

assessment, this FRA for the SHD site has considered the cumulative impact of both developments.

The nursing home is 4 storeys in height with a total gross floor area of ¢.5,237 sq m, consisting of 123 no.
rooms, comprising 126 no. bedspaces (120 no. single rooms and 3 no. double rooms) and ancillary
facilities, including 777 sq m of day space. The nursing home development will also consist of soft and
hard landscaping, car and bicycle parking spaces; 3 no. electric parking spaces; bicycle parking; internal
roads and pathways. The location of the Nursing Home development in relation to the SHD site is shown

in Figure 4.3, and its proposed layout is shown Figure 4.4.
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Figure 4.3 Location of Nursing Home Development with respect to the SHD site
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Figure 4.4 Proposed Nursing Home ground floor layout
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5 PROPOSED MITIGATION MEASURES

Any mitigation measures proposed must be robust, sustainable with respect to climate change, and not
place any burden on the city of Limerick, whereby there would be a requirement in the future to provide
additional flood defences and capital expenditure to protect this development. It is also acknowledged that
under the CFRAM process, where Limerick was an Area for Further Assessment (AFA), a significant capital
scheme was proposed. This scheme is currently being progressed under the OPW Capital Works
Framework and should be developed over the next 10-15 years. While there is no doubt a scheme of this
nature would further benefit the Masterplan lands, RPS also recognise there is no guarantee a scheme will
be developed as it will be subject to a cost-benefit analysis and availability of government funding.
Conversely there is also a need to ensure mitigation measures proposed as part of this SHD application in

no way compromise the development of a suitable flood alleviation scheme for Limerick.

5.1 Model Construction

In order to be able to assess the impact of any proposed mitigation measures RPS have developed a site
specific model incorporating the Masterplan area. As the SHD lands are located behind existing defences
it is obvious there is no impact on the Ballynaclogh River either upstream or downstream, or the Shannon
Estuary. Instead the model has been developed specifically to understand the impact of the defences
overtopping and also breaching, ensuring that the SHD area is resilient to these flooding mechanisms and

doesn’t adversely affect adjacent property and land.

RPS have constructed an InfoWorks ICM 2D model of this area of Limerick based on a Digital Terrain
Model (DTM) constructed from LIiDAR data which covers this area of Limerick. This has been
supplemented by more detailed topographical survey of the existing flood defences to capture any low
points or defects. The LiDAR provides a high-resolution survey that is sufficient for establishing the effects
of overtopping and breaching of the existing flood defences. RPS have utilised the 0.5% Annual
Exceedance Probability (AEP) flood levels for the Shannon Estuary and for the Ballynaclogh River that
were developed in the CFRAM study. These provide the best available estimation of the predicted water

level during extreme coastal events for this return period.

In addition, RPS have improved upon the CFRAM inundation modelling by incorporating all of the existing
buildings within Dock Road area within the model and blocked these out to prevent flow through them. This
is a significant addition to the modelling undertaken during the CFRAM process as it can identify new flow

paths as the water passes between buildings.
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5.2 Modelling of Existing Situation
As a baseline model run, RPS used the peak tidal levels from the CFRAM study in the estuary and
Ballynaclogh River to run a 0.5% AEP flood inundation simulation. This model was run over 72 hours,
covering tidal cycles leading up to and after the 0.5% AEP event, with an appropriate tidal curve reflecting
the rising and falling level of the flood and ebb tide during an extreme storm surge event. As stated
previously, the majority of the defences surrounding the Dock Road area are sufficiently high enough to
prevent inundation and overtopping, however there is a lower section near to the Ted Russel Dock where
a limited amount of flooding can occur. The flood mapping output from this model simulation is shown in

Figure 5.1.

Figure 5.1 Flood depth map showing impact of 0.5% AEP flood inundation simulation

The model simulation indicates overtopping at two locations (Points A and B on Figure 5.1) where the
defences are insufficiently high to prevent inundation. From this model run it can be concluded that there
is no risk to the SHD lands during a 0.5% AEP flood event, providing defences are only overtopped and
not breached. As the 0.5% AEP water level does not inundate the proposed development area in the
existing scenario there can be no increase in water level as a result of constructing the proposed

development, and therefore no further assessment is required in this regard.
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5.3 Development and Modelling of Mitigation Measures
As stated previously in this FRA, when quoting Paragraph 5.16 of the Planning System and Flood Risk

Management Guidelines, there is a need to ensure a precautionary approach when developing behind
existing defences. It suggests that the mitigation measures for dealing with that risk would be to set finished
floor levels at the 0.5% AEP flood level (for coastal flooding) ignoring the moderation effects of flood
defences. Following this logic, to address the impact of the inundation from the 0.5% AEP Climate Change
event (Mid-range Future Scenario), it is proposed to raise the level of the SHD site to minimise the residual
risk. By raising levels on the site it will provide sufficient protection to the proposed development, but it
raises the question if it could also increase the risk of flooding to surrounding land and existing development.
RPS have therefore carried out a comprehensive modelling exercise focussing on the breach scenario to
ensure there is no increase risk to adjacent developments should this occur. This was tested for the 0.5%
AEP and 0.5% AEP Mid-range Future Scenario (MRFS) events.

5.4 Breach Analysis of the Flood Defences

Given the number of residential properties in the application, a robust assessment of residual risk is
required. The original purpose of the existing defences and the unknown make-up of their construction
means it is necessary to undertake a breach analysis at certain locations along both the Ballynaclogh River
and the Shannon Estuary to assess the impact of such an event on the proposed and existing
developments. Breach analysis was undertaken using the UK Environment Agency’s guidance on breach

modelling which was also adopted for use during the CFRAM process. It was undertaken at three locations:
Breach 1 — along the Estuary at the rear of McMahon Building Providers;

Breach 2 — along the lower reaches of Ballynaclogh River;

Breach 3 — on the Ballynaclogh River upstream of the Greyhound Stadium.

All breaches were run over a 72 hour tidal cycle, with the breach set to occur 1 hour before the peak of
flood. At this time in the simulation a 50m section of the embankment is removed with the spill level being
reduced to existing ground levels on either side of the defence. A separate map was produced for each
location, i.e. it is assumed only one breach occurred at a time. All three breach locations produced
approximately the same flood extent. As an example and for easy reference, the 0.5% AEP extent for the
existing lands for Breach Location 2 has been included as Figure 5.2, and the breach maps for Locations

1 and 3 have been provided in Appendix D.
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Figure 5.2 Breach location 2- 0.5% AEP event with existing ground levels

5.5 Mitigation Measures for Breach Scenario

5.5.1 Derivation of Design Flood Level

In the Tripartite meeting with Limerick City and County Council (LCCC) and An Bord Pleanéla, LCCC stated
that their preference was to use the 4.87m OD level as the design flood level for the site. This flood level
was derived for the 0.5% AEP flood event in the Ballynaclogh River during the Shannon CFRAM Study.
RPS agree that this level can be reached during a 0.5% AEP event in the river when the water is contained
by the defences, but it can never be realised at the SHD site during an event of this magnitude. This is
because, once the defences are breached, the water spreads out across the entire Dock Road/ Greenpark
area resulting in a significant reduction in the 0.5% AEP flood level by the time the water from the breach

reaches the proposed development site.

From the three breach simulations (as described in Section 5.4 of this FRA), the maximum derived water
level within the immediate vicinity of the SHD was 4.3m OD. This approach in deriving an actual breach

flood level at the application site is considered acceptable by Limerick City and County Council as noted in
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the draft SFRA completed in support of the current Draft Development Plan 2022-20284, which states in
Section 5.8.1:

“Breach modelling — for more complex and higher value developments, bespoke breach modelling can be
undertaken in which the overtopping or breach of a flood defence can be investigated with specific reference
to a development site.....Breach modelling will also allow a site specific assessment of finished floor levels

to be developed, which may be lower than the default standard set out in Section 5.10.”

Having due regard to Section 5.8.1 of the Draft Development Plan, the bespoke breach modelling
undertaken by RPS, which included the use of up to date LiDAR, a higher-resolution model and included
all of the buildings within the breach area to more accurately capture and derive flood flow paths, endorses

the approach set out in the current SFRA for Limerick.

The highest possible flood level for the 0.5% AEP flood event at the application site is 4.3mOD. RPS
believes this an accurate, fair and reasonable assessment of the design water level which should be used

to establish the mitigation measures.

5.5.2 Establishment of Freeboard

In order to address the risk from the potential flood depths during a breach, the preferred mitigation
measure, as advised in the Planning System and Flood Risk Management Guidelines, is to raise the levels
of the proposed development. In Paragraph 5.16 this is suggested as being above the 0.5% AEP flood
level, even when behind existing defences, and to ensure a precautionary approach it should also include
the effects of climate change.

While the Flood Risk Management Guidelines 2009 do not recommend the amount of freeboard to be
applied, RPS are proposing a 500mm freeboard as this is currently the freeboard applied by the Office of
Public Works (OPW) to all capital flood schemes where earth embankments are being constructed. Given
the previously described earth embankments that exist along the Ballnaclogh River and Shannon estuary

this would seem to be a reasonable assessment of the freeboard to be applied to the SHD development.

In addition, RPS are proposing a further allowance of 500mm be applied for sea level rise associated with
climate change for the Mid Range Future Scenario (MRFS), to ensure a precautionary approach is adhered
to.

At the Tripartite meeting LCCC proposed a freeboard of 300mm and a further 500mm for climate change,
resulting in a 0.8m freeboard above the design water level. This is less than the 1m freeboard

recommended by RPS for the SHD site. This is summarised in Table 5.1.

* Strategic Flood Risk Assessment for Draft Limerick Development Plan 2021-2028, JBA, June 2021
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Freeboard allowance Climate change Overall allowance
proposed (mm) allowance proposed (mm) (mm)
RPS 500 500 1000
Limerick CCC 300 500 800

Table 5.1 Comparison of RPS and LCCC freeboard recommendations

5.5.3 Proposed Mitigation Measures

The SHD site will be filled to a level to ensure that all roads within the development will be developed to a

minimum of 5.0m OD, and then all FFLs will be constructed to a minimum of 5.3m OD. The 5.3m level

provides an allowance of 500mm freeboard and 500mm for climate change as described in Section 5.5.2

of this FRA. This provides over 1m freeboard to all new properties which is a very high standard of

protection to what is considered ‘highly vulnerable development’ under the Guidelines. Note that the

materials being used for filling operations is available within the application site by means of a cut and fill

operation.

It is not proposed to raise the access road between the Dock Road and the SHD development. There are

numerous reasons for this as follows:

Firstly, should a breach of the flood defences occur, the Dock Road itself will be flooded to a
significant depth in excess of 2m in certain places and completely impassable. Therefore raising
the access road between the Dock Road and the SHD development road does not improve access

or egress to the proposed development in any way during an event of this magnitude;

Secondly, should the access road be raised to the minimum recommended 5.0m OD it will
effectively create a raised causeway above the surrounding land. During a breach event and the
consequential high velocities and flows, a raised causeway of this nature will almost certainly be

subject to significant structural damage;

A final consideration is that the SHD site has been designed so that during a breach event people
will remain in their homes, as that is the safest place to be. Providing an access road that is raised
may only encourage people to use the access road to travel towards an area that is flooded to a
significant depth, or to get a closer look at the flooded areas. This is not behaviour that should be
facilitated in any way. RPS would therefore recommend that the access road is maintained at the

so ground levels.

The mitigation measures that RPS have proposed to manage the identified risk are described in Table 5.2.
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Table 5.2 Summary of proposed mitigation measures to manage the breach scenario

Objective of mitigation measures Proposed mitigation measures

To raise the proposed development area as  The entire development area will be filled, with
far as is reasonably possible, with the focus roads constructed to a level of 5.0m OD and
on protecting people and buildings finished floor levels to a level of 5.3m OD. This
provides 1m of freeboard above the 0.5% AEP
breach flood level. This means that during a
breach event, which will cause significant damage
to the Dock Road/ Greenpark area and has a high
risk to life, residents and their property will remain

entirely safe.

Provide egress and access during extreme  Designated internal roads should be raised to

event to provide access for emergency 5.0m OD. This provides access and egress to all

services and also those wishing to evacuate  emergency vehicles and pedestrians even during

the area a breach scenario. This road level is over 700mm
above the predicted breach level during a 0.5%
AEP event.

5.5.4 Modelling of Breach Mitigation Measures

It is recognised in Paragraph 5.16 of the Flood Risk Management Guidelines 2009, that when lands are to
be filled behind defences “....the flood risk assessment should be thorough and measures to manage these
residual risks carefully detailed”. Furthermore, in the Frequently Asked Questions on page 73 of the
Guidelines it states “...the beneficial effects of land-raising should therefore be balanced against potential
increased flood risk elsewhere”. It is therefore clear, that although land raising is the preferred approach
to mitigate against a potential breach of the defences, the potential to increase flood risk to neighbouring

existing development needs to assessed and mitigated where required.

Based on the proposed development levels for the SHD site, breach modelling has been undertaken for
each of the three breach locations using the same boundary conditions as described for the existing
scenario in Section 5.4 of this report. This was done for both the present day and climate change scenarios.
To provide an easy comparison of the existing and proposed development scenarios a series of combined
extent maps have been produced which clearly indicate the impact of infilling in the breach scenario. These

comparative maps show three different colours at each breach location as follows:

1. Anywhere shown as green floods only in the existing scenario but not in the proposed scenario,

which is reflective of the areas that have been infilled;
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2. Anywhere shown as purple floods in both the existing scenario and in the proposed scenario. This

means there is no impact of flooding in this area as a result of the proposed development;

3. Anywhere shown as yellow floods only in the proposed scenario and not in the existing scenario.

5.5.4.1 Present Day Scenario Results

All three breach locations produced approximately the same flood extent. As an example and for easy
reference, a comparative map is shown in Figure 5.3 for a breach at Location 2. The breach maps for
Locations 1 and 3 are provided in Appendix E. Based on the proposed mitigation measures described in
Section 5.1, the impact of the raising all of the SHD lands is negligible for all of the breach locations. This
is not unsurprising given the relatively small amount of infill required for the SHD site, given that a large
portion of the site is already in Flood Zone C.

Figure 5.3 Impact of raising proposed development lands at Breach location 2 (Present day)

5.5.4.2 Climate Change Scenario Results
The mitigation measures have also been tested for the 0.5% AEP MRFS event with no impact identified.

All three breach locations produced approximately the same flood extent. As an example a comparative
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map is shown in Figure 5.4 for a breach at Location 2. The breach maps for Locations 1 and 3 are provided

in Appendix F.

Figure 5.4 Impact of raising proposed development lands at Breach location 2 (Climate change)

5.5.5 Conclusions on Breach Modelling
Based on the analysis, the overwhelming conclusion of the breach modelling is that the proposed
development does not create an increase in flood risk to the existing development, either in the present day

or climate change scenarios.

As a point of note in relation to the breach maps, it can be seen that along the edges of the flood extent
small amounts of yellow and green are visible. This is not an indication of either an increase or a decrease
in flood risk extent, instead it occurs as a result of mesh in the 2D domain of the model changing as a result

of the new mitigation measures introduced.

5.6 Assessment of Cumulative Impacts

A nursing home is proposed adjacent to the SHD site. This is a separate planning application that has
been submitted to LCCC for their consideration (Ref. no. 21/1222). This FRA for the SHD site has included
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an assessment of the cumulative impact of both developments. The nursing home site is much smaller in
area than the SHD site, and it will be filled to a FFL of 6.3m OD.

Based on the proposed development levels for both the SHD and the nursing home site, breach modelling
has been undertaken for each of the three breach locations using the same boundary conditions as
described for the existing scenario in Section 5.4 of this report. To provide an easy comparison for the
existing and proposed development scenarios a series of combined extent maps have been produced
which clearly indicate the impact of infilling in the breach scenario. These comparative maps show three
different colours at each breach location:

1. Anywhere shown as green floods only in the existing scenario but not in the proposed scenario,
which is reflective of the areas that have been infilled;

2. Anywhere shown as purple floods in both the existing scenario and in the proposed scenario. This

means there is no flooding impact in this area as a result of the proposed development.
3. Anywhere shown as yellow floods only in the proposed scenario and not in the existing scenario.

The impact of the raising both the SHD and the nursing home site is shown in Figure 5.5 for a breach at
Location 2 for the present day scenario. The breach maps for Locations 1 and 3 are shown in Appendix
G.

The impact of the raising both the SHD and the nursing home site is shown in Figure 5.6 for a breach at
Location 2 for the climate change scenario. The breach maps for Locations 1 and 3 are shown in Appendix
H.

Based on the analysis, the overwhelming conclusion is that the breach modelling indicates that raising of
both the nursing home and SHD site does not create an increase in flood risk to existing development,
either in the present day or climate change scenarios.
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Figure 5.5 Impact of raising nursing home and SHD site levels at Breach location 2 (Present day)
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Figure 5.6 Impact of raising nursing home and SHD site levels at Breach location 2 (Climate
change)

5.7 Surface Water Drainage Strategy

Given the change from a largely greenfield site to a residential development, there is the potential for an
increase in the rate of run off and the need to attenuate flows to the receiving watercourse(s). In order to
mitigate this impact the proposed surface water design has been based on the requirement to ensure that
the development does not result in increased runoff rates. The surface water drainage design is fully

described in the Engineering Planning Report®.

A new surface water sewer network shall be provided for the proposed development which will be entirely
separate from the foul water sewer network. Each unit will have its own independent connection to the
surface water sewer network. Surface water run-off from roof areas and hardstanding areas are designed
to be collected by a gravity pipe network. Surface water will be collected and discharged via a mixture of
traditional and Sustainable urban Drainage System (SuDS) to the existing 1350mm/ 1500mm diameter

5 Proposed SHD at Lands at Former Greenpark Racecourse, Limerick City. PUNCH (September 2021).
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surface water sewer. This sewer discharges the existing lagoon adjacent to the Ballynaclogh River. Both
the pipe and the lagoon were designed to take into account future developments. The lagoon attenuates
flows to Greenfield discharge rate and discharges to the Ballynaclogh River through the use of a penstock

structure.

The surface water drainage network has been analysed for the risk of flooding for a 1 in 5-year flood event,
1 in 30- year rainfall event and a 1 in 100-year rainfall event by means of simulating such events in the
drainage model with no flooding occurring. An increase of 20% in rainfall has been included to account for

climate change and 10% for urban creep.

The proposed development has been assessed in relation to Sustainable Urban Drainage Systems (SuDS)

and a variety of SuDS measures have been adopted including the following:

e Green roofs for the proposed créche and apartments buildings;
e Tree pit systems in the development’s landscaped paved areas;
e Permeable paving for house driveways and the visitor parking;
e [nfiltration trenches;

e Swales;

e Rain gardens (dwelling roofs);

e Attenuation tanks (5 no.) located in open spaces throughout the development.

5.8 Access and Egress from the SHD Area

Given the identified mitigation measures which propose to raise all development and finished floor levels
above the 0.5% AEP breach level with suitable allowance for climate change and freeboard, there will be
no requirement to evacuate the residential development during a 0.5% AEP MRFS (climate change) event,
even when a breach occurs. This is an exceptionally high standard of protection given the severity and

probability of the event being considered.

Access and egress therefore only needs to be considered in relation to emergency services, e.g. ambulance
or fire services, requiring access for a medical emergency or when a fire has occurred concurrently with a
breach of the defences. In the unlikely scenario that the main access road leading onto the Dock Road has
been flooded, there is still emergency access available in and out of the SHD site along pavements that
link to the adjacent Log na gCapall development and to Greenpark Avenue. The pavements are wide
enough and have been designed to accommodate emergency vehicles. The routes are shown by red

arrows in Figure 5.7.
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Figure 5.7 Emergency access and egress routes
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6 PLANNING SYSTEM AND FLOOD RISK
MANAGEMENT GUIDELINES

6.1 Classification

The ‘Planning System and Flood Risk Management’ Guidelines classify different types of development in

terms of their vulnerability class (Table 3.1 of the Guidelines). This table has been reproduced as Table
6.1.

Figure 6.1 Classification of vulnerability of development
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Table 3.2 of the Guidelines identifies the type of development that would be appropriate to each flood zone

and those that would need the Justification Test. This table has been reproduced as Figure 6.2.

Figure 6.2 Vulnerability versus flood zones

A large part of the SHD site is in Flood Zone C, however there are some areas that can be considered to
be in Flood Zones A and B. Table 3.2 of the Guidelines (Figure 6.2) shows that for residential development
(highly vulnerable) in Flood Zones A and B, the Justification Test will need to be applied and fully satisfied

before development can be permitted.

6.2 Development Management Justification Test

Where a planning authority is considering proposals for new development in areas at a high or moderate
risk of flooding that includes types of development that are vulnerable to flooding and that would generally
be inappropriate as set out in Table 3.2 of the Guidelines, the planning authority must be satisfied that the
development satisfies all of the criteria of the Development Management Justification Test outlined in Box

5.1 of the Guidelines and reproduced as Figure 6.3.
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Figure 6.3 Justification Test for Development Management

Table 6.1 sets out the response to the criteria in Box 5.1 that must be satisfied. Each of the criteria have
been shown to be satisfied and therefore it is concluded that the proposed development complies with the

requirements of the Development Management Justification Test.
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Table 6.1  Response to Justification Test for Development Management for proposed
development
Criteria Response
1. The subject lands have been The lands are zoned for residential use in the Limerick City Development

zoned or otherwise designated
for the particular use or form of
development in an operative
development plan, which takes
account of these Guidelines

Plan 2010-2016 (as extended). The Development Plan clearly states
that the plan was produced taking full account of the Guidelines and was
still zoned on that basis. It can be considered that Point 1 of the
Development Management Justification Test has therefore been met.

The proposal has been subject to an appropriate flood risk assessment that demonstrates:

The development proposed will
not increase flood risk elsewhere
and, if practicable, will reduce
overall flood risk

During a present day 0.5% AEP flood event and a 0.5% AEP climate
change event there is no increase in flood risk elsewhere. This is
described in detail in Section 5.2 of this report.

Additional modelling has been undertaken to consider the impact of the
infilling of the site on the displacement of water during a breach of the
existing defences. This was found to not have an increased risk on any
existing development. This is described in detail in Section 5.5 of this
report.

It is therefore considered that Point 2 (i) of the Justification Test has
been met.

(ii)

The  development proposal
includes mitigation measures to
minimise flood risk to people,
property, the economy and the
environment as far as reasonably
possible

The proposed development will not flood during a 0.5% AEP flood event
or during a 0.5% AEP flood event plus climate change event. This
provides an exceptionally high standard of protection and therefore the
risk of flooding to people, property and the environment is very low. This
level of protection will ensure that there will be no impact on the
economy, i.e. there will not be an unacceptable level of flood risk which
might subsequently require government capital expenditure to alleviate
the problem to either the proposed development or existing
development.

It is therefore considered that Point 2 (ii) of the Justification Test has
been met.

(i)

The development proposed
includes measures to ensure that
residual risks to the area and/or
development can be managed to
an acceptable level as regards
the adequacy of existing flood
protection measures or the
design, implementation and
funding of any future flood risk
management measures and

The residual risk to the proposed development is low, as the
development is protected up to a 0.5% AEP plus climate change tidal
event, with additional freeboard. This gives added assurance that the
proposed mitigation measures are more than adequate to deal with any
future flood risk. Designated internal roads will be elevated to ensure
free access and egress even during an extreme event. No specific
residual risks have been identified that would necessitate a flood
evacuation plan for the site.
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provisions for emergency lt is therefore considered that Point 2 (iii) of the Justification Test has
services access been met.

(iv)  The development proposed The flood mitigation measures proposed do not materially impact upon
addresses the above inamanner the desired layout, orientation or approach to the proposed
that is also compatible with the development. It is considered that the proposed development is
achievement of wider planning compatible with the wider planning objectives in relation to development
objectives in  relation to of good design and planning for the area, and is complaint with the
development of good wurban Limerick City Development Plan 2010-2016 (as extended).
design and vibrant and active

It is therefore considered that Point 2 (iv) of the Justification Test has
streetscapes

been met.
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7 CONCLUSION
7.1  Summary of FRA

RPS were commissioned to carry out a Flood Risk Assessment (FRA) in support of a strategic housing
development (SHD) for Greenpark, Limerick. The purpose of this assessment is to ensure that the
proposed development takes cognisance of the existing flood risk and does not result in increased flood
risk elsewhere. This report has been prepared in accordance with the requirements of ‘The Planning
System and Flood Risk Management’ Guidelines (DEHLG 2009).

The River Shannon flows at a distance to the north of the site and a small tributary, the Ballynaclogh River,
flows to the west of the site. Both of these rivers can be considered to be tidal at this location. There are

flood embankments along both the River Shannon and the Ballynaclogh River.

As part of the Shannon Catchment Flood Risk Assessment and Management (CFRAM) Study, Limerick
was identified as an Area for Further Assessment (AFA). This meant that the watercourses in the area
were modelled and flood maps produced which can be used to establish the existing flood risk at a site.
The CFRAMS maps indicate that the 0.5% AEP flood event does not reach the application site. This is
because of the protection afforded by the existing flood defences constructed under the 1945 Arterial
Drainage Act.

Following the sequential approach as set out in ‘The Planning System and Flood Risk Management
Guidelines’ the effects of any existing defences must be ignored when establishing flood zoning. Using
this approach, a large area of the SHD site is considered at low risk and in Flood Zone C. However areas
of the site are in Flood Zone A, with a very small section of the land being contained within Flood Zone B.
Applying the sequential approach set out in ‘The Planning System and Flood Risk Management Guidelines’
requires a Development Management Justification Test to be carried for a residential development within
Flood Zones A and B.

The Greenpark Lands have been zoned for General Mixed Use, Neighbourhood Centre and Residential
uses since 2010 as per the Limerick City Development Plan 2010-2016, which was adopted with the benefit
of the application of the provisions of ‘The Planning System and Flood Risk Management Guidelines’. The
Development Plan Justification Test must have been applied and passed in order for the General Mixed
Use, Neighbourhood Centre and Residential uses zonings to be established for the Greenpark Lands.
Given that the Development Plan Justification Test has been applied there is only a need to comply with

the Development Management Justification Test as part of this application.

In accordance with Paragraph 5.16 of the Guidelines, a precautionary approach to development behind
existing defences is to raise the finished levels to at least the 1% fluvial or 0.5% AEP coastal flood level.

This approach has been adopted for the SHD area. The SHD site will be filled to ensure all roads will be
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built up to approximately 5.0m OD, and then all FFLs will be constructed to a minimum of 5.3m OD. This
provides over 1m freeboard to all new properties above the 0.5% AEP breach flood level, thus providing a

very high standard of protection.

Modelling of the impact of raising the proposed development was then undertaken considering both the
0.5% AEP and 0.5% AEP climate change (MRFS) flood events when a breach of the defences occurs. The
modelling shows that there was no identified increase in risk to existing development as a result of the

proposed SHD site raising, either in the present day or climate change scenarios.

A nursing home is proposed adjacent to the SHD site. This is a separate planning application, however
this FRA has included an assessment of the cumulative impact of both developments. The nursing home
site will be filled to FFL of 6.3m OD. Breach analysis has confirmed that there is no increase in flood risk
to existing developments with both the nursing home and SHD sites raised, either in the present day or

climate change scenarios.

A new surface water sewer network shall be provided for the proposed development which will be entirely
separate from the foul water sewer network. Each unit will have its own independent connection to the
surface water sewer network. Surface water run-off from roof areas and hardstanding areas are designed
to be collected by a gravity pipe network. Surface water will be collected and discharged via a mixture of
traditional and Sustainable urban Drainage System (SuDS) to the existing 1350mm/ 1500mm diameter
surface water sewer. This sewer discharges the existing lagoon adjacent to the Ballynaclogh River. Both
the pipe and the lagoon were designed to take into account future developments. The lagoon attenuates
flows to Greenfield discharge rate and discharges to the Ballynaclogh River through the use of a penstock
structure. SuDS measures include green roofs, tree pit systems, permeable surfacing, infiltration trenches,

swales, rain gardens and attenuation tanks.

Based on the proposed mitigation measures, consideration of the designated zoning and the proposed
urban design, each of criteria in the Development Management Justification Test was shown to be satisfied.
Therefore it was concluded that the proposed development complies with the requirements of the
Development Management Justification Test and hence is compliant with ‘The Planning System and Flood

Risk Management Guidelines’.

7.2 Key Aspects of the Flood Mitigation Measures

The following are the key aspects of the mitigation measures proposed within this Flood Risk Assessment

and demonstrate a robust and sustainable approach to developing the SHD site:

1. There is no reliance on the existing OPW maintained flood defences to provide any level of

protection to the SHD area;
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2. The proposed SHD mitigation measures are sustainable and have been developed with climate
change and predicted sea level rise being fully considered. This will ensure that Limerick City and
County Council will not be required to provide additional flood defence infrastructure in the future
to protect the SHD site;

3. The entire SHD site will remain free from flooding during a 0.5% AEP Mid-Range Future Scenario

event where overtopping of the existing defences occurs;

4. All buildings and key internal roads will be protected during a 0.5% AEP Mid-range Future Scenario
event, even when a breach of the existing defences has also occurred. A total freeboard of 1m

has been applied in this regard. This is a very high standard of defence.

5. It has been robustly demonstrated that there is no increase in flood risk, even during a breach

event, to surrounding existing developments as a result of the proposed development;

6. A clear access and egress route for emergency vehicles can be provided to the SHD site through

Log na gCapall and Greenpark Avenue, even during a breach event;

7. All storm drainage will be attenuated to existing run off rates and therefore will not cause capacity

issues on the existing network or raise the increase of flooding elsewhere.

IBE1706 | Greenpark SHD FRA | FO4 | September 2021

rpsgroup.com Page 42



F MAKING
REPORT J

Appendix A

Site location map

IBE1706 | Greenpark SHD FRA | F04 | September 2021

rpsgroup.com



Jamas |no4 ddiN
urey Ayael9 ss - |no4 M|

ulew JojepN —— wn ——

(paAaning) Jomag wI0}S ddIN

punoiBiapun AM 8¢ 9S3
pesysonO AM 02-0L AWEST

punolbiepun AM 0L A18S3 —  —  —

S90INIBg puaba

anes|Aepn
abeuleiq j1ouno) Ay youaswi

yledieo paleys

ealy abeubis DY (€)

anes|Ae\\ Jomeg WlIo)S

(2)

L002-20-81 pajep aouekaAuo) jo pseQ
8y} Ul paquosap se AeemMpeos Mau 8y |

(1)

spea( /
200z Jad se ajnoy adid Jojep) 90BuNG = =

spea(
866 Jod se aynoy adid Jeyep) @oeung
juswuBequa Pooj}
0} Aep-Jo-jybrd Mdo apim w.  (Q)
Aep-jo-1ybrd NOOB YN adog (D)
anes|Aep) adid Jemag |no4 (g)
anea|fep) adid Jamag |no4 (V)

sjuswases Aem-jo-sjybiry

jueoldde jo diysieumo Japun spue

(BHS'0L) 2WS0L'S0L
Alepunog uoneoiddy buluue|d

sonea|Aep) pusbor

S310N

"NOISSINY3d S103.1IHOYY JHL HLIM a30Naoyd3d
38 AINO AVIN ANV LHOIMAOD SI ONIMYHA SIHL @ 'NOILYIIdI03dS SLIFLIHOYY
3JHL HLIM NOILLONNCNOD NI dv3y 38 OL ONIMYHA SIHL "AT3LVIA3WWI SLOILIHOYY
3H1 OL S3IONVJIHOSIA ANV LHOd3d ANV 31IS NO SNOISNINIQ AdI¥3A
"§3SVO T1V NI SNOISNIWIA 3dNOl4 3SN "ONIMYHA SIHL WOH4 37¥OS 1ON Od

N

\

W

\

JOILON 34IS

LY

-

6%

gt

‘1

uoneoo| yue |
uonenua)y pesodold

(BHG'0L) 2WS0L'S0L =
ealy Aiepunog buiuue|d

8 000120-V-4Q-ZZ-ZZ NVH-€EL0T W K sy \ - o
o —— — 4IAIY  HOOTOYNATIVE //// %M/ X \\\\\\\\ \\\\\\ ¥
VA Wil \\ o)
fouealyW  QINHOIHO UMOIE  'NYQ ////// bﬁ/v \ \\\\\\\\ 7 \\N\ \ =
0v @ 0004} ERVANS \izhen  3iva \ N \ \@\\& _N
asel-0zd ‘ON qor 208 SNLYLS & R e \\W\ 0
™ /_&7&/ N ' . N %
ue|d uoneao 8)Is - A m
ONIMved o S |___ ,,,,,,, N 1 M_u
YoUsWI Py %00Q lBH eunoqusy y Sl T [ N
pajwi Auadoid abekop Lnnn Iaann i Q /////// \\\\N,,,, m
: il Q W s
1/ X I
el EEE_53553% i ) N 4 >
JoHaW LU S@ %ﬁﬁ/ %), S
gHS Yedusalg //// 7)) ,,\&\
gor Q N/
NN N
NOILVYOITddV ONINNY'1d \HHH.. ............... ) e 4 \ﬂh/m/ $
wosmeomeuEe3 | | T . ’ %
W09 8INJ08)IY2IBAPPEI MMM M . //
000286 L(0) 8gg+ L PN
9 uiang ‘peoy Aipeg ‘Sl Aiied \/ﬁ/
2010 Ulang //
WISIU_GIN + 3Injospydly Appay i /\\”/ )
=] /\// -
S Ja
WIS|JUDQIN+8INjo8)|y2Id \\\N\ ////
I e N\, e
anssi | nua | aua | Ay o e \ \\\\\\\\\\\\\ . /ﬁ%/ Jueojjdde g
Buiuue|d 1oy anss| qon 12 kepy v //// . /// \\\\ \\\\\\ /_/7,«/ \/”// L.O Q_ch®C>>O C_ ”_.OZ \.
pappe uojenualy ‘papuswe Alepunog aHS | gow | Lz Aine g A Jo%,@m Tl Tl \\\\\\\ \,\\\\\\ \ g \/»\ﬂ/ ' . P \ /,
o e T \\\\\\\\\\\s\s " Q puUOd UONUS}aY Jayemuley ~ C O L
L0 e A N R D eI / .
LA A O T SN \\, \\\\ \\ N\ -
I — , ) \w\\\\\\x\w\w\/\\\,,:é,sb Il S - o
5 s~ ,// Wiy b \\\\::::::2:,5:: . // - ot
Ttssel ////// ~— W, / I ol IR T ﬂ:N / Py
ST~ . A% L _
. ¥ s
- e - , it v s ~ /mnv
— \ - el . Y /
i T § 4
— \\\\ \\\\\\\ : /. lllllllllll N \\\\\\\\\\\\\\\\ lllllllllllllllllllll -~ /l//llll|l||||||||||||\|_/_l(/ lllllllll . =
—X —— . N e /@ S e e
- .,, \\\\\\\\\\\\\\\\ ) i , i \\\\\\\\\\\ - .//\)/// T - ////“\\wv\”/ P ,,,.«.\\\
. T , v W =
e S WY e
o,/ AT jueojjdde =
IR e T \ jo diysisumQ urjoN |/ =
1 f o \ < /| yoedl punoyheis youswiF =
A ./ s “" WH — =
. . _\ = ==
\ \ : A = ==
OW \ \\\\\\ el __,_ OC/TQ,VAV \H\\,\ w W . N M m
= — Lo Y = = ==
— L T R y N = . c 12 ==
2 e | | ( S T =B
. - . B | = o ==
. . <o Y il E= =22 »
20 \ R L - : ;o ! EE =8
Q0 / \MO—I—IOZ MI_I_m o JO/ c? /& ,/ / \\ \\ k ___, _WF.\\\”.\ mm
, : \ / \\\ ) / ) ,__ r__“\. m /H_,
S \ /BN PP )/ ! -
. o ,,,,\,\,,ﬁ\\ > e e g = mm
‘ - N \ // / TN \ e __,.._W W\,, m
: AN W 5 PN 7 =2 = =
- ‘ AR /// O . . ' . = k\, —
. @9/_/ Wu /// /// ,,v \\|\\|V /,, ,,, o V= = ,,“\n.
[=) AN N \ / - Vo ! \ ._\\ —\ =3
A\ ‘ //// //// - - | ,,, ,,, ,,, y _,_ — ///“,m/
W A \ \ — R N =1
@9/_/ w\/ ‘ //////V\v//m///// \\, \/,, o // ,_,___HH A W gt \“/m.
Pl .. “ /\
@\u' ‘ /_ —
Ay e\ ) \
@9/7 . ‘ S
= Lk .
°*
\,‘
PS

dOI1LON 41IS

d4OI1LON 4l1IS]



AutoCAD SHX Text
19

AutoCAD SHX Text
30

AutoCAD SHX Text
41-68

AutoCAD SHX Text
33

AutoCAD SHX Text
25

AutoCAD SHX Text
Mhs

AutoCAD SHX Text
Tk

AutoCAD SHX Text
Sewage  Works

AutoCAD SHX Text
     (Disused)

AutoCAD SHX Text
Tks

AutoCAD SHX Text
Tk

AutoCAD SHX Text
73-80

AutoCAD SHX Text
100

AutoCAD SHX Text
39

AutoCAD SHX Text
2

AutoCAD SHX Text
15

AutoCAD SHX Text
69

AutoCAD SHX Text
16

AutoCAD SHX Text
11

AutoCAD SHX Text
7

AutoCAD SHX Text
36

AutoCAD SHX Text
10

AutoCAD SHX Text
40

AutoCAD SHX Text
8

AutoCAD SHX Text
H

AutoCAD SHX Text
Mhs

AutoCAD SHX Text
Mhs

AutoCAD SHX Text
Mh

AutoCAD SHX Text
Mhs

AutoCAD SHX Text
Mhs

AutoCAD SHX Text
H

AutoCAD SHX Text
Mh

AutoCAD SHX Text
Mhs

AutoCAD SHX Text
Mhs

AutoCAD SHX Text
Mhs

AutoCAD SHX Text
Mh

AutoCAD SHX Text
Mhs

AutoCAD SHX Text
Mhs

AutoCAD SHX Text
H

AutoCAD SHX Text
Mhs

AutoCAD SHX Text
Mhs

AutoCAD SHX Text
Mh

AutoCAD SHX Text
Mhs

AutoCAD SHX Text
Mhs

AutoCAD SHX Text
Mhs

AutoCAD SHX Text
Mhs

AutoCAD SHX Text
H

AutoCAD SHX Text
H

AutoCAD SHX Text
Mhs

AutoCAD SHX Text
Mhs

AutoCAD SHX Text
Mhs

AutoCAD SHX Text
Mh

AutoCAD SHX Text
H

AutoCAD SHX Text
Mhs

AutoCAD SHX Text
LS

AutoCAD SHX Text
LS

AutoCAD SHX Text
LS

AutoCAD SHX Text
LS

AutoCAD SHX Text
ES

AutoCAD SHX Text
LS

AutoCAD SHX Text
LS

AutoCAD SHX Text
LS

AutoCAD SHX Text
LS

AutoCAD SHX Text
Greenpark  Close

AutoCAD SHX Text
Greenpark  Close

AutoCAD SHX Text
Log na gCapall

AutoCAD SHX Text
Log na gCapall

AutoCAD SHX Text
LS

AutoCAD SHX Text
LS

AutoCAD SHX Text
LS

AutoCAD SHX Text
LS

AutoCAD SHX Text
LS

AutoCAD SHX Text
LS

AutoCAD SHX Text
LS

AutoCAD SHX Text
LS

AutoCAD SHX Text
LS

AutoCAD SHX Text
LS

AutoCAD SHX Text
LS

AutoCAD SHX Text
LS

AutoCAD SHX Text
LS

AutoCAD SHX Text
LS

AutoCAD SHX Text
LS

AutoCAD SHX Text
LS

AutoCAD SHX Text
CLOSE

AutoCAD SHX Text
CLOSE

AutoCAD SHX Text
BALLINACURRA

AutoCAD SHX Text
BALLINACURRA

AutoCAD SHX Text
54

AutoCAD SHX Text
55

AutoCAD SHX Text
46

AutoCAD SHX Text
47

AutoCAD SHX Text
39

AutoCAD SHX Text
89

AutoCAD SHX Text
81-88

AutoCAD SHX Text
H

AutoCAD SHX Text
Mhs

AutoCAD SHX Text
Mhs

AutoCAD SHX Text
Mh

AutoCAD SHX Text
Mh

AutoCAD SHX Text
Mh

AutoCAD SHX Text
Mhs

AutoCAD SHX Text
H

AutoCAD SHX Text
Mhs

AutoCAD SHX Text
H

AutoCAD SHX Text
Mhs

AutoCAD SHX Text
ES

AutoCAD SHX Text
LS

AutoCAD SHX Text
LS

AutoCAD SHX Text
LS

AutoCAD SHX Text
LS

AutoCAD SHX Text
LS

AutoCAD SHX Text
LS

AutoCAD SHX Text
LS

AutoCAD SHX Text
LS

AutoCAD SHX Text
LS

AutoCAD SHX Text
Mhs

AutoCAD SHX Text
Mhs

AutoCAD SHX Text
LS

AutoCAD SHX Text
LS

AutoCAD SHX Text
H

AutoCAD SHX Text
LS

AutoCAD SHX Text
LS

AutoCAD SHX Text
GREENPARK GARDENS

AutoCAD SHX Text
GREENPARK GARDENS

AutoCAD SHX Text
BALLYNACLOGH  RIVER

AutoCAD SHX Text
BALLYNACLOGH  RIVER

AutoCAD SHX Text
HWM

AutoCAD SHX Text
HWM

AutoCAD SHX Text
HWM

AutoCAD SHX Text
HWM

AutoCAD SHX Text
Mud

AutoCAD SHX Text
Mud

AutoCAD SHX Text
Mud

AutoCAD SHX Text
Mud

AutoCAD SHX Text
10kv

AutoCAD SHX Text
10kv

AutoCAD SHX Text
T

AutoCAD SHX Text
LS

AutoCAD SHX Text
LS

AutoCAD SHX Text
LS

AutoCAD SHX Text
LS

AutoCAD SHX Text
LS

AutoCAD SHX Text
LS

AutoCAD SHX Text
LS

AutoCAD SHX Text
T

AutoCAD SHX Text
ES

AutoCAD SHX Text
Mh

AutoCAD SHX Text
Mh

AutoCAD SHX Text
Mh

AutoCAD SHX Text
Mh

AutoCAD SHX Text
Mh

AutoCAD SHX Text
Mhs

AutoCAD SHX Text
H

AutoCAD SHX Text
Mh

AutoCAD SHX Text
Mh

AutoCAD SHX Text
Car Park

AutoCAD SHX Text
W B

AutoCAD SHX Text
Under Const

AutoCAD SHX Text
Greyhound Stadium

AutoCAD SHX Text
2.5

AutoCAD SHX Text
3.4

AutoCAD SHX Text
B.M. 2.72

AutoCAD SHX Text
BALLYNACLOGH

AutoCAD SHX Text
Sluice

AutoCAD SHX Text
Sluice

AutoCAD SHX Text
Bawney's

AutoCAD SHX Text
 Bridge

AutoCAD SHX Text
RIVER

AutoCAD SHX Text
Sluice

AutoCAD SHX Text
HWM

AutoCAD SHX Text
HWM

AutoCAD SHX Text
HWM

AutoCAD SHX Text
HWM

AutoCAD SHX Text
HWM

AutoCAD SHX Text
M  u  d

AutoCAD SHX Text
Mud

AutoCAD SHX Text
Mud

AutoCAD SHX Text
Mud

AutoCAD SHX Text
Riverside Park

AutoCAD SHX Text
Riverside Park

AutoCAD SHX Text
Mh

AutoCAD SHX Text
Mhs

AutoCAD SHX Text
Mh

AutoCAD SHX Text
Mh

AutoCAD SHX Text
Mhs

AutoCAD SHX Text
Mh

AutoCAD SHX Text
Mhs

AutoCAD SHX Text
Mh

AutoCAD SHX Text
Mh

AutoCAD SHX Text
H

AutoCAD SHX Text
Mh

AutoCAD SHX Text
Mhs

AutoCAD SHX Text
Mhs

AutoCAD SHX Text
H

AutoCAD SHX Text
Mh

AutoCAD SHX Text
Mh

AutoCAD SHX Text
Mh

AutoCAD SHX Text
H

AutoCAD SHX Text
LS

AutoCAD SHX Text
LS

AutoCAD SHX Text
LS

AutoCAD SHX Text
LS

AutoCAD SHX Text
LS

AutoCAD SHX Text
LS

AutoCAD SHX Text
LS

AutoCAD SHX Text
LS

AutoCAD SHX Text
LS

AutoCAD SHX Text
LS

AutoCAD SHX Text
LS

AutoCAD SHX Text
LS

AutoCAD SHX Text
LS

AutoCAD SHX Text
Mhs

AutoCAD SHX Text
Mh

AutoCAD SHX Text
2.4

AutoCAD SHX Text
2.6

AutoCAD SHX Text
LS

AutoCAD SHX Text
LS

AutoCAD SHX Text
1-10

AutoCAD SHX Text
17

AutoCAD SHX Text
Apts

AutoCAD SHX Text
31

AutoCAD SHX Text
1

AutoCAD SHX Text
23

AutoCAD SHX Text
30

AutoCAD SHX Text
33

AutoCAD SHX Text
16

AutoCAD SHX Text
22

AutoCAD SHX Text
Mhs

AutoCAD SHX Text
Mh

AutoCAD SHX Text
Mh

AutoCAD SHX Text
H

AutoCAD SHX Text
Mhs

AutoCAD SHX Text
Mh

AutoCAD SHX Text
Mh

AutoCAD SHX Text
Mh

AutoCAD SHX Text
Mh

AutoCAD SHX Text
Mh

AutoCAD SHX Text
Mhs

AutoCAD SHX Text
Mh

AutoCAD SHX Text
H

AutoCAD SHX Text
Mh

AutoCAD SHX Text
Mh

AutoCAD SHX Text
Mh

AutoCAD SHX Text
H

AutoCAD SHX Text
Mh

AutoCAD SHX Text
Mh

AutoCAD SHX Text
Mh

AutoCAD SHX Text
LS

AutoCAD SHX Text
LS

AutoCAD SHX Text
LS

AutoCAD SHX Text
LS

AutoCAD SHX Text
LS

AutoCAD SHX Text
LS

AutoCAD SHX Text
Greenpark  Close

AutoCAD SHX Text
Greenpark  Close

AutoCAD SHX Text
SOUTH CIRCULAR ROAD

AutoCAD SHX Text
SOUTH CIRCULAR ROAD

AutoCAD SHX Text
LS

AutoCAD SHX Text
LS

AutoCAD SHX Text
LS

AutoCAD SHX Text
LS

AutoCAD SHX Text
LS

AutoCAD SHX Text
LS

AutoCAD SHX Text
LS

AutoCAD SHX Text
LS


F MAKING
REPORT J

Appendix B

Flood Maps from Shannon CFRAM Study
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Appendix D

Breach modelling results- existing levels, present day scenario

IBE1706 | Greenpark SHD FRA | F04 | September 2021
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Breach Location 1- 0.5% AEP event with existing ground levels

Breach Location 3- 0.5% AEP event with existing ground levels

IBE1706 | Greenpark SHD FRA | F04 | September 2021
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Appendix E

Breach modelling results- site raised, present day scenario

IBE1706 | Greenpark SHD FRA | F04 | September 2021

rpsgroup.com
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Breach Location 1- Impact of raising proposed development lands (Present day)

Breach Location 3- Impact of raising proposed development lands (Present day)

IBE1706 | Greenpark SHD FRA | F04 | September 2021
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Appendix F

Breach modelling results- site raised, climate change scenario

IBE1706 | Greenpark SHD FRA | F04 | September 2021

rpsgroup.com
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Breach Location 1- Impact of raising proposed development lands (Climate change)

Breach Location 3- Impact of raising proposed development lands (Climate change)

IBE1706 | Greenpark SHD FRA | F04 | September 2021
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Appendix G

Breach modelling results- Nursing Home & SHD sites raised,
present day scenario

IBE1706 | Greenpark SHD FRA | F04 | September 2021

rpsgroup.com
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Breach Location 1- Impact of raising nursing home & SHD sites (Present day)

Breach Location 3- Impact of raising nursing home & SHD sites (Present day)

IBE1706 | Greenpark SHD FRA | F04 | September 2021
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Appendix H

Breach modelling results- Nursing Home & SHD sites raised,
climate change scenario

IBE1706 | Greenpark SHD FRA | F04 | September 2021

rpsgroup.com
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Breach Location 1- Impact of raising nursing home & SHD sites (Climate change)

Breach Location 3- Impact of raising nursing home & SHD sites (Climate change)

IBE1706 | Greenpark SHD FRA | F04 | September 2021

rpsgroup.com



Limerick City and County Council
County Hall

Dooradoyle

Limerick

Friday, 3" September 2021
[By Email]

DRAFT LIMERICK DEVELOPMENT PLAN 2022-2028
- SUBMISSION -

Dear Sir/Madam,

RE:

1.0

FORMER RACECOURSE LANDS, GREENPARK, LIMERICK
INTRODUCTION

Tom Phillips + Associates, Town Planning Consultants, 80 Harcourt Street, Dublin 2 have been
retained by Voyage Property Limited, Ashbourne Hall, Ashbourne Business Park, Corcanree,
Dock Road, Limerick to make this submission in relation to the Draft Limerick Development Plan
2022-2028 (generally referred to as the Draft Plan for the remainder of this submission)
currently on public display. Voyage Property Limited is the owner of a strategic c.47 ha
landholding comprising the former Racecourse lands located in Greenpark, Dock Road, Limerick.
(The subject lands are generally referred to as the ‘Greenpark Lands’ for the remainder of this
submission.)

The Draft Plan seeks to materially alter the land use zoning objectives that pertain to the lands
under the current Limerick City Development Plan 2010-2016 (generally referred to as the
Current Development Plan for the remainder of this submission), which comprises General
Mixed Use, New Residential, Neighbourhood Centre and Public Open Space zoning designations.
The Draft Plan now proposes to replace the current General Mixed Use, Neighbourhood Centre
and the majority of the New Residential zoning with a single use Enterprise and Employment
zone. The Public Open Space zoning objective and a small residual area of Residential zoned land
is retained. The proposed changes in the Draft Plan threaten the potential delivery of hundreds
of new homes in the heart of Limerick City.

We wish to strongly object to these proposed changes, which are counter to National, Regional
and Development Plan planning policies and objectives and do not accord with the core strategy
for Limerick City and its environs as described in the Draft Plan.
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1.1 Purpose of this Submission

As noted above, in the Current Development Plan, the Greenpark lands are currently zoned
under four different zoning objectives as follows:

- Objective 5A - General Mixed Use (c.10.6 ha)

- Objective 2A - New Residential (c.19.3 ha)

- Objective 5C - Neighbourhood Centre (c.2.3 ha)
- Objective 6A - Public Open Space

Greenpark Lands (Former Limerick Racecourse) 2
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Figure 1.1: Extract of Land Use Zoning Map, with indicative site boundary in yellow, Limerick City Council Development
Plan 2010-2016 (cropped and annotated by Tom Phillips + Associates, 2021)

Under the Draft Plan, the zoning of the lands has changed significantly as follows:

- The General Mixed Use and Neighbourhood Centre zoning objectives have been removed
from the lands, whilst the Residential component is very significantly reduced (from c.19.3
ha to c.4.4 ha). These areas have now been replaced with a single Enterprise and
Employment zone (c.24.7 ha).

- The remaining residual New Residential zoned area comprises c.4.4 ha of land, which could
not be considered a major residential development site in this context.

- An additional ¢.1.8 ha of land is now zoned for Public Open Space purposes in lieu of New
Residential land use.

Greenpark Lands (Former Limerick Racecourse) 3
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Figure 1.2: Extract of Land Use Zoning Map, Draft Limerick Development Plan 2022-2028
(Cropped and annotated by Tom Phillips + Associates, 2021)

It should also be noted that both the General Mixed Use and Neighbourhood Centre zoning
objectives currently pertaining to the lands both permit Residential use in principle, so the
potential Residential yield of the entire landholding is being very drastically reduced on foot of
the Draft Plan.

Residential use is not permitted under the proposed Enterprise and Employment zone, which
leaves only c.4.4 ha of a strategic c.47 ha inner suburban landholding available for Residential
purposes. This cannot be considered to represent a planning strategy in line with current
National or Regional planning policy.

By way of this submission, therefore, we are seeking:

- The maintenance of c.19.3 ha of New Residential zoned land in line with the Current
Development Plan zoning provisions pertaining to the site.

Our Client is amenable to the change in zoning from the current General Mixed Use and
Neighbourhood Centre to Enterprise and Employment use. No other changes are being sought
on foot of the Draft Plan.

Greenpark Lands (Former Limerick Racecourse) 4
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1.2

Executive Summary

Having reviewed the Draft Plan in detail, our core observation regarding the Greenpark
Lands and the current Development Plan review process is the inexplicable absence of any
meaningful reference to Greenpark in the written statement of the Draft Plan (Volume One),
despite the site comprising one of the largest remaining and best located undeveloped
strategic land banks in the inner suburbs of Limerick City. The Draft Plan will essentially
eliminate the potential for hundreds of new homes in the heart of Limerick City.

Notwithstanding the Greenpark Lands superb locational characteristics and size, they are
not identified as a ‘Limerick City Opportunity Site’ in the Draft Plan, despite being better
located and larger than many of the other designated opportunity sites and being of a
similar strategic size to the strongly promoted Colbert, Parkway and Mungret landholdings.
Some of the other sites being promoted are significantly further away from the city centre.

The absence of any such designation is entirely inconsistent with the Limerick 2030 Interim
Update and Review, which comprises Volume Six of the Development Plan. The written
statement includes a number of policy objectives, which underline the Planning Authority’s
commitment to implementing the Limerick 2030 Interim Update. The Planning Authority has
an obligation to give effect to these objectives under Section 15 of the Planning and
Development Act 2000, as amended.

The limited references to the Greenpark Lands that are included in the Draft Plan
documentation (in particular, see Volume 6 - Limerick 2030 Interim Update) identify the site
as being both an employment opportunity site (c. 12 ha) and a ‘major residential opportunity
site’. This promotes a mixed use approach to the future development of the lands in line
with the Current Development Plan and current National planning policy. This is not,
however, reflected in the proposed zoning of the lands in the Draft Plan that will now
include c.4.4 ha of Residential zoned land only with some c.24.7 ha of Enterprise and
Employment zoned land.

In stark contrast to the Draft Plan provisions, the Current Development Plan explicitly
identifies the Greenpark Lands as being capable of delivering 1,188 no. residential units with
related development objectives seeking “..the balanced development of the existing under
utilised lands...in particular the former racecourse’ (see Chapter 14). The proposed change in
zoning to create an overwhelmingly commercial site eliminates the majority of these
potential new homes in the Draft Plan.

The strategic importance of the Greenpark Lands (‘Racecourse lands’) as a major Residential
site in Limerick City is further illustrated by way of its designation as a key development site
under the Rebuilding Ireland LIHAF programme, which is a Government sponsored initiative
prepared by the then Department of Housing, Planning, Community and Local Government
in March 2017. In this document, ‘Greenpark’ is explicitly identified as being within the inner
suburbs of Limerick City and described as a ‘Major Urban Housing Development Site’ close to
the ‘heart of the city’ with the capability of supporting c.400 units by 2021 and the potential
for 700 units in the longer term. The Draft Plan would require a significant change to
Government Housing policy in the Limerick area.

Greenpark Lands (Former Limerick Racecourse) 5
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- The enclosed Report prepared by Lisney (see Appendix B) on behalf of Voyage Property
Limited analysing residential and commercial lands in Limerick City concludes that the extent
of employment- related zoned land as proposed in the Draft Plan could provide c. 1.98
million sq m of accommodation (530,000 sg m of offices and 1.46 million sq m of
industrial/logistics/manufacturing).

- Taking into consideration the likely potential for expansion of the office and industrial
markets in Limerick in the medium-term due to LCCC'S commitment to economic growth
and dynamic revitalisation via Limerick 2030, Lisney estimate that the proposed level of
potential development is equivalent to over 20 years’ requirements assuming a generous
60% increase in demand in the medium term. (It is estimated that this level of employment-
related zoned land would satisfy the significantly larger Dublin market for 5 years).

- Demand for residential properties remains strong but with clear undersupply in the market.
Based on CSO data, 516 units were completed in Limerick in the 12 months to the end of
March 2021; 483 (94%) were houses and 33 (6%) were apartments. This remains well below
what is required in the market and only added about 0.6% to the stock of residential
properties across Limerick.

- Lisney note that there are only five new housing schemes currently available in Limerick City.
Two are in Mungret with a further scheme on Ballyneety Road, all of which are further from
the city centre than Greenpark. Of the other two schemes, ‘Revington’ (located off the
North Circular Road) comprises a low density development of large 4 and 5 bedroom
detached properties only. The future development of the Residential zoned lands in
Greenpark in line with the Current Development Plan zoning would deliver a significantly
more affordable housing proposal with a greater selection of housing types in an inner
urban location.

- An Bord Pleandla (‘the Board’), as part of the recent pre-application consultation process
regarding a Strategic Housing Development proposal on a portion of the lands (July 2021),
noted in its formal Opinion the ‘..status of the Racecourse lands as one of the largest
remaining undeveloped land banks in Limerick City and the strategic importance of the lands
in the context of National planning policy, residential density guidelines and its accessible
location relative to Limerick City Centre, Mary Immaculate College, Dooradoyle District
Centre and employment zones such as the Raheen Industrial Estate and University Hospital
Limerick campus’.

- The Board also noted the availability of existing and proposed roads, pedestrian, cycle and
public transport infrastructure in the vicinity of the site, in the context of the Draft Limerick
Shannon Metropolitan Area Transport Strategy (LSMATS).

- The Greenpark Lands are subject to Flood Risk designations and are, accordingly, subject to
the provisions of the ‘Planning System and Flood Risk Management Guidelines for Planning
Authorities 2009’ including the Development Plan Justification Test in respect of land use
zoning. It is noted that the zoning of the lands under the Current Development Plan
(adopted in 2010), including New Residential, were previously considered in the context of
these Guidelines (see Policy WS8, which references that all new development proposals
must comply fully with the above Guidelines).

Greenpark Lands (Former Limerick Racecourse) 6
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- The Greenpark Lands also satisfy the criteria of the Development Plan Justification Test. It is
noted in the 2009 Guidelines that the Development Plan Justification Test applies to
‘..future development of areas in an urban settlement that are at moderate or high risk of
flooding, for uses or development vulnerable to flooding that would generally be
inappropriate as set out in Table 3.2°. There is no distinction drawn, therefore, in this Test
between land use types (residential, commercial) or whether the uses are highly or less
vulnerable. Future planning applications on zoned lands will be required to demonstrate
that the criteria of the Development Management Justification Test will also be satisfied by
Applicants, which will necessitate the submission of a Site Specific Flood Risk Assessment
(SSFRA).

- We contend that the site is suitable for significant Residential use being crucial to the
achievement of a balanced ‘compact growth’ strategy and projected population increase,
which are envisaged for Limerick City. This is a key National, Regional and Draft Plan
objective and necessitates the sustainable provision of well-located housing. As
demonstrated in this submission, the Greenpark Lands satisfy the criteria of the
Development Plan Justification Test for Residential use.

- A detailed Site Specific Flood Risk Assessment (SSFRA) was carried out by RPS, Consulting
Engineers in respect of the subject lands (see Appendix A), which includes substantial and
robust modelling and breach analysis that confirms that the site can be fully developed in a
safe manner without impact on third party lands. This was submitted for discussion with
representatives of Limerick City and County Council who confirmed that they were satisfied
that the methodology and analysis in that assessment was robust and accurate.

- The re-development of the lands for a mix of commercial and residential uses of scale
complies in full with current National (NPF 2018, Development Plan Guidelines, Residential
Density Guidelines), Regional (RSES 2020) and Draft Plan (including Limerick 2030 Interim
Update) planning objectives regarding the achievement of compact urban growth; the
sequential zoning of land; meeting population growth projections for Limerick as a
Nationally designated city of scale, and the sustainable re-development of inner suburban
serviced lands adjoining the city centre and public transport corridors.

- The re-development of the Greenpark Lands for a mix of commercial and residential uses of
scale complies in full with the recommendations included in ‘The Future Development of
Limerick City’ as produced by Indecon Research Economists and published by Limerick
Chamber in June 2021. This notes that ‘Increasing the population density in Limerick city is a
critically important challenge for the future development of the city’ and recommends that
‘Strategic development areas should be identified in the city to facilitate new quality
affordable residential developments’.

- ‘The Future Development of Limerick City’ further recommends that ‘The focus of all policies
and investments should be on facilitating compact growth’ and that ‘Targets should be set
(and monitored) to achieve an increase in apartment and other residential regeneration
developments in inner areas of the city’.

Greenpark Lands (Former Limerick Racecourse) 7
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13

Having regard to all of the above planning context, it is submitted that there is no planning
and development rationale consistent for the proposed zoning of the lands under the Draft
Plan, which would reduce the extent of Residential zoned land from the current ¢.19.3 ha
(capable of delivering c¢.800+ no. units) to the proposed c.4.4 ha (c.200 no. units). The
weighting in favour of Enterprise and Employment zoning is entirely disproportionate.

We request, therefore, that the current extent and location of Residential zoned land should
be maintained on the Greenpark lands as per the current Development Plan zoning
arrangements (c.19.3 ha). Our Client accepts that it is appropriate to zone c.12 ha of land
for Enterprise and Employment purposes on the north-western part of the subject lands
(essentially replacing the existing General Mixed Use and Neighbourhood Centre zones) in
order to support and complement the economic growth strategy proposed for Limerick City
and its environs and in line with the Limerick 2030 Interim Update vision for the site.

If the Draft Plan is not amended, Limerick City will lose hundreds of potential new homes,
which are capable of delivery in the short term. This site is not reliant on the provision of
major new infrastructure and, being in single ownership, is free from complex legal
ownership arrangements involving multiple parties that will delay other sites being
progressed for development.

Site Location

The c. 47 ha subject site is situated approximately 2 km to the south-west of Limerick City Centre
and south of the River Shannon. The site generally comprises an extensive open area of the
former Greenpark Racecourse (now re-located). The site is generally bounded by Ballinaclough
River to the west and south-west and surrounding lands including the Greenpark Greyhound
Stadium; Dock Road and industrial buildings to the north-west and existing clustered student
accommodation and residential development to the south-east and east.

Greenpark Lands (Former Limerick Racecourse)
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Figure 1.3: Aerial view of the subject site, with indicative site area in red
(Source: Google Maps, annotated by Tom Phillips + Associates, 2021)

The overall landholding can be accessed from three existing points as follows (i) via Greenpark
Avenue; (ii) via an existing gated entrance in the Log na gCapall residential estate to the south,
which is accessed off South Circular Road, and ultimately the Ballinacurra Road (R526), and (iii)
via the Dock Road to north of the site, via an access road, which has a shared roundabout with
the Limerick Greyhound Stadium. An additional potential access point via an existing
roundabout at Ashdown to the north, near Alandale Square, may be provided at a future date
and forms part of the overall Masterplan vision for the Greenpark lands. The future
development of the site will also benefit from good quality pedestrian and cyclist linkages that
can be readily provided via Log na gCapall and Greenpark Avenue

The site is located within easy reach of O’Connell Avenue, which is an important arterial route in
and out of Limerick City Centre. This area of the City is well serviced with a variety of primary
and secondary schools and Mary Immaculate College, a third level institution, is also located in
close proximity to the site. Public transport facilities service this area of Limerick, with the bus
routes No. 13, 14, 301, 304, 304A, 304X, 315, 320, 321 and 435 available nearby on Ballinacurra
Road.

The re-location of the racecourse has facilitated the potential re-development of these lands in
line with the provisions and land use zoning as set out in the Current Development Plan e.g.
office campus, housing (including creche), nursing home, neighbourhood centre and open space.

Greenpark Lands (Former Limerick Racecourse) 9



TOM PHILLIPS + ASSOCIATES
TOWN PLANNING CONSULTANTS

Change in Land Use Zoning

We strongly object to this proposed change in zoning classification, which we submit is not
grounded in rational planning analysis of the land use requirements of Limerick City, nor is It
supported by National and Regional planning policy guidance, or Development Plan policy, all of
which seek to promote ‘compact growth’ and the efficient use of underutilised urban lands close
to city centres nationwide.

The subject lands are ideally located to deliver on this concept and facilitate a mixed use,
sustainable form of development that can maximise their locational advantages for the benefit
of future residents and employees, given their location within reasonable walking and cycling
distance of the city centre and existing and emerging public transport routes (see the Draft
Limerick Shannon Metropolitan Area Transport Strategy (LSMATS) for further details).

The lands are also serviced (foul/surface water drainage and water supply) and will be served by
a new internal link road providing vehicular access from Dock Road that will be delivered by the
landowner through the planning process. Thus, the future development of the lands is not
contingent on the future provision of new infrastructure that is beyond the control of the
landowner and can, accordingly, deliver new development in a timely manner including much
needed homes for Limerick residents, which is crucial for the further economic development of
Limerick City.

The land use zoning arrangement pertaining to the lands in the current Development Plan
comprises an excellent planning model that will enable the creation of a new mixed use urban
quarter in line with the much vaunted ‘10/15 minute city’ (see Volume Six of the Draft Plan,
Limerick 2030 Interim Update) models where people can live, work and enjoy recreational
amenities (in this case, significant areas of Public Open Space) all within a 10-15 minute
walk/cycle catchment that is not dependent on the private car.

The juxtaposition of General Mixed Use (which strongly promotes employment generation),
Neighbourhood Centre and Residential uses as per the current Development Plan will also
ensure that there will not be an abrupt transition in scale and land use between the future
development of the site and the well-established uses adjoining the site and will enable new
development to reflect the two principal character areas that define the lands, viz:

- the north-western Commercial area proximate to the Greyhound Stadium and the
traditional industrial/manufacturing/dock-based uses associated with Dock Road, and

- the south-eastern Residential area generally centred around the former racecourse track
that adjoins the well-established housing areas situated off South Circular Road (Log na
gCapall, Greenpark Avenue, Castlewell, Alandale and student housing clusters). By its
nature, these areas will be more sensitive to the potential effects of new development on
the Greenpark lands and will require to be designed accordingly.

In planning terms, it is wholly appropriate that well designed contemporary new residential
development should adjoin existing long established generally lower density residential areas
noted above, where potential planning and environmental impacts can be minimised at the
design stage and existing residential amenity protected from the outset.
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To the north, the existing General Mixed Use zone enables an appropriate transition to occur
from the heavier, more traditional industrial/manufacturing/dock-based uses associated with
Dock Road to a more office/services-based form of development in a high quality landscaped
campus style setting. The centrally located Neighbourhood Centre zone ensures that future
employees and residents of the development alike would have easy access to a range of local
services including shops, etc.

Figure 1.4: Greenpark Masterplan 2020 (Annotated by Tom Phillips + Associates, 2021)

Based on this model of development, our Client has prepared a Masterplan for the entire lands
(‘Greenpark Masterplan’), which demonstrates how this vision might be delivered on the site.
This Masterplan, which goes well beyond an architectural vision, also assesses the likely
ecological, traffic, construction and flood impacts of the entire development of the lands and
confirms that the development of the lands can occur safely and without any significant impacts
on the local environment. This approach to the development of the lands fully accords with the
Transitional Zoning policy noted in the Draft Plan (see page 348), which states:

‘Transitional Zoning Areas should be considered in the design of developments in order to
avoid abrupt transitions in scale, density and use in the boundary areas of adjoining land
use zones. In particular, developments which would be detrimental to the amenities of
residential properties should be avoided in order to protect the amenities of such
properties’.
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2.0

The proposed juxtaposition of c.24.7 ha of new Enterprise and Employment zoning, which is a
very substantial commercial area that allows a wide range of permitted uses such as offices,
machinery sales, builders providers, car parking, food and drink processing, manufacturing, fuel
depot, light industry, logistics, plant storage and warehousing, adjoining existing low density
residential areas would result in an abrupt transition in scale and use. In summary, therefore,
the removal of the majority of the Residential land use component from the current zoning of
the lands does not accord with contemporary planning policy and its replacement with a mono-
use Enterprise and Employment zoning objective is a retrograde step.

This submission describes how the proposed zoning identified in the Draft Plan for the
Greenpark lands runs counter to National and Regional planning policy guidance for sites such as
this in an inner urban context. In addition, the policies and objectives of the Draft Plan itself,
which must follow the policy framework set out at National and Regional level, also support the
Residential development of a significant portion of the subject lands.

KEY ISSUES ARISING

- The 47 ha site comprises a zoned serviced strategic undeveloped and underutilised
landholding (former Racecourse lands) located at Greenpark within the built-up inner
suburban area of Limerick City. The mixed use re-development of the lands, including a
strong Residential component, is explicitly supported by National, Regional and
Development Plan policies and objectives and represents the optimum planning and design
solution for the future sustainable re-development of the lands.

- The site meets all relevant criteria as an appropriate location to support Residential land use
zoning when assessed against the provisions of Development Plans - Guidelines for Planning
Authorities 2007 and the recently published Development Plan - Guidelines for Planning
Authorities Draft for Consultation August 2021. The lands are contiguous to the existing built
footprint of Limerick City and located proximate to the city centre, a range of employment
centres, public transport services and an established social infrastructure. The zoning of
lands for Residential purposes is in accordance with the sequential approach to the zoning
of land noted in the above Guidelines, given the location of the lands relative to Limerick city
centre. The proposed zoning of a substantial tract of land for a single commercial use
(Enterprise and Employment — c.24.7 ha) represents an inappropriate use of what is scarce
urban serviced lands that can also contribute significantly to meeting a defined need for
better located residential development and a projected population increase in the city.

- The inclusion of a significant Residential component in the re-development of the lands
accords in full with the ‘compact city’ model of development, which underpins Project
Ireland 2040 - National Planning Framework (NPF) 2018 and includes the key objective that
50% of future housing during the lifetime of the Strategy will occur within the existing built
footprint of urban areas (as opposed to greenfield or locations at a remove from urban
centres, which are often car dependent and reliant on new infrastructure). Unlike other sites
identified in the Draft Plan, Greenpark is not constrained by the absence of any services and
can deliver housing within the lifetime of the Development Plan.
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- This compact city strategy is replicated at Regional level in the Regional Spatial & Economic
Strategy (RSES) for the Southern Region 2020 and the Draft Plan. The subject site clearly
represents a far superior and sustainable alternative to other Residential zoned lands
identified in the Draft Plan, which are located at a significant remove from the city centre
and its contiguous inner suburbs.

- The population growth projected to occur in Limerick City is defined at both National and
Regional levels and requires to be met through appropriately located Residential zoned land.
The population of Limerick City and suburbs in 2016 was 94,000 and the above referenced
NPF seeks population growth of 50-60% to 2040, or 47,000-56,000 additional people. As
noted above, 50% of this growth (c. 23,000 — 28,000) should occur within the existing built-
up area of the city, which would naturally include the subject lands, given their inner
suburban location. The subject lands are ideally located to contribute towards meeting
these population growth targets in a sustainable location.

- The Draft Plan projects population growth of 34,177 persons to 2028. The Plan notes that
the Limerick Metropolitan Area (city and suburbs) has the capacity to accommodate 12,322
no. units on zoned land. It is clear, therefore, that there is significant population growth
forecast for Limerick City, which requires to be met by appropriately zoned and located land.
Significant strategic sites such as Greenpark, as opposed to lands located in peripheral
locations of the city, must be prioritised to comply with current planning guidance.

- The NPF also explicitly supports making better use of under-utilised land and buildings,
including ‘infill’, ‘brownfield’ and publicly owned sites and vacant and under-occupied
buildings, with higher housing and jobs densities, better serviced by existing facilities and
public transport. The subject lands are undeveloped and highly underutilised but with the
inherent advantages of being serviced and proximate to the city centre, major employment
centres and public transport services.

- The Greenpark Lands are not noted anywhere in the Limerick 2030 strategy as a potential
location for significant new enterprise or employment uses, or as one of the ‘knowledge
locations’.

- On the other hand, the Limerick 2030 Interim Update (see Volume Six of the Draft Plan),
which is informed by the policy objectives of the RSES identifies the former Racecourse
lands as part of the ‘expanded plan’ area and potentially being both ‘...a major residential
opportunity site’ and a ‘c.12 Ha enterprise and employment opportunity site’. This mixed use
form of development would accord with the Current Development Plan zoning parameters
but is not reflected in the Draft Plan zoning provisions pertaining to the site. Policy ECON P1,
Chapter 4 of Volume One (written statement) of the Draft Plan notes the importance of
Limerick 2030 as reviewed stating:

‘It is a policy of the Council to support the review and implementation of Limerick 2030 —
An Economic and Spatial Plan to guide the economic, social and physical renaissance of
Limerick City Centre and the wider County/Mid-West Region’.
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- As part of the pre-application consultation process with An Bord Pleanala in relation to a
proposed Strategic Housing Development (SHD) on part of the currently Residential zoned
lands (see ABP Ref. 310233-21), the Board, in its Opinion of July 2021, noted a number of
characteristics of the Greenpark lands in the context of future Residential development on
the site, which we consider are pertinent to this submission:

0 The status of the Racecourse lands as one of the largest remaining undeveloped land
banks in Limerick City.

O The strategic importance of the proposed development site and the Racecourse
lands for the development of the Limerick Metropolitan area, in the context of
national planning policy to achieve compact urban areas and, specifically, National
Planning Objectives NPO 2a, NPO 3b, NPO 7, NPO8 reqgarding the development of
Ireland’s existing cities; NPO 5 regarding the development of cities and towns of
sufficient scale and quality to compete internationally and to be drivers of national
and regional growth, investment and prosperity and NPO 35 to increase residential
density in settlements, as set out in the National Planning Framework. [our

emphasis]

0 National planning policy on residential development as set out in the Sustainable
Residential Development in Urban Areas Guidelines for Planning Authorities and the
Design Standards for New Apartments Guidelines for Planning Authorities.

0 Table 2.4 of the Core Strategy of the Limerick City Development Plan 2010-2016 (as
varied), which identifies the Racecourse lands (36 ha) as having capacity for 1,188
no. residential units, also the objectives for the Racecourse lands set out in
Development Plan Chapter 14.

0 The accessible location of the proposed development site close to Limerick City
Centre, Mary Immaculate College, Dooradoyle District Centre and employment zones
such as the Raheen Industrial Estate and University Hospital Limerick campus.

O The availability of existing and proposed roads, pedestrian, cycle and public
transport infrastructure in the vicinity of the site, in the context of the draft Limerick
Shannon Metropolitan Area Transport Strategy (LSMATS).

- ltis evident from the above that An Bord Pleandla consider the former Racecourse lands to
be a key land bank for Limerick and of strategic importance to the future development of
the city in respect of meeting several key National planning objectives pertaining to the
achievement of compact growth and the required increase in residential density mandated
for the State’s main cities.

- The Board also acknowledge the status of the lands in the context of National residential
density (2009) and apartment design guidelines (2018), both of which explicitly encourage
higher density residential development on lands that share the locational characteristics of
the Greenpark Lands including its proximity to Limerick city centre, major third level
institutions, a district centre, several major centres of employment and existing and
emerging public transport services.
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- By way of further illustration of the site’s strategic importance as a future Residential
development area, we refer the Planning Authority to the document entitled ‘Rebuilding
Ireland, Project Descriptions Local Infrastructure Housing Activation Fund (LIHAF)’ prepared
by the then Department of Housing, Planning, Community and Local Government in March
2017. In this document, ‘Greenpark’ is explicitly identified as being within the inner suburbs
of Limerick City.

- Under the heading ‘Public Infrastructure’, the proposed works required associated with the
lands are described as follows: ‘The public infrastructure proposed includes the upgrading of
roads infrastructure and a new link road’.

- Under the heading of ‘Housing Delivery’, the subject lands are described as follows:

‘This is a Major Urban Housing Development Site. Greenpark, which is located
between the Dock Road and the South Circular Road in the inner suburbs of Limerick
City, is close to the heart of the City Centre and the commercial business district. This
area is comprised of the lands in former use as a racecourse, which remain
undeveloped, comprising of a 44 hectare site. Works proposed include the upgrading of
roads infrastructure to support the development of approximately 400 units by 2021
with the potential for 700 homes to be delivered on the identified lands long term. The
total length of the new link road will be 1,000 metres’. [Department’s emphasis]

A total of €4.93 million was proposed to be allocated to facilitate the infrastructure
required to realise this project. Notably, Greenpark was one of only two projects identified
in the Limerick City and County area, the other being Mungret described as being
‘...approximately 5km to the southwest of Limerick City. Limerick City and County Council is
a partial owner of the lands’. A total of €10.5 million is allocated towards roads
infrastructure necessary for the Mungret project to proceed on a phased basis.

- Having regard to all of the above planning context, it is submitted that there is no planning
and development rationale that is consistent with current planning policy to reduce the
extent of Residential zoned land from the current c.19.3 ha capable of delivering c. 800+ no.
units to the proposed c.4.4 ha (c.200 no. units).

- We request, therefore, that the current extent and location of Residential zoned land should
be maintained on the Greenpark lands as per the current Development Plan zoning
arrangements. Our Client considers it appropriate to provide for the zoning of c.12 ha of
land for Enterprise and Employment purposes on the north-western part of the subject
lands (essentially replacing the existing General Mixed Use and Neighbourhood Centre
zones) in order to support and complement the economic growth strategy proposed for
Limerick City and its environs and in line with the Limerick 2030 Interim Update vision for
the site.
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- The Greenpark Masterplan prepared on behalf of Voyage Property Limited shows that this
extent of commercial land can deliver c. 40,000 sq m of employment floorspace in a high
quality landscaped campus setting. It is submitted that this is a significant potential
contribution to the economic and employment growth strategy earmarked for Limerick City
(as referenced in the Limerick 2030 Interim Update as a 12 ha enterprise site) and can
complement adjoining Residential development on the Greenpark Lands.

- Regarding flood risk management, the flood risk designations pertaining to the lands are
noted and have been integrated into the overall masterplanning of the entire landholding
from the outset (see Greenpark Masterplan as previously submitted to LCCC). A detailed Site
Specific Flood Risk Assessment (SSFRA) was carried out by RPS, Consulting Engineers in
respect of the subject lands, which includes substantial and robust modelling and breach
analysis (see Appendix A attached). This was previously submitted for discussion with
representatives of Limerick City and County Council who confirmed that they were satisfied
that the methodology and analysis in that assessment was robust and accurate.

- The SSFRA confirms that the lands can be safely developed for mixed use purposes including
a major new residential development (New Residential zoning) and will facilitate all
necessary flood alleviation measures. As confirmed in the Draft Plan (see Volume 4), the
Greenpark Lands also satisfy the Development Plan Justification Test criteria as provided for
in the Planning System and Flood Risk Management Guidelines for Planning Authorities
2009, albeit we contend that the site is also suitable for Residential use, having regard to the
relevant test criteria. It is noted that the Justification Test draws no distinction between land
uses or vulnerability to flooding.
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3.0 NATIONAL AND REGIONAL PLANNING POLICY

This section of the submission assesses the Greenpark lands in the context of the suite of
current National and Regional planning policy guidance documents, all of which would support
the Residential development of a significant part of the subject lands.

3.1 Project Ireland 2040 - National Planning Framework (NPF) 2018

Figure 3.1: Project Ireland 2040 - National Planning Framework (NPF) (Source: Government of Ireland, 2018)

There have been a number of recent national policy changes that strongly support the
sustainable redevelopment of the Greenpark lands incorporating a significant Residential
component. In summary, the National Planning Framework (NPF) is the Government’s plan to
cater for the extra one million people that will be living in Ireland, the additional two thirds of a
million people working in Ireland and the half a million extra homes needed in Ireland by 2040.

The Framework focuses on:

- Growing regions, their cities, towns and villages and rural fabric;
- Building more accessible urban centres of scale and

- Better outcomes for communities and the environment, through more effective and
coordinated planning, investment and delivery.
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The NPF states that in Ireland, the location of housing has taken on a dispersed and fragmented
character, which has led to people living further away from their jobs and often being at a
sizeable remove from important services such as education and healthcare. Development sprawl
at every settlement level in Ireland has manifested as scattered development, ‘leapfrogging’,
continuous suburbs and linear patterns of strip or ribbon development.

Under the concept of ‘Compact Growth’, which underpins much of the Strategy, the NPF is:

‘Targeting a greater proportion (40%) of future housing development to happen within
and close to existing built-up areas. Making better use of under-utilised land, including
‘infill’ and ‘brownfield’ and publicly owned sites together with higher housing and jobs
densities, better serviced by existing facilities and public transport.’

More balanced growth also means more concentrated growth. There are five cities in Ireland
today in terms of population size (>50,000 people): Dublin, Cork, Limerick, Galway and
Waterford. The NPF targets these five cities for 50% of overall national growth between them,
with Ireland’s large and smaller towns, villages and rural areas accommodating the other 50% of
growth.

The planned growth of the four cities including Limerick is designed to enhance their significant
potential to become cities of scale. In the case of Limerick, the population of Limerick City and
suburbs in 2016 was 94,000 and the NPF seeks population growth of 50-60% to 2040, or 47,000-
56,000 additional people. As noted above, 40% of this growth (c. 19,000 — 22,000) should occur
within the existing built-up area of the city including the subject lands.

The NPF also supports making better use of under-utilised land and buildings, including ‘infill’,
‘brownfield’” and publicly owned sites and vacant and under-occupied buildings, with higher
housing and jobs densities, better serviced by existing facilities and public transport. This
‘compact growth’ strategy is designed to counter the prevailing situation whereby the fastest
growing areas are at the edges of and outside the cities and towns. This results in:

- A constant process of infrastructure and services catch-up in building new roads, new
schools, services and amenities and a struggle to bring jobs and homes together, meaning
that there are remarkably high levels of car dependence and that it is difficult to provide
good public transport;

- A gradual process of run-down of city and town centre and established suburban areas as
jobs, retail and housing move out, leaving behind declining school enrolments, empty
buildings and a lack of sufficient people to create strong and vibrant places, both day and
night;

- Most development takes the form of greenfield sprawl that extends the physical footprint of
urban areas, and when it is the principal form of development, this works against the
creation of attractive, liveable, high quality urban places in which people are increasingly
wishing to live, work and invest.
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The NPF identifies the preferred approach, which is compact development that focuses on
reusing previously developed, ‘brownfield’ land and building up infill sites, which may not have
been built on before and either reusing or re-developing existing sites and buildings.

With regard to Limerick City and Metropolitan Area, the NPF supports growing and diversifying
the City’s employment base and attracting more people to live in the city, both within the city
centre and in new, accessible green-field development areas. This means improving housing
choice, supported by facilities and infrastructure.

The NPF identifies the following as a key growth enabler for new development in Limerick City:

‘Identifying infill and regeneration opportunities to intensify housing and employment
development throughout inner suburban areas’.

In summary, it is clear that National Planning Objectives NPO 2a, NPO 3b, NPO 5, NPO 7 and
NPO8 regarding the development of Ireland’s existing cities would support significant
Residential development on the Greenpark lands. In addition, NPO 5 relates to the
development of cities and towns of sufficient scale and quality to compete internationally and to
be drivers of national and regional growth, investment and prosperity, whilst NPO 35 seeks to
increase residential density in existing settlements. In summary, the key NPF objectives for
Limerick seek increased population and employment activity. This means encouraging more
people, jobs and activity generally within our existing urban areas, rather than mainly
‘greenfield’ development.

Key Issue Arising: The re-development of the Greenpark Lands inherently complies with the
overarching policies and NPOs of the NPF to encourage ‘compact growth’ and to accommodate
part of the population increase projected for Limerick in appropriate locations. The lands are
ideally situated in close proximity to Limerick city centre in an inner suburban location and, as a
former racecourse, meet the definition of ‘brownfield’ lands. The lands are serviced and close to
the established urban social infrastructure of the city and provide a far superior sustainable
alternative to lands located in peripheral greenfield locations that are reliant on new
infrastructure to become developable. The principal zoning of the Greenpark lands in the
Current Development Plan for Mixed Use and New Residential purposes provide the perfect
blend of land uses in that both will contribute to the realisation of NPF objectives in relation to
population growth and increased economic activity.

The removal of the Residential zoning from a very significant part of the overall landholding runs
counter to the policy objectives of the NPF that seek to promote Limerick as a city of scale with
significant population growth and housing provision in inner suburban locations (see NPOs 23,
NPO 3b, NPO 5, NPO 7, NPO8 and NPO 35). The Greenpark Lands represent a textbook example
of a well located landholding of a scale that will deliver on the above core planning objectives of
the Strategy.
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3.2

Development Plan Guidelines

There are currently two sets of National Guidelines governing the preparation of Development
Plans at present in Ireland viz., the Development Plan Guidelines for Planning Authorities 2007
and the recently published Development Plan - Guidelines for Planning Authorities Draft for
Consultation August 2021.

Figure 3.2: Development Plan Guidelines for Planning Authorities
(Source: Department of the Environment, Heritage and Local Government, 2007).

Both documents set out detailed best practice in the making and implementation of
Development Plans and, of particular relevance to this case, the appropriate process for the
zoning of lands including for Residential use. This is considered in further detail below.

Development Plan Guidelines for Planning Authorities 2007

Regarding the zoning of land, the 2007 Guidelines state:

‘Land-use zoning is therefore about identifying the quantity of land needed over the plan
period, the best locations for such land, the acceptability or otherwise of the various
classes of land use within any particular zone, and in the case of relevant land uses, the
intensity of development to be permitted. Zoning gives a degree of certainty to residents,
developers etc. The use of non-specific zoning designations should be avoided. Following
the approach set out, a development plan should ensure that enough land will be available
to meet anticipated development requirements and will be developed in a sequential and
co-ordinated manner. This will avoid, for example, a situation where housing estates are
built_beyond the outer edges of existing built-up areas while intervening lands lie
undeveloped resulting in deficiencies in terms of footpaths, lighting, drainage or adequate
roads infrastructure’. [our emphasis]
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Section 4.9 of the Guidelines note that:

‘Development plan land use zones have traditionally been single-use zones such as
residential, industrial or commercial and related uses. This will continue to be appropriate
in some cases. In other areas, such as city, town or neighbourhood centres, it may be more
appropriate to consider mixed use zones where a wide range of compatible activities
would normally be considered appropriate. This will help promote the achievement of
sustainable development by facilitating a balance of housing, employment and local
facilities within an area, and by promoting compatible re-use of existing development,
thereby reducing the need to travel. It is important that zoning designations are applied in
a manner which generally facilitates an appropriate mix of compatible uses within urban
areas. Factors to be taken into account in determining compatibility include traffic impact,
amenity considerations, possible phasing issues and the character or sense of place which
it is intended to create or protect. The intention should be to guide and influence change in
the interests of the common good, balancing various interests, in preference to creating
homogenous land-use areas’. [our emphasis]

Section 4.12 states that:

‘...when considering the suitability of specific lands for development, within the process of
preparing zoning objectives in making a development plan, the members are restricted to
considering the proper planning and sustainable development of the area to which the
development plan relates, statutory obligations and Government policy. Matters typically
relevant to the proper planning and sustainable development of areas, inter alia, include:

- Need

- Policy Context

- Capacity of Water, Drainage and Roads Infrastructure

- Supporting Infrastructure and Facilities

- Physical Suitability

- Sequential Approach

- Environmental and Heritage policy, including conservation of habitats and other sensitive
areas.

In terms of Residential zoning on the Greenpark lands, there is a clear need for additional
Residential development in appropriate locations (which includes these lands) in Limerick City as
guantified in the RSES and Draft Development Plan and arising from significant projected
population growth. As described above, and in the Draft Development Plan itself, the planning
policy context at National and Regional level fully and unequivocally supports the zoning of
Residential lands in this location. In terms of water, drainage and roads infrastructure, the
Greenpark lands are fully serviced with access to mains drainage and water supply. A new
internal link road providing vehicular access from Dock Road will be delivered by the landowner
as part of the planning process. No other roads or services infrastructure is required to be
provided to facilitate the development of the lands.
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The Guidelines also note that supporting infrastructure, such as community facilities, health-
care, schools, public open space, retail and other service provision and public transport is
required when allocating land for development. Given the site’s location proximate to the city
centre and a well-established social infrastructure in the area, there will be good access to the
required range of supporting services. The development of the lands will further augment these
facilities as required.

Regarding physical suitability, Section 4.18 of the Guidelines state that:

‘The development plan should strive to ensure that the form and location of new
development offers the best “value for money” in terms of efficient use of existing
infrastructure, while minimising the need for costly new infrastructure. Where land in
green-field locations is to be zoned, account should be taken, in considering the different
options available, of the land’s capacity for development by way of the most cost effective
means of providing the necessary infrastructure’.

The development of the Greenpark site would represent a highly sustainable model of
development, as it would maximise the efficient use of public transport, roads and services
infrastructure and minimise the requirement for costly new infrastructure required to service
greenfield lands in more peripheral and far less sustainable locations. This section of the
guidance notes the issue of flood risk, which is addressed elsewhere in this submission in the
context of the subject lands (see Section 3.8 below).

In terms of the sequential approach to zoning, Section 4.19 of the Guidelines state:

‘In order to maximise the utility of existing and future infrastructure provision and
promote the achievement of sustainability, a logical sequential approach should be taken
to the zoning of land for development:

(i) Zoning should extend outwards from the centre of an urban area, with
undeveloped lands closest to the core and public transport routes being given
preference (i.e. ‘leapfrogging’ to more remote areas should be avoided);

(ii) A strong emphasis should be placed on encouraging infill opportunities and better
use of under-utilised lands; and

(iii) Areas to be zoned should be contiguous to existing zoned development lands. Only
in exceptional circumstances should the above principles be contravened, for
example, where a barrier to development is involved such as a lake close to a
town. Any exceptions must be clearly justified by local circumstances and such
justification must be set out in the written statement of the development plan’.

The Greenpark Lands fully adhere to the sequential approach described above regarding the
zoning of lands. The site is within 2km of the city core and is contiguous to existing Residential
zoned lands/housing areas. Its zoning and consequent development clearly follows a logical
sequential approach and would avoid ‘leapfrogging’ or the zoning of more remote lands further
from the city centre. In addition, the site comprises a major infill opportunity and, as a former
47 ha racecourse, comprises a significantly underutilised land bank in need of regeneration.
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Finally, with regard to Environmental and Heritage policy, including conservation of habitats and
other sensitive areas, the site has been subject to a holistic site wide Ecological Impact
Assessment and also a Natura Impact Statement. There are no environmental or heritage
designations in play that would preclude the zoning and consequent development of the lands.
In summary, therefore, the zoning of the lands accords with the criteria noted in the above
referenced Guidelines and Greenpark would have an important role in meeting the predicted
residential housing requirements necessary to accommodate a growing urban population.

Development Plan - Guidelines for Planning Authorities Draft for Consultation August 2021

These Draft Guidelines are designed to ultimately replace and update the 2007 Guidance and
will reflect the changes in the policy, institutional and regulatory framework that have occurred
since 2007.

Figure 3.3: Development Plan - Guidelines for Planning Authorities Draft for Consultation
(Source: Department of Housing, Local Government and Heritage, 2021)

Section 6.2.4 of the Draft Guidelines relate to ‘Sequential Development in the City Context’ and
notes:

‘While sequential development at the city scale is not comparable to town settlements
with a single central spatial focus from which the town has grown historically, city
development must also be approached sequentially, taking into consideration multiple
opportunities for the intensification of development at appropriate scales relative to
context. In a city area, development policy must ensure that the focus of the development
plan is on securing a sufficient quantum of infill and brownfield development and
regeneration to meet national policy objectives. As part of this approach, prioritising new
development along high quality public transport corridors must be integrated into the
policies and objectives of the development plan, in order to support and reinforce public
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transport _investment. Similarly, parts of urban areas identified as specific focus for
regeneration, may be appropriate for prioritised new residential development in tandem
with programmed investment in new infrastructure and amenities’. [our emphasis]

The Greenpark Lands comprise a significant brownfield infill site in need of regeneration that
can contribute significantly to the provision of new residential development and employment
growth in a sustainable manner close to the city centre and public transport corridors. As noted
above, the site is also appropriately located in terms of the sequential approach being
contiguous to existing zoned lands and a logical site for development purposes in the context of
the growth of the core city area.

Section 6.2.5 of the Draft Guidelines relates to ‘Zoning for Employment Uses’ and notes that:

‘Ensuring that the economic or employment strategy of the development plan is translated
into the appropriate land use zoning proposals is an important consideration in the plan
preparation process. The evidence and rationale underpinning the zoning of land for
employment purposes must be clear and strategic in nature. Development plan
preparation should include a comprehensive approach to estimating the differing zoning
requirements for employment uses.

The development plan should provide an overview of the existing quantum and rate of
take-up of zoned employment land, both developed and undeveloped and should also
include relevant servicing information. The plan must include a rationale for any
requirement to zone additional lands, based on projected population, economic and
employment growth and change over the lifetime of the development plan.

Estimating the land-use zoning requirement for employment development may require
some flexibility and a strategic, long-term perspective. However, proposed employment
zonings must have a credible rationale, particularly with regard to location and type of
employment. It should be possible to demonstrate that the quantum of land zoned is not
significantly out of step with estimated future demand arising from population, economic
and employment growth and change. The economic policy objectives of the Regional
Spatial and Economic Strategy will be instructive in this regard and the development plan
must demonstrate consistency with these’.

In our opinion, the zoning of the additional lands in Greenpark from ¢.10.6 ha of General Mixed
Use zoned land to c.24.7 ha of Enterprise and Employment lands is not consistent with the
commitment under the Draft Plan to give effect to the Limerick 2030 Interim Update. It is also
submitted that the existing and proposed employment centres noted in the Draft Plan may not
be in line with ‘estimated future demand’ noted above for this quantum of employment-related
lands (see Appendix B — Lisney Report). This also requires to be considered in the context of the
consequent reduction in Residential zoned land from ¢.19.3 ha to c.4.4 ha, where significant
future population growth and housing demand is quantified in detail in both the NPF, RSES and
Draft Development Plan and will categorically exist, especially in accessible inner urban locations
such as Greenpark.
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3.3 Residential Density and Apartment Design Guidelines

There are two key National planning guidance documents that govern levels of residential
density on zoned land in appropriate locations. It is evident that the Greenpark lands enjoy the
locational characteristics required for compliance with these Guidelines and readily applicable to
the site. These are described in greater detail below.

Figure 3.4: Sustainable Residential Development in Urban Areas — Guidelines for Planning Authorities
(Source: Department of Environment, Heritage and Local Government, 2009)

Sustainable Residential Development in Urban Areas — Guidelines for Planning Authorities (2009)

These Guidelines provide national guidance in relation to the appropriate locations for the siting
of higher density residential development, having regard to the locational characteristics of the
lands in question. In this regard, it is considered that the subject lands may comprise either
‘Brownfield’ lands or an ‘Inner Suburban/Infill’ site, as it shares characteristics of both as per the
descriptions included in the Guidelines. Section 5.7 of the Guidelines describes ‘Brownfield’
lands (within city or town centres) as follows:

‘Brownfield’ lands, which may be defined as “any land which has been subjected to
building, engineering or other operations, excluding temporary uses or urban green
spaces”, generally comprise redundant industrial lands or docks but may also include
former barracks, hospitals or even occasionally, obsolete housing areas. Where such
significant sites exist and, in particular, are close to existing or future public transport
corridors, the opportunity for their re-development to higher densities, subject to the
safeguards expressed above or in accordance with local area plans, should be promoted,
as should the potential for car-free developments at these locations’.
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The Greenpark lands comprise a former racecourse, so the site was subjected to some previous
building (grandstand, racetrack, fencing, ancillary structures, etc) but is now a redundant site
close to the city centre. It is a significant landholding, given its site area (c. 47 ha). It is close to
public transport routes (existing and emerging), so is deemed an appropriate location for higher
density residential development.

Regarding Inner Suburban/Infill sites, Section 5.9 of the Guidelines state:

‘The provision of additional dwellings within inner suburban areas of towns or cities,
proximate to existing or due to be improved public transport corridors, has the revitalising
areas by utilising the capacity of existing social and physical infrastructure. Such
development can be provided either by infill or by sub-division: (i) Infill residential
development Potential sites may range from small gap infill, unused or derelict land and
backland areas, up to larger residual sites or sites assembled from a multiplicity of
ownerships.

In residential areas whose character is established by their density or architectural form, a
balance has to be struck between the reasonable protection of the amenities and privacy
of adjoining dwellings, the protection of established character and the need to provide
residential infill. The local area plan should set out the planning authority’s views with
regard to the range of densities acceptable within the area. The design approach should
be based on a recognition of the need to protect the amenities of directly adjoining
neighbours and the general character of the area and its amenities, i.e. views,
architectural quality, civic design etc. Local authority intervention may be needed to
facilitate this type of infill development, in particular with regard to the provision of access
to backlands’.

As noted above, the site is acknowledged as being an ‘inner suburban’ location in the Rebuilding
Ireland LIHAF document pertaining to Greenpark and is also an Infill site, as it is bounded by
existing development on several boundaries and, to be developed successfully, will require to
recognise the need to protect the amenities of directly adjoining neighbours, which in this case,
principally comprises the established adjoining residential communities to the east of the lands.
It also comprises a large site (47 ha) capable of significant residential development.

The site is also in close proximity to public transport corridors, which are assessed under Section
5.8 of the Guidelines, which state:

“Walking distances from public transport nodes (e.g., stations/halts/bus stops) should be
used in defining such corridors. It is recommended that increased densities should be
promoted within 500 metres walking distance of a bus stop, or within 1 km of a light rail
stop or rail station. The capacity of public transport (e.g., the number of train services
during peak house) should also be taken into consideration in considering appropriate
densities... In general, minimum net densities of 50 dwellings per hectare, subject to
appropriate design and amenity standards, should be applied within public transport
corridors, with the highest densities being located at rail stations / bus stops, and
decreasing with distance away from such nodes.”
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Whilst the subject lands do not have the benefit of being proximate to very high quality public
transportation services at present, they are within reasonable proximity of a number of bus
routes with further improvements due to come on stream under the above referenced LSMATS.
In our opinion, on the basis of these Guidelines, the Greenpark lands are appropriate for
densities in the range of 35-50 units per ha. As previously noted, the SHD scheme delivers a
residential density of 47 no. units per ha (in line with what was proposed on the submitted
Greenpark Masterplan Residential zoned lands, subject to planning parameters) which accords
with the above guidance.

Sustainable Urban Housing: Design Standards for New Apartments Guidelines for Planning
Authorities (March 2018)

These guidelines seek to promote high density apartment development on Residential zoned
land in appropriate locations in line with the above referenced NPF overarching policies in
relation to encouraging residential development within existing urban settlements. Having
regard to the site’s location close to Limerick city centre, and within reasonable walking/cycling
distances of some employment centres and public transport routes, these Guidelines are
appropriate for application to the Greenpark lands.

In our view, applying the locational criteria noted in the Guidelines objectively, the site cannot
be classified as a ‘Centrally Accessible Urban Location’ appropriate for very high density
apartment development (in excess of 50 units per ha) arising from its relative walking distances
from the city centre, major employment centres and the absence of high frequency public
transport routes.

The site would, however, meet most of the criteria in respect of what is classified as an
‘Intermediate Urban Location’ as per these Guidelines. As such, this would require overall
residential densities on the site to be in the order of 45 units per ha. The aforementioned SHD
proposal demonstrates that a density of 47 units per ha can be achieved on the application site
(and c.47 units per ha on the overall Residential zoned lands as per Greenpark Masterplan).

Key Issue Arising: The above density and apartment design guidelines both identify the required
locational characteristics necessary to support higher density residential development in urban
areas. Where such sites exist, there is an imperative that they are used to accommodate
sustainable forms of residential development ahead of other less suitable land uses that could
be sited elsewhere. The Greenpark Lands unequivocally meet the locational characteristics
noted in both Guidance documents and, therefore, must be considered appropriate to deliver
Residential development at the densities discussed above.
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3.4

Regional Spatial & Economic Strategy (RSES) for the Southern Region 2020

Figure 3.5: Regional Spatial & Economic Strategy (RSES) for the Southern Region
(Source: Southern Regional Assembly, 2020)

Each of the three Regional Assemblies have prepared their own RSES which will provide a long-
term regional level strategic planning and economic framework in support of the
implementation of the National Planning Framework. The RSES for the Southern Region was
adopted in January 2020, which includes the Limerick City Metropolitan Area and encompasses
the Greenpark lands. The RSES seeks to achieve balanced regional development and full
implementation of Project Ireland 2040 — the National Planning Framework. It will be
implemented in partnership with local authorities and state agencies to deliver on this vision
and build a cohesive and sustainable region.

Regarding Employment and Enterprise use in Limerick, the RSES notes ‘key employment
locations’ including the Shannon Free Zone, National Technology Park, IDA Raheen Business
Park, Limerick’s Dock Road, Annacotty Business Park, Ballysimon and Clondrinagh Industrial
Estates with development in progress in Limerick City Centre (Gardens, Opera, Cleeves).

The Limerick Metropolitan Area Spatial Plan (LMASP) identifies a number of key infrastructure
and transformative projects within Limerick City including:

- Projects identified within the Limerick 2030 plan;

- Densification of development in the city centre including identification and assembly of
brownfield sites for development;

- Development of key strategic sites including Opera site, Cleeves, Arthur’s Quay and
continuation of the riverside links;

- Potential for alternative uses in Limerick Docklands;

- Development of a new business park on the north side of Limerick City linked with Limerick
IT, Moyross and building on the regeneration process.
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MASP Objective 2(f) seeks ‘investment to achieve the regeneration and consolidation in the city
suburbs’.

In terms of population, the LMASP identifies a projected population increase in the Limerick City
and Suburbs (located in Limerick) of 22,328 persons by 2026 and by 33,528 by 2031. As noted in
the NPF, some 50% of this population growth will occur within the existing built-up area of the
city, which equates to c. 11,000 — 17,000 people.

Regarding employment distribution, the LMASP notes that:

‘Modern service companies require high quality office space in areas that offer a good
quality of life and reliable public transport. The completed Gardens International Centre,
the Opera Centre and the planned Cleeves development have the capacity to add 7,000
additional jobs. There is also existing capacity in Ballysimon (c. 54.6 hectares), Clondrinagh
(c. 27.7 hectares) and Annacotty (c. 37.5 hectares). The MASP supports further plans for
development of central sites for continued employment growth, which should also add to
the core regeneration of Limerick City. The proposed development of the Dock Road
provides significant potential. Concentrations of employment outside the City Centre area
are predominantly at locations in Shannon, Castletroy and Raheen. The MASP area has
capacity for expansion of scale at these primary locations. These strategic locations offer
the capacity to cater for companies that complements access to an international airport
and third level graduates.’

Table 3 of the LMASP identifies strategic employment locations in the area including higher level
institutions, public hospitals, the Shannon Free Zone (195 ha), the National Technological Park
(71 ha), Raheen (57.5 ha), Cleeves (4 ha), Dock Road (113.2 ha) and a new Northside Business
Campus.

Key Issue Arising: It is submitted that there is no evidence basis for the increase in the former
Mixed Use zone in Greenpark from the current c. 10.6 ha to c. 24.7 ha of Enterprise and
Employment zoning (an over 230% increase in land area) with significant uncertainty over the
demand for, and viability of, same. The demand for such a quantum of additional Enterprise and
Employment zoned land cannot be justified and its viability is open to serious question and
would serve to undermine the strategy of seeking to deliver the transformational projects
earmarked for the city centre many of which include a substantial office and employment-based
component. (This issue is discussed in further detail below in respect of Limerick 2030.)

In this context, the omission of ¢.15 ha of Residential zoned land in a highly accessible location
to facilitate this zoning change is contrary to proper planning and sustainable development. The
ambitious targets identified to significantly increase numbers working in the city will necessitate
a consequent increase in residential development to provide good quality and well located
housing accommodation for this cohort of people.

The removal of a substantive Residential land use from this location is counterintuitive in that
context. As noted above, however, our Client does accept that the provision of c.12 ha of
Enterprise and Employment zoned land as a direct replacement for the current Mixed Use and
Neighbourhood Centre zonings is appropriate.
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3.5

Such a quantum on part of the subject lands could be complementary to the future transition of
the Dock Road as a new employment area. However, it is crucial that the quantum of the
existing Residential zoning is retained.

Limerick 2030 — An Economic and Spatial Plan for Limerick

Figure 3.6: Limerick 2030 — An Economic and Spatial Plan for Limerick
(Source: Limerick City and County Council, 2014)

Limerick 2030 was published in 2014 and is described as a ‘once in a generation’ plan designed
to guide the economic, social and physical renaissance of Limerick City Centre and the wider
County/Mid-West Region. The plan included targets of €1 billion in enterprise and investment
infrastructure and the creation of 12,000 jobs and seeks to integrate economic development
with spatial planning throughout the city centre area. In order to deliver the required changes
to Limerick city centre, seven ‘transformational projects’ have been identified as being key to
the strategy. These are:

1. A‘World Class’ Waterfront — a renaissance of Limerick’s entire Waterfront;

2. The ‘Limerick Cultural Centre’ —an iconic destination building on the Waterfront;

3. ‘Great streets’ — a transformation of the City’s three main streets — O’Connell Street,
Catherine Street and Henry Street;

4. A new City Square/Plaza — to define the focal point or ‘heart’ of the City Centre;

5. A City Centre higher education campus - the creation of a multi-versity combining facilities
from Limerick Institute of Technology, University of Limerick and Mary Immaculate College in
the heart of the City Centre;

6. Renewal of the Georgian Quarter — a concentrated programme to restore the Georgian part
of the City to its former glory; and

7. Colbert Station renewal — a new public transport interchange and enhanced station
environment.
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It is clear, therefore, that Limerick 2030 is centred on reimagining and revitalising Limerick City
Centre as the primary location for new business and enterprise in the Region with particular
emphasis on the ‘knowledge economy’. The Plan notes that Limerick had traditionally been the
focus of FDI in IT Manufacturing. As a sector, this has shifted towards lower-cost locations, most
recently in Eastern Europe and the Far East. Limerick 2030 considers that this has been to the
detriment of Limerick, which had seen its labour and business costs rise prior to the recession.

Notably, the plan states that the IDA clustering policy is not deemed to be effective for Limerick,
where an emphasis on a broad sector approach to promote innovation and interaction with
distinctive strengths in ICT and Digital is needed. The plan recommends that Limerick should
capture elements of sectors which are clustering elsewhere based on a competitive proposition
focussed on its skills, R&D assets and a regenerated City Centre. Limerick 2030 identifies a
number of knowledge economy locations across Limerick and the wider area each bringing
different strengths and characteristics including the City Centre, Raheen/Dooradoyle,
Castletroy/Plassey, Newcastle West and Shannon.

The plan also describes several potential city centre sites as new business/enterprise locations
as follows:

‘The Opera Site is a major opportunity site for new business activity — tying into the heart
of the City’s shopping offer. The Plan envisages that a key component of this mix would be
an ‘Innovation Hub’ closely aligned to new higher education facilities, providing
graduation space for fledgling businesses as highlighted in the economic strategy. The
Plan advocates detailed consideration of the removal and redevelopment of Sarsfield
House, currently occupied by the Revenue Commissioners. This could generate a pre-let to
help kick-start the redevelopment of the Opera Site. Secondly, the revitalisation of the
Georgian Quarter is intended to reinforce the cluster of important professional service
businesses already located there, benefiting from good access to the railway station and
ready access by car. There is also potential to reinforce Henry Street and the Waterfront as
a business location. This can be achieved by the redevelopment of the site at Bishop’s
Quay for mixed use, complementing the ‘Hanging Garden’ Site directly opposite on Henry
Street.”

Limerick 2030 also identifies the need for an ‘urban’ Science and Technology Park in the city
centre. The plan identifies potential alternative locations for this technology park, subject to
further feasibility, on the former ‘Cleeves’ Site at the entrance to the Shannon Bridge on the
north side of the River; or to the south of Colbert Station (described as being ‘ripe for
redevelopment/regeneration’) or at the Docks area to the immediate west of Steamboat Quay.

Limerick 2030 states that there is the potential to generate over 12,000 new high value jobs in
the Limerick area with approximately 5,000 new jobs specifically identified for the city centre.
This would include higher value jobs linked to key sectors identified by the Limerick 2030
Economic Strategy at locations such as the Medical Park at King’s Island, the Opera Site, the
Colbert Station area, etc. The plan notes that the Limerick Quays also have the potential to
accommodate additional office employment, as well as hotel and leisure employment. Wider
and secondary economic impacts can be expected from this activity.
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With regard to residential development, Limerick 2030 identifies the potential for a minimum of
800-1,000 new homes in the city centre located in the Georgian Quarter and Irishtown
(renovation, conversion and infill). The Plan notes that ‘The wider invigoration of the City Centre
can be expected to lead to organic and private sector-led development activity which could
substantially increase housing outputs’.

Key Issue Arising: Limerick 2030 seeks to provide a spatial planning and policy framework to
reinvigorate the city centre and to establish the area as the primary new office and enterprise
location in the region. In this regard, seven specific ‘transformational’ projects are identified to
be progressed in the city in order to deliver this vision. The plan notes the creation of an urban
technology park as an important part of the strategy with several potential city locations
identified (Opera site, Colbert lands, Cleeves, etc), together with knowledge economy locations
across the wider county each bringing different strengths and characteristics including the City
Centre, Raheen/Dooradoyle, Castletroy/Plassey, Newcastle West and Shannon. An estimated
total of 12,000 jobs are proposed to be delivered in the wider area (5,000 in the city centre) and
c. 800-1,000 new housing units.

The Greenpark lands are not noted anywhere in the Limerick 2030 strategy as a potential
location for significant new enterprise or employment uses or as one of the ‘knowledge
locations’. This is notwithstanding the fact that when Limerick 2030 was published in 2014, the
Greenpark lands comprised some 10.6 ha of ‘General Mixed Use’ (Objective 5A) zoned lands, the
primary purpose of which was ‘to provide for a range of employment and related uses’.

Thus, it is clear that the primary focus of the Limerick 2030 strategy was the regeneration of the
city centre to be largely delivered by the creation of new office floorspace including a significant
new urban technology park. Whilst significant progress has been made since 2014 in advancing
several of the Limerick 2030 projects, there is still considerable work to be done regarding the
completion of these projects. In that context, it is again unclear as to why the Planning Authority
has zoned an additional c.14 ha of lands just outside the city centre for Enterprise and
Employment purposes (24.7 ha in total including the former Mixed Use and Neighbourhood
Centre zoned lands) and significantly reduced the Residential zoned area.

As noted above, the Greenpark lands were not identified as being of strategic importance in this
regard in Limerick 2030. In our opinion (see Appendix B - Lisney Report), there is sufficient
zoned land for Enterprise and Employment use in the city that would likely accommodate
potential demand for this form of development in Limerick City for many years to come. As such,
there would seem to be no rationale for substantially increasing the extent of Enterprise and
Employment zoned lands in a location not identified as being of strategic importance in the
Planning Authority’s key regeneration strategy.

In this regard, the enclosed Report prepared by Lisney (see Appendix B) on behalf of Voyage
Property Limited analysing residential and commercial lands in Limerick City concludes that the
extent of employment-related zoned land as proposed in the Draft Plan could provide c. 1.98
million sq m of accommodation (530,000 sq m of offices and 1.46 million sq m of
industrial/logistics/manufacturing).
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Taking into consideration the likely potential for expansion of the office and industrial markets
in Limerick in the medium-term due to LCCC'S commitment to economic growth and dynamic
revitalisation via Limerick 2030, Lisney estimate that the proposed level of potential
development is equivalent to over 20 years’ requirements assuming a generous 60% increase in
demand in the medium term. (It is estimated that this level of employment-related zoned land
would satisfy the significantly larger Dublin market for 5 years). This extent of Enterprise and
Employment zoned land might also serve to undermine the Limerick 2030 central strategy,
should these lands attract users at the expense of the city centre.

Given the extent of other Enterprise and Employment zoned lands proposed in the Draft Plan,
we would also query whether this extent of zoned land is required to facilitate the likely demand
arising in Limerick over the life of this Development Plan (and several future Plans) and,
consequently, whether this is the correct use of this site, given its location. It is acknowledged
that there may be an indirect or secondary demand for lands outside the city centre, but still in
close proximity, for certain employment uses. As such, our Client is amenable to the former
Mixed Use and Neighbourhood Centre zoned lands (as per the Current Development Plan) being
zoned for Enterprise and Employment use to ensure that this extent of enterprise and
employment zoned lands remains available to cater for any potential demand that might arise in
this regard.

Regarding residential use, we note that Limerick 2030 identifies the potential for a minimum of
800-1,000 new homes in the city centre located in the Georgian Quarter and Irishtown
(renovation, conversion and infill). The Plan notes that ‘The wider invigoration of the City Centre
can be expected to lead to organic and private sector-led development activity which could
substantially increase housing outputs’.

Whilst the estimated delivery of 800-1,000 residential units in the city centre is to be welcomed,
it is a relatively small quantum of housing to meet the accommodation needs of a rejuvenated
city employing up to an additional 12,000 people. The Greenpark Residential lands, which are in
close proximity to the city centre are superbly located to contribute to meeting this demand and
to provide a range of additional residential unit types and sizes within easy walking/cycling
distance of the city proximate to public transport services.

In summary, it is considered that Greenpark is ideally located to complement the Limerick 2030
plan in terms of providing proximate commercial floorspace arising from secondary or indirect
demand generated by the rejuvenation of the city centre but, crucially, also Residential land use
to facilitate new employees that are seeking to live in close proximity to their places of work,
without being reliant on the private car and unsustainable commuting.

Limerick 2030 Interim Update

Limerick 2030 Interim Update June 2021 (see Volume 6 of the Draft Development Plan) reviews
and analyses the progress of the Limerick 2030 Plan 2013 over the last seven years and updates
the plan with new targets and recommendations to take the city and county to 2030. This
updated plan builds on the original Limerick 2030 objectives and project ambitions. The focus of
this document is to complement the original plan’s emphasis on transformational sites and
projects, as well as capturing emerging projects and opportunity areas.
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The interim update notes that Limerick City centre has a very low population compared to the
suburbs (with some areas suffering population decline between 2011 and 2016), indicating a
level of sprawl. The Limerick 2030 Plan outlines the importance of the city growing and
consolidating its population in order to realise the goals set out in the plan, with an appropriate
critical mass being an important influence on the feasibility and achievability of the Limerick
2030 vision.

The interim update notes the policy requirements of the NPF and RSES (neither of which existed
in 2013 at the time of the publication of the original Limerick 2030), with the NPF including a
target of half (50%) of future population and employment growth to be focused in the existing
five cities and their suburbs. It further notes that:

‘For Limerick, compact growth (both in the city centre and across the county’s towns and
villages) is thus a key priority to 2030. The city centre and its environs have opportunities
to significantly increase population over the next 8 years. Housing delivery is central to
this. A diverse offer of quality homes attracts and retains talent, and is vital to enabling
the city centre and the region’s wider economic growth’.

The revised plan identifies a series a new opportunity sites and identifies potential connections
between them to the work progressed to date — building new opportunity from the
transformations of the current plan. The Greenpark Lands (referred to in the interim update as
the ‘old Greenpark Racecourse’) is identified as one such new opportunity site as described
below.

The interim update adds the following objective to the initial Limerick 2030 spatial plan:

‘To expand the provisions of the plan to encompass opportunities for transformation
across the wider city and outlying urban areas’.

The ‘expanded plan’ concept is described as follows:

‘The expansion of the spatial plan allows it to consolidate this city identity and to ensure
that the growth is managed in a way that not only avoids sprawl but actively reinforces
the sense of a coherent urban area’. (see pg 78)

In this regard, the ‘old Greenpark Racecourse’ is identified as a ‘City Gateway’' clearly located
within the inner part of the city and suburbs as delineated on page 79 of the interim update
document.

The graphic on page 85 of Limerick 2030 Interim Update (see Figure 3.9 below) also illustrates
the subject lands as being comfortably within the 2.5km radius of the city centre and notes part
of the site as being ‘enterprise and employment’ lands (site no. 21). (As an aside, we would
query whether some of the graphics used in the Interim Update (see pages 82 and 85)
accurately represent the centre of Limerick City and whether the radii as shown are centred on
the city centre proper. We submit that these may not be accurate in that regard, which could
change how certain sites including Greenpark are represented in locational terms and in the
associated analysis.)
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Figure 3.7: ‘Gateways in a Polycentric City’
(Source: Draft Limerick Development Plan 2022-2028 — Limerick 2030 Interim Update, 2021, Page 79)
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Figure 3.8: ‘The City Neighbourhoods’.
(Source: Draft Limerick Development Plan 2022-2028 — Limerick 2030 Interim Update, 2021, Page 82)
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Figure 3.9: ‘Opportunities and Destinations’
(Source: Draft Limerick Development Plan 2022-2028 — Limerick 2030 Interim Update, 2021, Page 85)

The expansion of the city’s urban settlement is further described in Chapter 7 (Spatial
Opportunities) and notes that ’...proposals in Moyross and King’s Island each assume a new
pedestrian bridge at Thomond Weir; so proposals at the Limerick Docks and at Clonmacken
reference a new pedestrian bridge at Barrington Pier; so proposals in the Dooradoyle-Raheen
neighbourhood forge linkages to the Greenpark Racecourse lands and the Limerick Docks’ (our
emphasis - see pg 108). The vision for the site in the expanded growth strategy is explained
under the heading of ‘Limerick Docklands’ (see pg 120) and is described as follows:

‘Greenpark Racecourse site should be progressed as a major residential opportunity site
along its northern extents and the opportunity explored for the feasibility of the provision
of a c.12Ha enterprise and employment opportunity site accessed from Dock Road to
supplement the IDA lands at capacity in the Castletroy/ UL neighbourhood’.

[our emphasis]

It is clear, therefore, from the above statement that c. 12 ha of the Greenpark lands is identified
as being potentially feasible as an enterprise and employment ‘opportunity site’ accessed from
Dock Road, together with a ‘major residential opportunity site’ all within an emerging ‘expanded
plan’ area for the city centre.
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The land use zoning of the Greenpark Lands in the Draft Plan does not, however, support this
vision for the site and retains only c.4.4 ha of Residential zoned land, which could not be
considered a ‘major residential opportunity site’ as described above. This contrasts with the
c.12 ha of land earmarked as a potential enterprise and employment opportunity site to be
accessed from Dock Road, which does equate to the existing General Mixed Use and
Neighbourhood Centre zones in the Current Development Plan (c. 12 ha). This confirms that this
part of the site is deemed the correct general location for this form of development.

In line with the above recommendation, we would request that the lands are otherwise zoned
to facilitate the major residential opportunity as identified to be realised on the lands.

The Future Development of Limerick City, June 2021

Figure 3.10: The Future Development of Limerick City. (Source: Limerick Chamber, 2021)

Limerick Chamber appointed Indecon Research Economists in late 2020 to undertake ‘an
independent benchmarking assessment of the performance of Limerick city versus other Irish
cities; to analyse international experiences and best practice; and to outline recommendations
that support the development of an environmentally and economically sustainable future
Limerick city’. This report, known as ‘The Future Development of Limerick City’ (generally
referred to below as ‘Future Limerick’) identifies a ‘Future Limerick Model, which includes the
following key concepts:

- Compact growth with high density housing and;
- Location of employment opportunities in proximity to residential areas.
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The re-development of the Greenpark Lands would deliver the above objectives through the
mixed use development model that can deliver substantial employment opportunities in close
proximity to new residential areas.

The Future Limerick report was commissioned as a result of concerns held by Limerick Chamber
and its members surrounding inter alia: ‘the pace of delivery of key public projects; the lack of
private commercial and residential development in the city centre; the decline in footfall in the
city centre; the emerging skills shortage across several sectors’. [our emphasis]

In this regard, Future Limerick notes that:

‘The current crisis in our city centre is a result of poor planning decisions by successive
administrations leading to significant sprawl! of large housing and retail developments
across suburbs. This ‘hollowing out’ has contributed to several problems in our city centre
including increased numbers of vacant buildings and a general sense of diminishing shared
public space’.

With regard to future housing provision, the Report states:

‘There is a need to ensure that housing supply increases to meet forecasted population
growth for Limerick. ESRI estimates that the population in Limerick city and county will
grow by 10% by 2040. Indecon notes that this rate is lower than the national average and
would fail to meet the targets of the National Planning Framework. However, even with
this lower level of population growth, there will be a requirement for approximately 1,100
new homes per year over the next 20 years. This would represent a 100% increase on the
current annual delivery rate for Limerick City and County. This does not account for
historical undersupply of affordable homes that has led to Ireland having the highest rate
in the EU (47.2%) of individuals aged 25-29 still living with their parents’.

There is a clear and significant demand for, and shortage of, well-located new housing in the
Limerick City and environs area that can facilitate the population growth envisaged for the
settlement in National and Regional planning policy. Greenpark is ideally located to contribute
to meeting this demand in a sustainable manner.

Future Limerick concludes that:

‘Population density is important in ensuring a sustainable economic base and in realising
the benefits of economic externalities. This is fundamental to meeting climate change
objectives and in supporting a vibrant retail and local service economy. The population
density in Limerick city and suburbs is higher than Cork but is lower than Galway and
Dublin. Increasing the population density in Limerick city is a critically important challenge
for the future development of the city’.

In order to achieve the objectives of population density in the city and the required levels of
new housing, Future Limerick recommends that:
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- Strategic development areas should be identified in the city to facilitate new quality
affordable residential developments. This could potentially be introduced in tandem with
strengthened regulation and improved access to finance for small and medium developers.

- The focus of all policies and investments should be on facilitating compact growth.

- Targets should be set (and monitored) to achieve an increase in apartment and other
residential regeneration developments in inner areas of the city. [our emphasis]

We submit that Greenpark comprises a ‘strategic development area’ and should be so
designated in the Development Plan as a suitable to meet the ‘compact growth’ policy
underpinning the planning of the city. As an ‘inner area of the city’, the Greenpark Lands
represent a residential regeneration area that can facilitate a mix of residential unit types and
sizes including apartments.

Future Limerick also recognises that the planning of the city area will play a significant role in
tackling climate change and unsustainable commuting patters. It states:

‘Evidence on the commuting patterns of the population in Limerick city examined by
Indecon indicated that more than half of the population in Limerick city rely on a car to
travel to work or school or college. Ensuring that the infrastructure and services are
available to reduce this percentage, is an important challenge for the city.’

The Greenpark Lands are superbly located to minimise the need to travel and reduce reliance on
the private car. In this regard, it is noted that:

‘Indecon has used Geographic Information System (GIS) techniques to analyse the
accessibility to essential facilities (Hospitals, Schools, Parks) within the Limerick
metropolitan area. The results show that accessibility to services by pedestrians is
particularly high in most of the electoral districts of the metropolitan area, where it is
possible to reach these facilities within 10 minutes from virtually every point. Highlighting
and utilising the strength of proximity within Limerick city should be a core element of a
future sustainable strategy. The results of the analysis carried out suggest that the city has
the potential to facilitate a significant shift in commuting patterns’.

Greenpark is located within reasonable walking/cycling distance from the city centre, hospitals,
schools, open space and several major places of employment together with a well-established
social infrastructure. Its promotion as an appropriate location to facilitate sustainable
development is entirely consistent with the above recommendations.

Flood Risk Considerations

It is acknowledged that the Greenpark Lands are subject to flood risk designations viz.,
principally Flood Zones A (High Probability of Flooding) and B (Moderate Probability of Flooding).
The existence of these designations has formed a central tenet of the future planning and
development of the lands and its design from the outset (see Greenpark Masterplan).
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This Masterplan sets out a detailed vision for the future development of the lands and includes a
detailed Site Specific Flood Risk Assessment (SSFRA) prepared by RPS, Consulting Engineers,
which includes substantial and robust modelling work and breach analysis. The Masterplan
illustrates how the SSFRA recommendations can be implemented and managed on the lands to
ensure that future development can take place safely and in line with National and Regional
planning policy.

Figure 3.11: ‘Limerick City and Environs Flood Map’
(Source: Draft Limerick Development Plan 2022-2028 — Volume 2, Limerick City and County Council, 2021)

It should also be noted that the lands have been zoned for both General Mixed Use,
Neighbourhood Centre and Residential uses since 2010 under the Current Development Plan,
which was adopted having regard to the provisions of the Planning System and Flood Risk
Management Guidelines for Planning Authorities 2009.

Limerick City is a ‘strategically located urban centre’ as referenced in the 2009 Guidelines much
of which is subject to flood risk designations including significant areas of land in the city centre
and inner suburbs. It is, however, earmarked for ‘continued growth and development’ in order
to ‘bring about compact and sustainable urban development and more balanced regional
development’.
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The Development Plan Guidelines as referenced in the Planning System and Flood Risk
Management Guidelines for Planning Authorities 2009 are described in detail in Section 3.2 of
this submission and these explicitly support the sequential development of urban areas, which
would comfortably include Greenpark in the Limerick City context.

It is submitted that Limerick City must continue to be developed in a sequential manner in order
to achieve these overriding National and Regional planning objectives; otherwise, very
significant tracts of scarce serviced urban lands in close proximity to the city centre may not be
developed and a wholly unsustainable growth model focused on lands in outer suburban
locations will be promoted. As illustrated in the enclosed SSFRA (see Appendix A), the
Greenpark Lands can be developed safely and will not increase flood risk elsewhere.

It is noted that since the Flood Risk Management Guidelines were published in 2009, the
National Spatial Strategy and Regional Planning Guidelines referenced in that document have
been replaced by the National Planning Framework (NPF) 2018 and the Regional Spatial &
Economic Strategy (RSES) for the Southern Region 2020 respectively, which are described in
detail above in this submission (see Sections 3.1 and 3.4). Both planning guidance documents,
however, remain centred on the promotion and delivery of the ‘compact growth’ concept and
explicitly support the redevelopment of underutilised lands in inner urban locations. In addition,
it is a stated NPF and RSES objective to meet 50% of all new housing provision within the
existing built-up area of the country’s main cities (including Limerick), which also underpins the
overall growth strategy of the Draft Plan.

Thus, notwithstanding the flood risk designations pertaining to the lands, it is evident that the
strategic nature of the Greenpark lands located in close proximity to Limerick city centre means
that they are ideally located to meet these National, Regional and Draft Plan policy objectives.
As noted above, the alternative to this strategy is the zoning and development of lands in
peripheral remote locations well beyond the core and inner suburban areas, which will give rise
to an inherently unsustainable pattern of development that will undermine the compact city
strategy that will encourage reliance on the car. This, in turn, will result in the new
Development Plan failing to comply with mandated National and Regional planning guidance.

The Planning System and Flood Risk Management Guidelines for Planning Authorities 2009 note
the requirement for a ‘Plan-making Justification Test’ described in Chapter 4 and used at the
plan preparation and adoption stage, where it is intended to zone or otherwise designate land,
which is at moderate or high risk of flooding. It is noted that the Justification Test will apply to
‘uses or development vulnerable to flooding’ with no distinction drawn between ‘highly’ or ‘less
vulnerable development’ or particular land uses. Section 4.23 and Box 4.1 of the Guidelines
describe the Development Plan Justification Test in detail. The relevant components of the
Justification Test, which must be satisfied, are set out below when assessed against the
Greenpark site.
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Development Plan Justification Test

The following criteria are identified in the Development Plan Justification Test (Box 4.1) in the
2009 Guidelines. These are set out below in italics and assessed in turn.

‘The urban settlement is targeted for growth under the National Spatial Strategy, regional
planning guidelines, statutory plans as defined above or under the Planning Guidelines or
Planning Directives provisions of the Planning and Development Act, 2000, as amended’.

As noted above, the NPF and RSES replace the above referenced National Spatial Strategy and
regional planning guidelines respectively. As described in detail in Sections 3.1 and 3.4 of this
submission, Limerick City and suburbs is targeted for significant and ambitious population
growth of 50-60% (47,000 — 56,000 people) to 2040 with 50% of this growth mandated to occur
within the existing built-up area of the city, which would naturally include the subject lands,
given their inner suburban location.

Similarly, the Draft Plan projects population growth of 34,177 persons to 2028. The Plan notes
that the Limerick Metropolitan Area (city and suburbs) has the capacity to accommodate 12,322
no. units on zoned land. It is clear, therefore, that there is significant population growth
forecast for Limerick City that will generate future demand for housing, which requires to be
met by appropriately zoned and located land. Significant strategic sites such as Greenpark close
to the city centre, as opposed to lands located in peripheral locations of the city, should be
prioritised as required by all current planning guidance. This criterion is met by the subject
lands.

The next criterion noted in Box 4.1 states:

‘The zoning or designation of the lands for the particular use or development type is
required to achieve the proper planning and sustainable development of the urban
settlement and, in particular:

(i) Is essential to facilitate regeneration and/or expansion of the centre of the urban
settlement’;

The Greenpark site is a strategically important zoned and serviced landholding of notable scale
(47 ha) located in the inner suburbs of Limerick City within 2km of the city centre. Moreover, it
is explicitly identified in the Limerick 2030 Interim Update June 2021 (see Volume Six of the Draft
Plan) as part of the ‘expanded plan’ area described as follows:

‘The expansion of the spatial plan allows it to consolidate this city identity and to ensure
that the growth is managed in a way that not only avoids sprawl but actively reinforces
the sense of a coherent urban area’. (see pg 78)

In this regard, the ‘old Greenpark Racecourse’ is identified as a ‘City Gateway’ clearly located
within the inner part of the city and suburbs as delineated on page 79 of the Limerick 2030
Interim Update document. The graphic on page 85 also illustrates the subject lands as being
comfortably within the 2.5km radius of the city centre and notes part of the site as being
‘enterprise and employment’ lands (site no. 21).
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The expansion of the city’s urban settlement is further described in Chapter 7 (Spatial
Opportunities) and notes that ’...proposals in Moyross and King’s Island each assume a new
pedestrian bridge at Thomond Weir; so proposals at the Limerick Docks and at Clonmacken
reference a new pedestrian bridge at Barrington Pier; so proposals in the Dooradoyle-Raheen
neighbourhood forge linkages to the Greenpark Racecourse lands and the Limerick Docks’ (our
emphasis - see pg 108). The vision for the site in the expanded growth strategy is explained
under the heading of ‘Limerick Docklands’ (see pg 120) and are noted as follows:

‘Greenpark Racecourse site should be progressed as a major residential opportunity site
along its northern extents and the opportunity explored for the feasibility of the provision
of a c.12Ha enterprise and employment opportunity site accessed from Dock Road to
supplement the IDA lands at capacity in the Castletroy/ UL neighbourhood’.

[our emphasis]

It is clear from the above statement that c.12 ha of the Greenpark lands is identified as being
potentially feasible as an enterprise and employment ‘opportunity site’ accessed from Dock
Road, together with a ‘major residential opportunity site’ all within an emerging ‘expanded plan’
area for the city centre. Given this planning context, it is clear, therefore, that the lands are
‘essential to facilitate regeneration and/or expansion of the centre of the urban settlement’. This
criterion is met by the subject lands.

(ii) Comprises significant previously developed and/or under-utilised lands;

The Greenpark site comprises a strategically important land bank of significance (47 ha) and
constitute the former Limerick racecourse, so is ‘previously developed’, having accommodated
another land use with associated ancillary development. At present, the lands are undeveloped
and are grossly underutilised, having regard to their strategic locational context on the edge of
core city area in the city’s inner suburbs proximate to several employment areas and public
transportation corridors. This criterion is met by the subject lands.

(iii) Is within or adjoining the core of an established or designated urban settlement;

Limerick is a designated urban settlement and growth area under the provisions of the NPF and
RSES with projected population growth in the order of 47,000-56,000 people up to 2040. The
Draft Plan envisages growth of c. 34,000 people to 2028. The Greenpark Lands are centrally
located within the inner suburbs of Limerick City within 2 km of the city core and adjoining the
existing built-up area of the city centre. This criterion is met by the subject lands.

(iv) Will be essential in achieving compact and sustainable urban growth;

Limerick City is a designated growth centre in the NPF and RSES, whilst ambitious population
and economic growth are explicitly supported in the current Draft Development Plan and the
Limerick 2030 Plan Interim Update. All relevant planning policy (National, Regional and Draft
Plan) require this growth to be delivered in accordance with the compact city model utilising
underutilised brownfield and centrally located lands where possible.
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The projected growth of Limerick is earmarked to be accommodated in the city centre and the
adjoining inner suburbs, where possible, in line with National planning policies and guidance in
respect of the sequential approach to the zoning of land (see also Section 3.2 above). The
Greenpark lands are of scale (47 ha), so can deliver a significant contribution towards meeting
both economic and residential growth targets in a sustainable location proximate to the city
centre, employment centres, established social infrastructure and existing and emerging public
transport corridors. The Limerick 2030 Interim Update (see Volume 6 of the Draft Plan) further
support these objectives and explicitly reference the subject lands as forming an important part
of the ‘expanded plan’ strategy as both an employment (c.12 ha) and major residential
opportunity site.

The lands will, therefore, be essential in achieving this compact city model of sustainable urban
growth being contiguous to the existing built-up area and promoting the use of cycling, walking
and public transport. If the lands are not developed in this manner, it will promote the zoning
and development of lands, particularly for residential purposes, in greenfield remote locations
on the periphery of the existing built-up area at a significant remove from the city centre often
requiring costly and significant new infrastructure and likely highly car dependent. This latter
form of development is the antithesis of the ‘compact city’ and results in an unsustainable form
of growth that will serve to undermine the overriding planning strategy guiding the growth of
Limerick. This criterion is met by the subject lands.

(v) There are no suitable alternative lands for the particular use or development type,
in areas at lower risk of flooding within or adjoining the core of the urban
settlement

There are no suitable alternative lands to accommodate the appropriate combination of
commercial and residential use within, or adjoining the city’s core area that are at a lower risk of
flooding. There are limited available development lands adjoining the subject site that are
located closer to the city centre and, where such limited sites exist, these are also designated as
being at risk of flooding or otherwise committed for development/already developed. This
criterion is met by the subject lands.

In summary, therefore, the Greenpark Lands satisfy the criteria included in the Development
Plan Justification Test and are, therefore, appropriate to be zoned for development including
commercial and residential uses.

The final requirement of the Development Plan Justification Test requires the preparation of a
flood risk assessment to an appropriate level. In this regard, a detailed SSFRA was completed by
RPS Consulting Engineers in respect of the Greenpark Lands (see below). The Guidelines state:

‘A flood risk assessment to an appropriate level of detail has been carried out as part of
the Strategic Environmental Assessment as part of the development plan preparation
process, which demonstrates that flood risk to the development can be adequately
managed and the use or development of the lands will not cause unacceptable adverse
impacts elsewhere.
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N.B. The acceptability or otherwise of levels of any residual risk should be made with
consideration for the proposed development and the local context and should be described
in the relevant flood risk assessment’.

As noted, RPS have undertaken a detailed site specific flood risk assessment (SSFRA) for the
Greenpark Lands in accordance with the sequential approach required under The Planning
System and Flood Risk Management Guidelines for Planning Authorities (2009) (PSFRMG). The
SSFRA is appended to this submission as Appendix A.

The SSFRA identified that the risk of flooding to the Greenpark Lands is low, as the OPW
maintained Arterial Drainage scheme provides protection during both the 0.5% and 0.1% AEP
tidal events. This was established previously by modelling during the OPW CFRAM process and,
more recently, by comprehensive modelling undertaken by RPS to inform the SSFRA. The lands
are still predominantly classed as Flood Zone A, in accordance with the PSFRMG, due to the
residual risk of breach of the OPW embankments, which were constructed of a material of
unknown origin.

The focus of the RPS SSFRA was, therefore, to demonstrate, that during a breach scenario, the
risk to property and life could be safely managed in the knowledge that this event could be
sudden and without warning. The general approach to this was to raise the Greenpark Lands
above the predicted breach level with a suitable allowance for Climate Change and freeboard,
while ensuring there was no unacceptable adverse impacts to neighbouring lands or property.
This was achieved and the mitigation measures provided the following benefits to ensure long
term sustainability and a neutral impact on surrounding lands:

1. There is no reliance on the existing OPW embankments to provide protection to the
Greenpark Lands.

2. The proposed mitigation is entirely self-sufficient, sustainable and will place no burden
on Limerick City and County Council to provide additional flood defence infrastructure in
the future.

3. The Greenpark Lands will remain free from flooding during a 0.5% AEP Mid-Range

Future Scenario event where overtopping of the existing defences occurs.

4, The Greenpark Lands will be protected during a 0.5% AEP Mid-range Future Scenario
event, even when a breach of the existing defences has also occurred.

5. It has been robustly demonstrated that there is no increase in flood risk, even during a
breach event, to surrounding developments.

6. A clear access and egress route for emergency vehicles can be provided through Log na
gCapall, even during a breach event. This is essential, given that Dock Road itself will be
impassable due to the depth of water.

7. All storm drainage will be attenuated to existing run-off rates and, therefore, will not
cause capacity Issues on the existing network or raise the increase of flooding
elsewhere.
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4.0

The RPS SSFRA, the analysis undertaken and the report produced meets the requirement of the
final criterion of the Development Plan Justification Test.

Key Issue Arising: The application of the Planning System and Flood Risk Management Guidelines
2009, at the Development Plan stage, demonstrates that the Greenpark Lands satisfy the
requirements of the Development Plan Justification Test.

DRAFT LIMERICK DEVELOPMENT PLAN 2022-2028

Future Residential Development

The written statement (Volume 1) of the Draft Development Plan sets out the Planning
Authority’s vision for the Limerick City and County administrative area. Chapter 2 of the Draft
Plan sets out the core strategy, which informs the overall framework for the objectives and
policies throughout the Draft Plan. The Core Strategy provides a rationale for the amount of land
proposed to be zoned for new residential development and for mixed use development,
involving a residential component that is required to meet the proposed population growth over
the lifetime of the Draft Plan period, at settlement level. This section reinforces that the Draft
Development Plan must be underpinned by the policy objectives of the NPF and RSES (as
described above in this submission) in respect of achieving the projected population growth in
Limerick City and Environs of at least 50% by 2040 and promoting the compact growth concept
with 50% of new housing development to occur within the existing built-up area of the city
environs.

Table 2.4 identifies the Limerick Settlement Hierarchy with the top of the hierarchy (Level 1)
described as the Limerick City Metropolitan Area, which comprises ‘Limerick City and Environs,
including Mungret and Annacotty’. The bulk of new population and housing growth will occur
within this area.

Table 2.3 estimates a total household projection for the Plan period (2022-2028) of 15,591 and a
population growth of 33,618 persons in Limerick city and suburbs to 2031. Table 2.6 identifies
‘Density Assumptions per Settlement Hierarchy’, which is broken down into Density Zones 1-3 for
City Centre, Central & Accessible Locations (100+ units per ha); Intermediate Urban
Locations/Transport Corridors (45+ units per ha) and Suburban Edge (35+ units per ha)
respectively. Figure 2.2 of the Draft Plan suggests that the site is located at the interface of the
Intermediate Urban Location and the Suburban Edge, which would give an appropriate
residential density of 35-45 units per ha for the Greenpark Lands. (As noted above, the current
SHD proposal on part of the subject lands shows a density of 47 units per ha as being achievable
on the lands).

Section 2.4 of the Draft Plan notes that:

‘Guidance throughout the Draft Plan on housing densities, building height and
development layouts, are all aimed at ensuring the economic use of land for development,
compact, quality neighbourhoods and integration with infrastructure and non-residential
land uses that nurtures sustainable travel patterns and choices’.
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Table 2.7 comprises the core strategy table and suggests that no additional zoned land is
required to accommodate additional growth in the Level 1 settlement tier (Limerick
Metropolitan City and Environs including Mungret and Annacotty) with 358 ha of existing zoned
undeveloped land available with capacity for 12,322 residential units.

Key Issue Arising: Given that the Residential zoning of the Greenpark Lands has decreased by c.
15 ha in the Draft Plan with capacity for c. 650+ no. residential units in a highly accessible inner
suburban location, we submit that there may be lands identified for residential development
purposes that are less suitable when assessed against the relevant National, Regional and Draft
Plan policies and the sequential approach to the zoning of residential land as set out in the
Development Plan Guidelines.

Chapter 3 of the Draft Plan further details the proposed settlement and housing strategy for
Limerick, which once again reinforces that the strategy aligns with the overriding policy
objectives of the NPF and RSES (see Policies SS P1 and SS P2).

Regarding ‘compact growth’, Objective SS 01 states:

‘It is an objective of the Council to strengthen the core of settlements and encourage
compact growth, through the development of infill sites, brownfield lands, under-utilised
land/buildings, vacant sites and derelict sites, within the existing built-up footprint of the
settlements and develop outwards from the centre in a sequential manner’.

Policy SS P3 Level 1 — Growing Limerick City Metropolitan Area, including Mungret and
Annacotty states that:

‘It is a policy of the Council to strengthen and consolidate Limerick City Metropolitan Area
as a key driver of social and economic growth in Limerick and become a vibrant living,
retailing and working City. In accordance with national and regional policy it is a
requirement that at least 50% of all new homes will be located within the existing built-up
footprint of the settlement, in order to deliver compact growth and reduce unsustainable
urban spraw!’.

Regarding Housing Mix, Objective HO 01 states:

‘It is an objective of the Council to ensure that new developments are socially inclusive and
provide for a wide variety of housing types, sizes and tenure, throughout Limerick, to cater
for the demands established in the Draft Housing Strategy and the Housing Need Demand
Assessment’.

Section 3.7.4 of the Draft Plan again notes the key objectives of the NPF and RSES that seek to
increase the density of development in all built up areas, in order to achieve the indicated
population targets in a compact and sustainable manner. The Draft Plan confirms that increased
densities will facilitate optimising the use of serviced lands and maximising the viability of
investment in social and physical infrastructure, in particular public transport. Integration of land
use and transport planning is identified as being crucial to deliver the ‘10 minute city/town’
concept and this will be supported with higher densities at appropriate locations.
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Key Issue Arising: As noted throughout Section 3 of this submission above, the Greenpark Lands
are a textbook example of a significant underutilised and undeveloped infill urban land bank
located in close proximity to the city centre, areas of employment, existing social infrastructure
and public transport corridors. The lands are inherently suitable to accommodate substantial
residential development as an expansion of the core urban area of Limerick.

Allied to an Enterprise and Employment zoned area adjoining the Residential component, this
would enable the creation of a highly sustainable 10 minute’ city district as referenced above
and encourage walking, cycling and the use of public transport. The lands are also serviced, so
do not require expensive and lengthy infrastructural upgrades to become available for
development in the short term. The development of a significant portion of the lands for
Residential purposes will contribute significantly to the achievement of the above Draft Plan
objectives (viz., compact growth, urban consolidation and housing mix).

Future Employment Development

Chapter 4 of the Draft Development Plan is entitled ‘A Strong Economy’ with the aim of
supporting the growth of employment and enterprise, retail, tourism and the marine economy
in Limerick, in a manner, which ensures that economic development does not impact adversely
on the environment. Section 4.3.1 notes that the Limerick 2030 Economic and Spatial Plan for
Limerick has the ambition to create a City Centre that can attract new inward business
investment and encourage the formation of new local business by providing high quality, flexible
space.

It is noted that:

‘The Draft Plan seeks to protect and promote the strategic employment locations
identified in the RSES. Chapter 10: Compact Growth and Revitalisation identifies
opportunity sites for future development. In line with the Core Strategy, the Draft Plan
considers how best to ensure that there are sufficient zoned lands available in appropriate
locations, to support the range of future employment needs for Limerick’.

Policy ECON P1 notes the importance of Limerick 2030 stating:

‘It is a policy of the Council to support the review and implementation of Limerick 2030 —
An Economic and Spatial Plan to guide the economic, social and physical renaissance of
Limerick City Centre and the wider County/Mid-West Region’.

Policy ECON P3 states that:

‘It is a policy of the Council to: a) Promote, facilitate and enable economic development
and employment generating activities in Limerick City Centre, at Strategic Employment
Locations and other appropriately zoned locations in a sustainable manner. b) Facilitate
the future sustainable economic development of Limerick City and Environs to optimise the
benefits of its strategic location in the Limerick Shannon Metropolitan Area, in accordance
with the National Planning Framework and the Regional Spatial and Economic Strategy’.
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Section 4.7 of the Draft Development Plan focuses on Enterprise and Employment. The National
and Regional policy context is noted particularly the provisions of the MASP, which supports
Limerick City in becoming a major economic force in the Irish and international economy, a
leading centre for commercial investment.

Section 4.7.2 relates to Strategic Employment Locations in Limerick City and Environs. It states
that:

‘The Local Authority is committed to the delivery of a vibrant and compact community
where people live close to where they work in Limerick City Centre, which must be
prioritised for investment. The strategic employment areas identified, support the
objectives for compact growth of the settlement of Limerick City and Environs... With an
increase of critical mass in the City and Environs, it is envisaged that population and jobs
growth will occur in a sustainable manner focusing on clusters and smart specialisation.’

Regarding the Docklands area, the Draft Plan states:

‘The maintenance of the city’s existing working port and associated industries will also be
supported in the Draft Plan. These lands represent an invaluable asset for the future
maritime related economic development of the City Centre. There is also potential for
significant development of underutilised City Centre lands within the Docklands area for a
major employment and residential quarter’.

The juxtaposition of employment residential land uses is further restated in the Draft Plan:

‘It is therefore acknowledged that additional locations may become available and the
Local Authority recognises the need to be flexible to accommodate employment
opportunities and the aims of revitalising and regenerating Limerick City, for higher
density living and higher value jobs during the lifetime of the Draft Plan.

Objective ECON 013 ‘Strategic Employment Locations City and Environs’ sets out policy
provisions that promote a diverse range of employment opportunities in appropriate locations
and explicitly identifies the following as ‘Strategic Employment Locations’ in line with the RSES
MASP:

e Limerick City Centre,

e University Hospital Limerick,
e Raheen Business Park,

e the National Technology Park,
e Higher Education Institutes,

e Public Hospitals,

e Dock Road,

e Northside Business Campus,
e Opera Centre and

e C(Cleeves Site

Greenpark Lands (Former Limerick Racecourse) 50



TOM PHILLIPS + ASSOCIATES
TOWN PLANNING CONSULTANTS

Key Issue Arising: Notwithstanding that the quantum of zoned Enterprise and Employment
zoned lands increasing to ¢.24.7 ha in the Draft Development Plan (a c.14 ha increase from the
General Mixed Use zone in the existing Development Plan), which is a very significant site area,
the Greenpark Lands are not identified at any stage in the Draft Plan as a Strategic Employment
Location. This is despite the fact that this would comprise one of the largest Enterprise and
Employment zoned land parcels in the inner suburban part of the city environs.

As noted above, however, the Limerick 2030 Interim Update identifies Greenpark (‘old
racecourse’) as being both an employment opportunity site (c.12 ha) and a major residential
opportunity site. All of the above suggests that whilst part of the Greenpark Lands may have a
role in supporting the future economic growth of the city centre and an emerging new
Docklands centre, they do not represent a Strategic Employment Location. Given its locational
characteristics, the overall site comprises a landholding ideally suited to accommodating mixed
use development in line with the above Draft Plan policies that seek to co-locate employment
and residential development in line with sustainable development principles.

Chapter 10 relates to Compact Growth and Revitalisation and, as with all other parts of the Draft
Plan, this provides the National and Regional planning context, which explicitly supports:

- The City Centre as the primary location at the heart of the Metropolitan Area and Region;

- Compact growth and revitalisation of Limerick City Centre and suburbs;

- Densification of development in the City Centre, including identification and assembly of
brownfield sites for development.

It is also explicitly referenced that Limerick City and County Council will have regard to, inter
alia, Limerick 2030: An Economic and Spatial Plan for Limerick.

Regarding ‘compact growth’, the Draft Plan makes a series of statements all of which clearly
support the development of the Greenpark Lands for uses including Residential:

‘Limerick City and County Council acknowledges the social and economic benefits of more
compact settlements and is committed to delivering compact growth, through active land
management and initiatives to revitalise urban settlements. The policies and objectives in
this Draft Plan promote the efficient use of urban lands to achieve compact growth,
through the intensification, consolidation and positive revitalisation of the City, towns and
villages throughout Limerick.

The compact growth concept requires the provision of higher densities and mixed-use
developments in urban settlements, in order to ensure a more efficient use of scarce lands
and optimise public investment in infrastructure. This requires the integration of land use
and transport, an intensification of use of existing underutilised lands and the
consolidation of the built environment through the development of brownfield and infill
lands, as well as the reuse of vacant and derelict buildings in urban settlements. In
conjunction with the provision of social and green infrastructure, the principles of compact
growth set the foundations for a higher quality of life, through the promotion of mixed-use
settlements, served by sustainable modes of transport and the creation of an attractive
environment in which to live, work and do business.
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Successful compact growth requires enhanced connectivity and accessibility for
pedestrians and cyclists, as well as the provision of viable public transport services through
the concentration of higher density developments at strategic employment locations and
along public transport nodes. There are many sustainability benefits of the compact
growth concept compared to that of urban sprawl or greenfield developments at the edge
of settlements. Such benefits include maximising the viability and cost efficiency of
providing public transport and other infrastructure, as well as reduced car dependency and
commuting times, which will facilitate the mitigation of climate change, through a
reduction in traffic congestion, energy consumption and greenhouse gas emissions.

The Local Authority acknowledges the social and economic benefits of more compact
settlements as outlined above. Therefore, this Draft Plan will continue to support the
sequential approach to the delivery of development, with priority given to the
revitalisation of settlements and the consolidation of the existing built environment,
through the development of brownfield, infill and backland urban sites’.

Policy CGR P1 provides policy support for the above principles. It is submitted that the
Greenpark Lands enjoy all the locational characteristics described in the above commentary and
comprise an ideal site that would demonstrate how the above principles could be implemented
in practice.

Chapter 10 also addresses the importance of Brownfield sites in achieving compact urban
growth and describes these sites as follows:

‘Brownfield land is a term used to describe previously developed land that is not currently
in use and which has the potential for redevelopment. Often such lands are of large scale
and have previously been in use for industrial or commercial purposes and became derelict
due to obsolescence, vacancy or demolition of structures

Redeveloping brownfield sites provides opportunities for revitalisation of the built
environment and reuse of existing infrastructure including roads and utilities. The Planning
Authority will encourage the redevelopment of brownfield sites in settlements throughout
Limerick, in accordance with the concept of compact growth and the Development
Management Standards of this Draft Plan. A number of strategic brownfield sites have
been identified for redevelopment in Limerick City Centre, which will have
transformational effects on the revitalisation of the City. Such strategic sites include, for
example, the Opera Centre, Cleeves Riverside Quarter, the University of Limerick Riverside
Campus and Colbert Station Quarter. Some of these projects are briefly outlined under the
Limerick City Revitalisation Projects and Opportunity Sites section further below’.

As above, the Greenpark Lands are not identified as being a Brownfield Site despite being
located in the inner suburbs of the city and comprising a largescale site (47 ha) that was
formerly in use.

This chapter also reinforces the importance of Limerick 2030 in the future regeneration of the
city and environs:
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‘The key tool for the revitalisation of Limerick is the Limerick 2030 — An Economic and
Spatial Plan. The Limerick 2030 Plan sets out a blueprint for the economic and spatial
revitalisation of Limerick City, to reposition it as a world class City in Ireland and Europe.
The NPF sees its implementation as a growth enabler, which can act as an exemplar to
other cites not just nationally but internationally. The establishment of the Limerick
Twenty Thirty Strategic Development DAC (Designated Activity Company) has accelerated
the implementation of the Limerick 2030 Plan, with actions proposed over a 20-year
period. The DAC is the first entity of its kind created by a Local Authority to deliver a City
and countywide programme of investment. It is the biggest single Irish commercial
property development programme undertaken outside of Dublin’.

Figure 3.12: ‘Opportunity Sites’
(Source: Draft Limerick Development Plan 2022-2028, Limerick City and County Council, 2021, Page 261)

Section 10.4.2 relates to the ‘Limerick City Opportunity Sites’, which are noted to include the
Opera Site, Cleeves Riverside Quarter, UL City Campus, Arthur’s Quay, Colbert Quarter, Ellen
Street Car Park, Thomond Park, The Bays, Moyross, Mungret Masterplan, Parkway Valley,
Groody Valley and Towlerton. These sites are illustrated on Map 10.1 together with the
regeneration areas of Kings Island, Southill and Ballinacurra-Weston. It is notable that
Greenpark is not an identified ‘Opportunity Site’ despite its size and strategic location in the
context of Limerick city centre. As noted above, however, the Limerick 2030 Interim Update
identifies Greenpark (‘old racecourse’) as being both an employment opportunity site (c.12 ha)
and a major residential opportunity site.
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Key Issue Arising: It is apparent that the Greenpark Lands meet the policy objectives outlined in
the Draft Plan regarding the achievement of compact growth and revitalisation objectives. Its
re-development for a mixture of employment and residential uses will inherently accord with
the relevant planning objectives. In spatial planning terms, It is remarkable, therefore, that the
lands do not feature as one of the identified Opportunity Sites (see Volume One written
statement) in the Limerick City and Suburbs area, given the strategic size of the landholding (47
ha) and its location close to the city centre, centres of employment and public transport
corridors. Moreover, the lands are hardly mentioned at all anywhere in the Draft Plan, which
seems scarcely believable, given the superb locational characteristics of the site and their
suitability for sustainable new development in line with National and Regional planning policies.
This omission makes little sense, having regard to the fact that the site meets virtually all
relevant Draft Plan policies and objectives regarding compact growth, regeneration, sustainable
development, mixed use, densification, the 10 minute city, etc.

In terms of size, the site is significantly larger than Towlerton (16.4 ha), Groody Valley (2.4 ha)
and Parkway (16.4 ha) and is, in relative terms, of similar scale to Colbert (69 ha) and Mungret
(59.6 ha). Itis also significantly closer to the city centre than Mungret, Towlerton, Groody Valley
and Parkway and, therefore, in terms of the sequential development of cities from the centre
outwards as per National guidance, it should clearly be a site of significant priority on those
grounds alone as a sustainable development opportunity. It is also a serviced site and can be
developed with relative ease and speed through the provision of a new internal link road from
Dock Road, which can be delivered by the landowner through the planning process.

The virtual disappearance of Greenpark from the Draft Plan is in stark contrast to the Current
Development Plan, which explicitly identified the site as being part of the South
Circular/Ballinacurra Area with an objective:

‘To seek the balanced development of the existing under-utilised lands in the area in
particular the former racecourse lands.’

The existing Development Plan notes that the c. 36 ha of undeveloped, zoned land at the former
race course could release 1,188 residential units and its explicitly noted in Table 2.5 (core
strategy) as the ‘former racecourse’. It is submitted that with the adoption of the NPF and the
RSES, as now copperfastened by the Limerick 2030 Interim Update, the lands are more suitable
for a mix of commercial and residential development in National planning policy terms than was
the case in 2010.
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5.0

CONCLUSION

We contend that this submission provides a compelling evidence-based planning case as to why
the proposed overwhelmingly commercial zoning of the Greenpark Lands in the Draft Plan is not
supported by National and Regional planning policies and objectives, particularly in the context
of the ambitious projected growth of Limerick in population terms and as an NPF-designated city
of scale. In summary, the overriding planning policy imperative at all levels of the Irish planning
hierarchy is that 50% of anticipated future housing and population growth to 2040 requires to
be accommodated within the existing built footprint of urban centres preferably on
underutilised lands close to existing city centres, public transport routes, employment centres
and services. This is the mandated growth model enshrined in the NPF and RSES LMASP that
must now be adhered to in the Draft Limerick Development Plan and is the sustainable
alternative to continued urban sprawl and new car-reliant greenfield development on the
periphery of cities often involving complex ownership arrangements, costly significant new
infrastructure provision and lengthy development programmes.

The Greenpark Lands comprise a serviced underutilised 47 ha site located within 2 km of
Limerick city centre consisting of a former racecourse that can be developed in the short-term.
As described in detail in this submission, it is ideally located to deliver both residential and
commercial development in a mixed use planning model that will deliver substantial housing
provision and also significantly contribute to the ongoing economic growth of Limerick by way of
employment-based uses. It is proximate to established social infrastructure, public open space
zoned land, existing and emerging public transport routes, employment centres, third level
institutions and the city centre. Its re-development will facilitate and encourage the use of
public transport, walking and cycling in the city. This vision is fully supported in the zoning
provisions of the Current Development Plan, which also explicitly acknowledges the site’s
importance as a strategic residential land bank with the capability of accommodating over 1,100
housing units. We contend that this model of development remains appropriate and wholly in
compliance with current planning policy.

As described above, our Client is fully cognisant of the flood risk designations that apply to the
lands and the provisions of the Planning System and Flood Risk Management Guidelines for
Planning Authorities (2009), which were also in force when the Current Development Plan was
adopted in 2010. We do not consider that these designations constitute grounds to alter the
current zoning of the lands as now proposed. This change is not supported by the 2009
Guidelines, given the strategic central location of the Greenpark Lands adjoining the city centre
and their crucial role in meeting the core strategic planning objectives underpinning the future
growth of Limerick as required in the NPF, the LMASP and the Draft Plan. As confirmed in this
submission, the lands satisfy the criteria of the Development Plan Justification Test (see 2009
Guidelines) as being appropriate for land use zoning. This Test does not distinguish between
particular land uses, so commercial and residential uses are deemed appropriate on the site.

In addition, the entirety of the lands have been subject to a Site Specific Flood Risk Assessment
(SSFRA), which informed the vision for the lands and was integrated into the design of the
overall landholding as detailed in the Greenpark Masterplan. The SSFRA confirms that the lands
can be developed safely with appropriate mitigation measures and will not increase flood risk on
other lands.
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The substantial reduction in Residential zoned land proposed in the Draft Plan at Greenpark is
counter to planning policy and the provisions of a wide range of National and Regional planning
policy documents including:

- Project Ireland 2040 - National Planning Framework (NPF) 2018

- Development Plan Guidelines for Planning Authorities 2007

- Development Plan - Guidelines for Planning Authorities Draft for Consultation August 2021

- Sustainable Residential Development in Urban Areas — Guidelines for Planning Authorities
2009

- Sustainable Urban Housing: Design Standards for New Apartments Guidelines for Planning
Authorities, March 2018

- The Planning System and Flood Risk Management Guidelines for Planning Authorities (2009)

- Rebuilding Ireland, Project Descriptions Local Infrastructure Housing Activation Fund (LIHAF)
2017

- Regional Spatial & Economic Strategy (RSES) for the Southern Region 2020

- Limerick Metropolitan Area Spatial Plan (LMASP) 2020

At the local planning level, numerous policies and objectives of the Draft Plan also fully support
the re-development of the Greenpark Lands for a mix of uses including a significant residential
component as detailed above in this submission. The recently published ‘The Future
Development of Limerick City’ published by Limerick Chamber further supports this planning
approach and strategic residential regeneration in the inner urban areas of Limerick.

Despite the site’s strategic size and location, it is not identified as an ‘Opportunity Site’ in
Volume One of the Draft Plan, notwithstanding being larger and better located than many of
those so designated. Whilst Greenpark is not specifically referenced in the written statement
(Volume One), the lands are clearly identified in the Limerick 2030 Interim Update (see Volume
Six of the Draft Plan) as being a ‘City Gateway’ clearly located within the inner part of the city
and suburbs. They are further described as forming a ‘major residential opportunity site’ and
the Interim Update makes reference to exploring the opportunity for the “..feasibility of the
provision of a c.12Ha enterprise and employment opportunity site accessed from Dock Road’.

The written statement notes the importance of the Limerick 2030 Interim Update in Policy ECON
P1, which confirms the Council’s policy support regarding ‘...the review and implementation of
Limerick 2030 — An Economic and Spatial Plan to guide the economic, social and physical
renaissance of Limerick City Centre and the wider County/Mid-West Region’.

However, the proposed Enterprise and Employment zoning of the lands in the Draft Plan does
not reflect this aspect of the Limerick 2030 Interim Update. In summary terms, the
overwhelming provision of Enterprise and Employment zoned lands at Greenpark (in the context
of the overall Draft Plan that will provide over 20 years supply of employment zoned land
assuming a 60% increase in demand for employment based floorspace — see Lisney Report
enclosed in Appendix B) and the consequent substantial reduction in Residential zoning cannot
be supported in the midst of an acute and ongoing housing crisis.
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We request, therefore, that the existing quantum of New Residential zoned lands be retained in
the Draft Plan as described above in the interest of the proper planning and sustainable
development of Limerick City. Our Client is amenable to the proposed change from General
Mixed Use and Neighbourhood Centre zoned land to Enterprise and Employment in order to
support the City’s economic growth strategy.

We look forward to written acknowledgement of receipt of this submission.

Yours sincerely

John Gannon
Director
Tom Phillips + Associates

Encl.
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APPENDIX A

Site Specific Flood Risk Assessment for Greenpark
as prepared by RPS, Consulting Engineers
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APPENDIX B

Lisney Report
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1.0 INTRODUCTION

HRA PLANNING has been retained by the O’'Mara Family to prepare a response to the Chief
Executives Report on submissions received in respect of the Draft Limerick Development
Plan 2022 - 2028 and to prepare a motion on behalf of Councillor Kieran O'Hanlon to
secure a change in zoning from Enterprise & Employment Use to Mixed Use purposes.

A submission was made by AK Planning on behalf of the O'Mara family at Draft Plan stage,
setting out the reasons why it was considered that the zoning afforded to the land should
be changed from Enterprise & Employment Use to Mixed Use purposes. It is not the
purpose of this submission to revisit the issues originally raised, but rather to concentrate
on the core reasons why the planning authority does not consider mixed use zoning
appropriate to the land as detailed in the Chief Executives Report, including:

= Flooding;

= Justification Test;

« Sequential Approach; and

« Sustainable Neighbourhoods

In advance, it is considered necessary to set out a number of pertinent points regarding
the characteristics of the site, in particular its close connections to the city centre,
immediately adjoining facilities and services.

2.0 BACKGROUND

2.1 Site Context

The 1.01 hectares brownfield site is situated on a prominent corner site with frontage onto
Upper Clare Street, Park Road and the Pa Healy Road as illustrated in Figure 1.0.
Brownfield in nature, the site comprises 2,000sqm of vacant industrial building with the
existing primary access to the site off Pa Healy Road.

The site is fully serviced with a surface water and gravity foul sewer and a potable water
supply. It benefits from public lighting, footpaths and a cycleway route and will adjoin a
significant secondary school with capacity to accommodate 750 no. students.

The site is located within a 10 - 15 minute walk of Limerick city centre; a 7 minute walk
from St. Johns Hospital; a 4 minute walk form O'Briens Public Park and the Limerick School
of Art & Design; and a 25 minute walk from the University of Limerick. The site is also well
serviced by existing bus routes, with 2 no. bus stops within a 2 minute walk of the site
(See Figure 2.0 for bus stops in the area). The site is effectively serviced by the 323, 341,
323 X and 304A bus routes. The 304A Raheen - University bus route provides effective
connectivity to both sides of the city (Raheen & Castletroy) every 20 minutes.
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Figure 1.0 Site Location & Context in Proximity to City Core
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It is noted that the site will be situated immediately adjacent to the proposed Bus Connects
Corridor on the Dublin Road, which will provide a 10 minute regular bus service as per the
Limerick Shannon Metropolitan Area Transport Study (LSMATS).

2.2 Adjoining Gaelcholaiste

Significantly, planning permission was recently granted for a new 7.800sqm post primary
(Gaelcholaiste) school on adjoining lands to the southwest of the site (old Dawn Dairies
site - planning references P19/1252). The primary permitted access to the new school is
off the Pa Healy Road, via a shared access with the subject lands. A condition of the shared
agreement is that Heavy Goods Vehicles (HGV's) would not utilise the shared access, as
to do so would directly conflict with school traffic development.

The agreement with the school was made at a time when the subject land was zoned for
mixed use purposes in the Limerick City Development Plan 2010 - 2016 and there was a
genuine and realistic assumption that the site would change to residential use in
accordance with its mixed use zoning. There was no indication at that time that the subject
Jland would be rezoned to enterprise & employment purposes as proposed in the Draft
Plan. The O’Mara family wish to uphold their agreement with the Limerick Clare Education
Training Board (LCETB) and facilitate the permitted shared access to the new school.
However, the proposed change in zoning of the land to enterprise & employment use is
likely to compromise such an agreement as such zoning is likely to result in HGV
movements on the access road, contrary to the original agreement.

In such instance, where enterprise & employment use is maintained on the subject site,
the O’Mara family shall maintain their existing access arrangements, which permits HGV
access. Unfortunately, in such instance a shared access road with the Gaelcholaiste will
not be facilitated, 1otwithstanding the adverse impact that such decision will place on the
planning permission granted by Limerick City & County Council.

2.3 Flooding

A Flood Risk Assessment (FRA) was prepared by CS Consulting Group in respect of the
land and was submitted to the planning authority as part of the Draft Plan submission. The
FRA acknowledges that the site is subject to coastal flooding and contrary to the CFRAM
maps, the site is not subject to fluvial flooding.

It is noted that the subject site exhibits the same flooding characteristics as the adjoining
Dawn Dairies site on which a new school was granted planning permission (P19/1252).
Within the Planning System and Flood Risk Management Guidelines for Planning
Authorities (the F'ooding Guidelines), a school, similar to residential development is
considered to be Highly Vulnerable Development. However, the Justification Test was
undertaken in support of the development proposal and was deemed acceptable by the
planning authority subject to mitigation measures and management of residual risk. In
this instance the school mitigated against flooding by proposing a finished floor level of
5.30mOD.
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Similar to the recently permitted school, a mixed use development on the subject site can
be comprehensively mitigated to ensure effective management of residual risks.

2.4 Development Proposal

Significant resources and financial investment have been spent to date in advancing a
development proposal on the site under its current mixed use zoning. An unexpected
change in the zoning of the site to proposed enterprise & employment use, will adversely
impact such efforts rendering the scheme incompatible with the proposed amended land
use zoning.

The proposed development and the design of finished ground levels are responsive to the
potential of flood risk. Having conducted a flood risk assessment (FRA), that the level of
predicted flood risk, derived from a worst-case coastal flood event (where the probability
of flooding from the sea is highest (greater than 0.5% AEP for coastal flooding), would
occur in this area at5.15mOD (Malin). Similar, to the recently permitted school on the
adjoining site, a proposed finished floor level of 5.30mOD would provide flood protection
against all flood events.

Consistent with the Planning System and Flood Risk Management Guidelines for Planning
Authorities (the Flcoding Guidelines), and specifically the recommended approach set out
in Section 5.16 of those guidelines, the proposed development seeks to mitigate and
manage the potential for flood risk through the proposed design in order to further reduce
such risk to an acceptable level. In this regard, and as per those Guidelines, the proposed
development has adopted a precautionary approach proposing less vulnerable car parking
use at grounc floor level and maintaining residential use at first floor level thereby ensuring
that such use is situated out of the floodplain.

Other mitigation and emergency plan measures can be proposed as part of the
development proposal. These include patron awareness and education of flood risk
scenarios and protocols and restrictions of use of the parking area in certain instances of
flood risk to all residents and patrons of the development as part of operational
management mechanisms prior to first and each occupation. This will be delivered by early
warning advise and updates which will be sourced from Met Eireann and relayed to
residents through the development management. Given the designed finished floor levels,
inundation of development will not be anticipated and accessibility in/out of the
development will be maintained via the shared access road with the Gaelcholaiste which
was permitted under planning permission P19/1252. Such access was deemed safe and
appropriate from a flooding perspective when assessed as part of the school proposal and
it is considered that such assessment and conclusions would be applicable to the subject
site.
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Figure 2.0 Site In Context of Permitted New Post Primary School
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3.0 THE CASE FOR MIXED USE ZONING

As per Section 3.7 of the Flooding Guidelines, although there is a need for future
development to avoid areas at risk of flooding, it is recognised in the Guidelines that the
existing urban structure of the country contains many well established cities and urban
centres, which will continue to be at risk of flooding. Accordingly, the flood risk
management guicelines do facilitate development within areas of flood risk which
contribute to compact sustainable growth of established urban city areas where the type
and extent for flood risk has been established, where the potential flood risks can be
mitigated, and, where the proposed development would not give rise to residual flood risk
effect to the proposed development, or to surrounding people, environment or the
economy. It is submitted that development on the subject site, similar to the permitted
Gaelcholaiste, can comply with Section 4 of the Flooding Guidelines and therefore should
be considered from a zoning perspective.

3.1 Flooding & Planning Precedence

Notwithstanding that Limerick City & County Council has established its own precedence
in granting planning permission for the Gaelcholaise on adjoining land, there is other
similar precedence adopted by other Councils in Ireland and approved by An Bord Pleanala.
Further to the flood risk management case set out above, the O'Mara Family submit that
its interpretation of the Flood Risk Management Guidelines, is consistent with
the interpretation and application of those guidelines also by both Cork City Council and
by An Bord Pleandla (ABP) in their recent assessment of a planning application for student
housing development presented to them.

In this regard, reference is made to a planning application submitted to Cork City Council
and subsequently appealed by the first party to An Bord Pleanala for development
consisting of the construction of a four-storey student accommodation building located in
the Mardyke area of Cork City adjacent to the River Lee (Cork City Council ref: 21/39853
and An Bord Pleanala ref: ABP-309974-21).

In its assessment, the Board acknowledged that that site was identified as being the
subject of both a 1% AEP fluvial flood risk and a 0.5% AEP tidal flood risk. The Board
thus categorised the site as being with Flood zone A (under the Planning System and
Flood Risk Management Guidelines) and the proposed residential use as being highly
vulnerable development. Accordingly, the flood risk management Justification
Test was applicable to that application. In its assessment of the Justification Test, the
Board acknowledged that the site was suitably zoned for residential use, it acknowledged
that proposed design levels were raised to exceed predicted worst case flood levels under
the 1% AEP flood event scenario; that an emergency plan was proposed which
included evacuation of occupants during worst case events, and it considered that the
proposed building would represent good urban design, vibrancy and activity of the
streetscape. On that basis, the Board stated that the proposed development passed the
‘Justification Test’ and that the proposed development would be consistent with The
Planning System and Flood Risk Management Guidelines.

22005b Draft Development Plan Motion 6
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The applicant submits that there are parallels between that approved scheme and the
proposed development. This includes the urban city location proximity to both the city and
the university; the same potential coastal flood risk; the suitability of raising the design
level and its tie-in with the urban streetscape. In that instance, the River Lee flood relief
scheme is not in place, and there are no current urban protection measures other than the
design and mitigation. That said, the particular difference from the Cork Mardyke scheme,
is that the proposed development the subject of this application, is brownfield in nature,
is visually unattractive in its current state and is not reliant upon emergency evacuation
and thus is considered an even more appropriate scheme of development without that
requirement.

3.2  Flooding & the Justification Test

In order to achieve the aims and objectives and comply with the requirements of the
Guidelines, the Local Authority’s approach to the zoning of land is to avoid development
in areas at risk, where possible and substitute less vulnerable uses, where avoidance is
not possible. A precautionary approach has been adopted by the local authority in line with
the Guidelines. Whilst this approach is noted and acceptable in principle, it is considered
that the Local Authority also has a duty to promote compact growth and to facilitate
residential development in proximity to the city core and adjoining services (schools) and
facilities (public parks).

The Local Authority state in the Chief Executives Report that in considering the Justification
Test the Draft Plan takes a City Centre first approach to the spatial development of
Limerick City and Environs. It is stated that ‘the core’ is defined as the area zoned “City
Centre”. As detaiied in Section 2(iii) of the Justification Test, the subject site must be
either within or adjoining the core. As detailed in the Justification Test below (Table 1.0)
and illustrated in Figure 1.0, the subject site adjoins the city centre zoned area. The
O'Mara family thus submits, contrary to the opinion of the local authority, that the
proposed development does in fact comply with the Justification Test, similar to the
adjoining Gaelcholaiste development on adjoining lands recently granted planning

22005b Draft Development Plan Motion 7
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The Limerick City Development Plan 2010 - 2016 identified various strategically located
urban centres and zoned land whose continued growth and development is/was
encouraged in order to bring about compact and sustainable urban development and more
balanced regional development. The subject site is one of the very few sites adjoining the
city centre that remains undeveloped and which is capable of immediate development.
Therefore, in full consideration of the Planning System and Flood Risk Management
Guidelines, the subject site complies with Box 4.1 Justification Test of the Guidelines and
it is submitted that the subject lands should be appropriately zoned to accommodate
development.

3.3 Sustainable Neighbourhoods & Sequential Development

The National Planning Framework (NPF) seeks to achieve more compact and sustainable
growth through consolidating a greater share of future development within the existing
built footprint of settlements, to include new homes, businesses and amenities. The NPF
sets national targets for brownfield/infill housing development in cities (50%) to support
the regeneration of existing urban areas. NPF compact growth objectives together with
Town Centres First principles are focused on the reuse of previously developed buildings
and land and building up ‘infill” sites, especially those that are centrally located in
settlements at all scales.

SPPR DPG 7 of the Draft Development Plan Guidelines states that,

“planning authorities shall adopt a sequential approach when zoning lands for
development, whereby the most spatially centrally located development sites in
settlements are prioritised for new development first, with more spatially peripherally
located development sites being zoned subsequently”.

The subject site adjoins the city centre, is within a 15 minute walking distance of services
and facilities in the city core, adjoins a proposed new school and neighbours an existing
hospital. The land is accessible with adeguate water services and facilities. The principle
of developing this land has always been acceptable, with the land zoned for mixed use
purposes in previous development plans.

Zoning this brownfield site for mixed use purposes will ensure that a portion of new
development reflects the compact growth and town centres first agenda, which is also a
key dynamic in addressing climate change, through reducing dependence on car-based
transport, the extent of green-field land consumption and costly and inefficient
infrastructure provision and use. In this instance, the development plan is provided with
an opportunity to deliver a framework for development, which ensures a close correlation
between facilitating residential and mixed uses on land with infrastructural capacity whilst
also ensuring that a substantial element of future growth adjoining the city centre.

The case for mixed use zoning has already been established in the Draft Plan with 4 no.
sites already identified in the environs of the city, well removed from the city core, as
detailed in Figure 3.0.

22005b Draft Development Plan Motion 10
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[ site Location Walktime Distance
f/’_, Mixed Use Limerick Zoning 1 km
1.5 km b
HRA | #o b ais
chertered town planning consultents
Figure 3.0 Extent of Mixed Use Zoning in Draft Plan
11
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It is confirmed that the subject land falls within Tier 1 land, which is suitable for
development in the short term and during the life of the proposed Development Plan, at
no cost to Exchequer, as detailed in Table 2.0,

Whilst the land has capacity for 50 no. additional units and which will need to be added to
the core strategy, it should be noted that the land could be developed for a mix of
residential and other uses. Accordingly, only a percentage of the estimated residential
yield from the site land needs to be included in the core strategy table.

Site Capacity Audit

Area of Site 1.01 hectares gross
Site in Built-Up Area Within 15 minute walk-time of city centre
Service Status Tier 1
Lighting v
| Footpaths & Cycle Lanes | +/
Public Transport &
Road Access V4
Water v
Foul V4
i Surface Water v T
| Flood Risk X
Infill / Brownfield v
Proximity to Schools v
 Assumed Residential Density 50 units per hectare!
Estimated Residential Yield from Site 50 units max
Planning History Historical planning permission for industrial uses

Table 2.0 Site Capacity Audit as per Draft Development Plan Guidelines (merged with structure
proposed in Draft Plan).

1 Minimum 50 units per hectare in proximity to bus corridor as per Design Standards for New Apartments

22005b Draft Development Plan Motion 12
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4.0 MOTION TO AMEND THE DRAFT PLAN

It is hereby requested that the enterprise and employment landuse zoning afforded to land
located at the junction of Upper Clare Street, Park Road and the Pa Healy Road as
illustrated in Figure 1.0 is changed to mixed use zoning.

It will be necessary to insert a new ‘Section 10.4.2.14 Pa Healy Road’ into the Draft Plan
in Chapter 10: Compact Growth and Revitalisation to ensure compliance with the existing
plan structure. The text proposed is as follows:

Section 1 0.4.2.1 4 P a Healy Road

The 1.01 hectares brownfield site is in a prominent location with road frontage on three
sides. The site and adjoining land former Dawn Dairies) require significant regeneration in a
coordinated and holistic manner facilitating mixed uses and associated synergies whilst
ensuring sustainable compact growth

Objective---------- Pa Healy Road

It is an objective of the Council to:

a) Facilitate creation of a mixed use / residential development

b) Enhance the character of the area through urban design and placemaking,
incorporating buildings of high quality design having regard to the sites prominent
location surround by public road o n three sides;

c) Require provision of an integrated sustainable mobility network, with walking,
cycling and public transport as the main components

d) Ensure green infrastructure is a key component of the design and layout

e) Provide a single coordinated access from Pa Healy Road to the site with provision
for made for access to the adjoining Dawn Dairies site to the south west

e) Promote a site-specific approach, reflecting emerging best practice, in addressing flood
risk and prepare a Site Specific Flood Risk Assessment in accordance with the Planning
System and Flood Risk Management Guidelines for Planning Authorities.

It will be necessary to amend Section 12.3 of the Draft Plan in respect of Land Use Zoning
Objectives (additional text shown in red) as follows:

Objective: To provide for a mixture of residential and compatible commercial uses.

Purpose: To facilitate the use of land for a mix of uses, making provisions, where
appropriate for ‘primary’ uses i.e. residential and combined with other compatible
uses e.g. offices as ‘secondary’. These secondary uses will be considered by the Local
Authority, having regard to the particular character of the area. A diversity of uses
for both day and evening is encouraged. These areas require high levels of
accessibility, including pedestrian, cyclists and public transport (where feasible).
Opportunity sites set out in Chapter 10: Compact Growth and Revitalisation, include
Mixed Use zoned lands located at Towlerton, Parkway Valley, Thomond Park, and the
Pa Healy Road which have been accounted for in the Core Strategy figures. In

22005b Draft Deveiopment Plan Motion 13
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addition, the Draft Retail Strategy has identified capacity for additional retail floor
space in Moyross, which could be accommodated on the Mixed Use lands at The Bays

identified for employment uses only.

22005b Draft Development Plan Motion
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It is requested that the enterprise and employment landuse zoning afforded to land in the Draft Plan
located at the junction of Upper Clare Street, Park Road and the Pa Healy Road, measuring 1.01
hectares, is changed to mixed use zoning.

The site is currently zoned for mixed use development in the existing City Development Plan, is
brownfield in nature and requires regeneration.

It is optimally located neighboring a permitted post primary school (Gaelcholaiste), O’.Briens Public
Park, Limerick School of Art & Design, St. Johns Hospital and is within a 10-15 minute walk of the
city centre core.

A single joint access to the site has been permitted off the Pa Healy Road with the adjoining Gael
Cholaiste as part of their permission on condition that no HGV traffic utilises the access road. The
proposed Enterprise & Employment Use Zoning will result in HGV traffic and compromise delivery of
this access road.

The site is subject to coastal flooding and exhibits the exact same characteristics as the Dawn
Dairy site which was granted planning permission for a school (P19/1252).

Both a school and residential use fall into the same ‘vulnerability category’ as per the Flooding
Guidelines and both sites require / required a Justification Test.

If planning permission was recently granted for a school on adjoining lands with the exact same
flooding characteristics, then there is no reason why residential use could not be considered
appropriate on the subject site.

Significant resources and financial investment have been spent to date in advancing residential
development on the site under its current mixed use zoning.

The site can provide similar flood mitigation measures as the adjoining permitted Gaelcholaiste.

Cork City Council and An Bord Pleanala recently granted permission for a significant residential
development adjacent to the River Lee which was also located in Flood Zone A as it was deemed
to pass the Justification Test (ABP 309974-21).

The Justification Test requires a site to be either within or adjoining the city core. The subject
site adjoins the city core. The city centre zoning extends to a 1.5km distance in parts and the
subject site is located within a similar catchment. For example, the subject site is situated the
same distance from the centre of Limerick city as the city centre zoning that covers the Colbert

Station lands.

The case for mixed use zoning has already been established in the Draft Plan with 4 no. sites
already identified in the environs of the city, well removed from the city core.

The land falls within Tier 1 land, which is suitable for development in the short term and during
the life of the proposed Development Plan, at no cost to Exchequer
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1.0 INTRODUCTION

Cronin Sutton Cotter were appointed by the Downes Family to carry out an

appropriate level of Flood Risk Assessment for the site of a proposed Mixed-Use

development at Pa Healy Road in Limerick City. See below site location map Fig 1.

Figure 1 ~ Current Aerial (Google Maps) - location of development site in red.

In preparing this report Cronin Sutton Cotter Consulting Engineers have made
reference to the following:
¢ Limerick City Development Plan 2010 - 2014,
o Office of Public Works, {OPW) via Floodinfo.ie.
e Ordnance Survey of Ireland, {OSl),
¢ The Department of the Environment, Community & local Government -
flooding documents, notably, The Planning Systemm & Flood Risk
Management: Guidelines for Planning Authorities & Technical
Appendices.

FO12L — Downes Family Site, Pa Healy Road, Limerick.
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2.0 Fluvial & Coastal Mapping & Proposed Site

An extract from map no. $2526LIK_EXFCD_F1_59 Fluvial Flooding Extent with site outline

marked in red can be seen in Fig.2 below. Full map is attached within Appendix A.

0% AEP 15 AP 0.1% AEP

Modelabe! | Water Leve! | Total Flows | Water Level Toral Fi tewel | Toral Flow
(mAOD} | fm's) | (mAOD) | (w'isl | (mAOD} | fmiss)

Q1ABBO0912 3.80 397 424

03IABBO0E39 7= 383 212

Figure 2 —Cument CFRAM Fluvial Map with site marked on in red.

The map shows a large part of the site as being within the 0.1% AEP flood zone and
that means that this part of the site has an 'Annual Exceedance Probability’ of 1 in
1000 chance of being exceeded or an event occurring. In terms of predicted fluvial
flood levels, the node most relevant to the site on the map is 01ABB0043% and the 0.1%
AEP water level is 4.12m AOD.

FO12L — Downes Family Site, Pa Healy Road, Limerick.
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The extract below is taken from the Coastal Map (S2526LIK_EXCCD_F1_59) and
indicates that there is a notable portion of the site liable to flood but is in an area
being defended from coastal/tidal flooding, with a 'Standard of Protection'
equivalent to 0.5% AEP, or 1 in 200-year event. See Fig. 3 below with site marked on in

red. The full map can be found within Appendix B of this report.

In terms of predicted coastal/tidal flood levels, the node most relevant to the site on
the map is 01ABB00639 and the 0.1% AEP water level is predicted to be 5.15m AOD.

A S

rs U -
. Ek?’*-rl

e - - - ==

0% AEP 0.5% AEP 01% AEP
NodeLabel | Water tevel |Total i Leve![Total Flavs |Water Level | Total Flow
(mAOD) | {mv'fs) | (maAOD} | {m'fs) | (mAOD} | (m'fe)
OIAEBDOSI2 | 409 476 515
01ABBO0E39 | 4.0¢ 475 515

Figure 3 — Current CFRAM Coastal Map with site marked on in red.

FO12L - Downes Family Site, Pa Healy Road, Limerick.
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3.0 SITE DESCRIPTION

The development site is as shown in Figure 4 below.

A topographical survey of the site is attached in Appendix C of this report. There are
public footpath, cycle lane and roadway (Pa Healy Road) on the northern boundary,
with third party lands on the eastern and southern boundaries, including the Clare
Street Recreation Park. At the western boundary, there is a Local Authority pumping
station, which is part of the Limerick Main Drainage infrastructure, and public walking

amenities alongside the Park Canal, see photos below.

Along the southern boundary of the site, there is a ‘Maintenance Right-of-Way' to
facilitate any potential future works required to the Limerick Main Drainage scheme,

formerly known as the Loggers Stream, which is now piped.

The western end of the site is at a low level, significantly below the level of the Pa
Healy Road itself, see photos below. A large part of this area contains reed growth
and standing water or ponding which is visible from the Pa Healy Road and can be
seen on the topographical survey also. This area is adjacent to the Clare Street
Recreation Park, which appears to be noted as wet land on the 1913 historic OSI

mapping shown below the photos.

FO12L - Downes Family Site, Pa Healy Road, Limerick.
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At the existing site enfrance and along Pa Healy Road. the topographical survey
shows the site to have higher ground levels. This eastern end of the site is immediately
adjacent to the site of the proposed Gaelscoil (Planning Reference 19/1252), which

has received planning permission and construction is reportedly imminent.

The development of the area and the site is summarised in the historic mapping (OSI)

below showing 1913, 2000 and 2012 respectively.
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4.0 PROPOSED DEVELOPMENT

While a finalised site layout is not confirmed at this time, a notional proposed site
layout is shown below. It is proposed that a large proportion of the site will be soft
landscaping including all the west end of the site adjacent to the Clare Street
Recreation Park, possibly incorporating a Storm Water Retention Pond.

The majority of this Mixed-Use development will be concentrated around the existing
enfrance to the site and along the road frontage of Pa Healy Road, essentially the
highest level of the lands. Some development may take place towards the southern
boundary to compliment the proposed buildings given permission as part of the
Gaelscoil with planning reference 19/1252. A large portion of the east end of the
development will include hard landscaping such as circulation road and car parking
(non-vulnerable development) but with SUDS measures incorporated to minimise
attenuation requirement and to minimise loss of floodplain (retain existing levels as far

as is practical).

FO12L — Downes Family Site, Pa Healy Road, Limerick.
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5.0 DEFINITION OF FLOOD RISK

There is an existing inherent risk of any flood event occurring during any given year.
Typically, this likelihood of occumrence was traditionally expressed, for example, as a

1-in-100 chance or a 100-year storm event happening in any given year.

A less ambiguous expression of probability is the Annual Exceedance Probability
(AEP}, which may be defined as the probability of a flood event being exceeded in
any given year. Therefore a 1-in-100-year event has a return period of 1% AEP flood

event, similarly a 100% AEP can be expressed as a 1-in-1-year event.

5.1 The Planning System and Flood Risk Management, Guidelines for Planning
Authorities set out the best practice standards for flood risk assessment in

Ireland. These are summarised in Table 1.0 below {Table 8.1 from Guideline’s

document}.
Flooding Source Drainage River Tidal/Coastal
Residential 1% AEP 0.1% AEP 0.1% AEP
Commercial 1% AEP 1% AEP 0.5% AEP
Water-compatible - >1% AEP >(0.5% AEP
(Docks, marinas)

Table 1.0: Summary of Level of Service — Flooding Source.

Under these guidelines a proposed development site has first to be assessed to

determine the flood zone category it falls under.

5.2 It is a requirement of the Depariment of the Environment, Community & Local
Government flooding guidelines, The Planning System and Flood Risk
Management, Guidelines for Planning Authorities, that the predicted effects of

climate change are incorporated into any proposed design.

FO12L - Downes Family Site, Pa Healy éan, Limerick.



53

5.4

FO12L - Downes Family Site, Pa Healy Road, Limerick.

CS CONSULTING

GROUP
Design Category Predicted Impact of Climate Change
Drainage "10% Increase in rainfall
Fluvial (River flows) 20% Increase in flood flow

Table 2.0 The predicted climate change variations.

The flooding guidelines categorise the risks associated with flooding into three

areas, Zone A, B & C. This categorisation is indicated below.

Zone ‘A’ - High Probability of Flooding. Where the annual exceedance
probability of flooding from rivers and sea is highest (10% annually or 1 in 10 for

river flooding and coastal flooding).

Zone ‘B’ — Moderate Probability of Flooding. Where the annual exceedance

probability of flooding from rivers and sea is moderate (1% annually or 1 in 100

and 0.5% annually or 1 in 200 for coastal flooding).

Zone 'C’ - Low Probability of Hooding. Where the annual exceedance
probability of flooding from rivers and sea is moderate to low (0.1% annually or

1in 1000 for both rivers and coastal flooding).

In accordance with the Planning Systems and Flood Risk Management
Guidelines for Planning Authorities, Mixed-Use (incorporating residential)

developments are classified as ‘highly vulnerable developments'.

The flooding guidelines have developed an ‘appropriateness’ matrix for

various developments and their potential risk factor.

As noted above, a Mixed-Use (incorporating residential) development is
classified as ‘highly vuinerable’ and as the site is confirmed by CFRAM mapping
to potentially flood, ajustification test is required. See Section 7.0 for justification

test for the proposed scheme.
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6.0 POTENTIAL FLOOD RISKS & MITIGATION MEASURES
6.1 Fiuvial Flooding

Fluvial flooding is the result of a river exceeding its capacity and excess water
spilling out onto the adjacent floodplain. The subject site is located near the

River Shannon and Park Canal.

Fluvial mapping shown in section 2.0 above shows a large portion of the site fo
be at alow risk (0.1% AEP) of flood water rising fo 4.12mAQOD. The existing leveis
on the site vary from 5.0mAQOD at the existing site entrance and along the
north-east boundary of the site (along Pa Healy Road), to between 3.0 and
3.5mAQD along the southern boundary and for the majority of the western end

of the site.
6.2  Coastal/Tidal Flooding

Coastal flooding in this instance is the result of the river exceeding its capacity
and excess water spiling out onto the adjacent floodplain, when influenced
by the fidal movements at the coast/estuary. The subject site is located near

the River Shannon and Park Canal.

Coastal/Tidal mapping shown in section 2.0 above shows a large portion of the
site to be at a low risk {0.1% AEP) of flood water rising to 5.15mAOD, subject fo
the failure or over topping of the local flood defences which provide a
standard of protection to 0.5% AEP. As noted above, the existing levels on the

site vary.

6.3 Mitigation Measures
The majority of the existing site levels will be maintained as far as is practical,
particularly all the western end of the site and along the southern boundary
and these areas will consist of soft landscaping and non-vulnerable uses.
The maijority of the mixed-use development will be constructed at the highest
part of the site on the road frontage to Pa Healy Road. Finished floor levels of
5.3mAQOD will be adopted, ie, 5.15mAOD plus 150mm for climate change,

_ similar to the recently permitted adjacent development of the Gaelscoil.
FO12L - Downes Family Site, Pa Healy Road, Limerick.
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JUSTIFICATION TEST

In accordance with The Planning system and Flood Risk Management
issued by the Department of the Environment, Heritage and Local

Government a site should be classified accordingly.

The subject lands are deemed ‘highly vulnerable’, and the site is confirmed to

flood by the CFRAM mapping and so, as such, a justification test is required.

There are two parts to the justification test, (A) Jusfification Test for
Development Plans and (B} Jusfification Test for Development Management.
The lJustification Test for Development Plans is infended to inform land-use

zoning decisions in the preparation of a Development Plan.

The subject lands are zoned for mixed use development in the current Limerick
City & Council Development Plan. CSC have carried out a type (A) Justification
Test for Development Plans, see section 6.5 and a type {B) Justification test for

Development Management, see section 6.6.

Justification Test for Development Plans

Justification Test for Development Plans

1.0 Urban settlement is targeted for growth.

Yes: The subject sife is located within Limerick City, which is targeted for growth

and in need of housing and associated facilities.

2.0 The zoning or designation of the lands for the particular use or development type

is required to achieve proper planning and sustainable development of the urban
settlement and, in particular:
I, Essential fo facilitate regeneration and / or expansion of the centre of the
urban settlement.
Yes: This site is in an established area of the city. Development in this area is

a mixture of retail, commercial and residential. This site is considered a high

profile, infill site, appropriate for a mixed-use development and for the

expansion of the city. |

FO12L — Downes Family Site, Pa Healy Road, Limerick.
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3.0

Comprises significant previous development and / or underutilised lands.

The River and Canal along this stretch primarily flows through the built-up
established City of Limerick. The site has been underutilised for many years,
particularly since the construction of the Pa Healy Road prior fo 2010.
Specific access to the site was developed as part of the Pa Healy Road
construction. There is existing development o the east, south and west

boundaries of the site.

Is within or adjoining the core of an established or designated urban
settlement.

Yes: The land forms part of an established, large urban setflement.

Will be essential in achieving compact and sustainable urban growth.

Yes: See responses fo (i), {ii) and (i) above.

There are no suitable alternative lands for the particular use or
development type, in the areas at lower risk of flooding within or adjoining
the core of the urban settiement.

There are no altemative suitably zoned lands availabie for significant
development with equivalent proximity to the city centre, recently
constructed road infrastructure and Limerick Main Drainage underground

services.

A Flood risk assessment to an appropriate level of detail has been carried out.

Yes.

Conclusion: The subject site passes the Justification Test for Development Plans.

F612L - Downes Family Site, Pa Healy Road, Limerick.
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7.6

Justification Test for Development Management

Justification Test for Development Management

1.0

2.0

(i)

The subject lands have been zoned or otherwise designated for the particular
use or form of development in an operative development plan, which has been
adopted or varied taking account of these guidelines.

The subject lands are zoned ‘Mixed-Use', which includes Residential
development.

The proposal has been subject to an appropriate flood risk that demonstrates:

The development proposed will not increase flood risk elsewhere and, if

practicable, will reduce overall flood risk;

Yes, the lower levels of the site up to 4.12mAOD, will be allowed 1o flood in the
event of fluvial flooding. In the event of coastal/tidal flooding as a result of a
breach of the local flood defences {greater than a 1 in 200-year event), flood
levels could rise to 5.15mAOD. Based on existing levels of the site and
surrounding lands, there will be minimal loss of flood plain as a result of this
development. While some areas of the site will change from soft landscape to
hard landscape, SUDS measures will be incorporated to minimise any

confribution to flood risk elsewhere, but overall flood risk will not be reduced.

The development proposal includes measures to minimise flood risk fo people,

property, the economy and the environment as far as reasonably possible;
Yes, the ground floor residences proposed will have a finished floor level
5.3mAOD, 150mm above the highest flood level that could be reached

in the event of a breach of the local flood defences.

The development proposed includes measures fo ensure that residual risks fo
the area and/or development can be managed to an acceptable level as
regards the adequacy of existing flood protection measures or the design,

implementation and provisions for emergency services access;

Yes, emergency services access around all the buildings will be maintained.

SUDS measures will be incorporated to minimise the residual risk to the site from

FO12L - Downes Family Site, Pa Hecly_/ Road, Limerick.




(iv)

fluvial flooding. Finished floor levels of 5.3mAQOD will provide adequate flood

protection for buildings.

The development proposed addresses the above in a manner that is aiso
compafible with the achievement of wider planning objectives in relation to
development of good urban design and vibrant and active streetscapes.

Yes: the development will be in accordance with planning objectives and in

accordance with development and flooding prevention guidelines.

| Conclusion: The site passes the Justification Test for Development Management,

8.0

8.1

8.2

8.3

Conclusions

CFRAM mapping indicates a large portion of the site may be subject to
fluvial flooding and also a similar large portion of the site may be subject to
coastal/tidal flooding in the event of a breach of the local flood defences.
However, existing site levels suggest that fluvial flooding at 4.12mAOD will

only affect the lower areas of the site to the west and the south.

As noted above, a mixed-use (incorporating residential) complex is
classified as ‘highly vulnerable' and as flooding is predicted to occur on the
site, a Justification Test is required to be carried out. This is carried out in
detail in section 7.0 above and in our opinion the site passes both parts of
the Justification Test.

Mixed-Use/Residential development is proposed at ground level and a
finished floor level of 5.3mAOD will be adopted, ie, 150mm above
the highest flood level of 5.15mAQD in the event of a breach of the
local flood defences. Existing ground levels will, in general, be
maintained and utilised as surfaced car parking or soft landscape. A
nett increase of hard surface will arise, but SUDS measures will be

odopted to manage the resultant storm water accumulation.

FO12L — Downes Family Site, Pa Healy Road, L}m;ick.
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Appendix A

Fluvial Mapping

FO12L - Downes Family, Pa Healy Road, Limerick.
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Appendix B

Coastal Mapping

FO12L - Downes Family, Pa Healy Road, Limerick.
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Topographical Survey

FO12L - Downes Family, Pa Healy Road, IInerick.
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Appendix D

Notional Proposed Development Layout

FO12L - Downes Fomily,_Pc Healy Road, Limerick.
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1.0 INTRODUCTION

HRA PLANNING has been retained by the Downes Family to prepare a response to the
Chief Executives Report on submissions received in respect of the Draft Limerick
Development Plan 2022 - 2028 and to prepare a motion on behalf of Councitlor Kieran
O’Hanlon to secure a change in zoning from Education and Community Use to Mixed Use
purposes.

Of the total 1.7 hectares currently zoned for education & community use, only 1.2 hectares
are considered developable from a level and flooding perspective. It is therefore proposed
to incorporate 0.5 hectares of low lying land at the western extremity of the site adjoining
O'Briens pubic park as a natural recreational / wetland area.

A submission was made on behalf of the Downes family at Draft Plan stage, setting out
the reasons why it was considered that the zoning afforded to the land should be changed
from Education and Community Use to Mixed Use purposes. It is not the purpose of this
submission to revisit the issues originally raised, but rather to concentrate on the core
reasons why the planning authority does not consider mixed use zoning appropriate to the
land as detailed in the Chief Executives Report, including:

= Flooding;

= Justification Test;

= Sequential Approach; and

= Sustainable Neighbourhoods

In advance, it is considered necessary to set out a number of pertinent points regarding
the characteristics of the site, in particular its close connections to the city centre,
immediately adjoining facilities and services.

2.0 BACKGROUND

2.1 Site Context

The circa 1.7 hectare site fronts onto the Pa Healy Road as illustrated in Figure 1.0, with
a dedicated access provided into the site from the road. The land was part of an overall
development site which was subdivided following construction of the Pa Healy Road. Phase
I of a proposed residential development is being advanced on the northern side of the road
via the Strategic Housing Development (SHD) process. The subject land comprises Phase
1I of the development proposal.

The site is fully seiviced with a surface water and gravity foul sewer and a potable water
supply. It benefits from public lighting, footpaths and a cycleway route and will adjoin a
significant secondary school with capacity to accommodate 750 no. students.

22005b Draft Development Plan Motion ' 1
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Figure 1.0 Site Location & Context in Proximity to City Core
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The site is located within a 10 - 15 minute walk of Limerick city centre; a 10 minute walk
from St. Johns Hospital; a 7 minute walk of O’Briens Public Park and the Limerick School
of Art & Design; and a 25 minute walk from the University of Limerick. The site is also well
serviced by existing bus routes, with 2 no. bus stops within a 4 minute walk of the site
(See Figure 2.0 for bus stops in the area). The site is effectively serviced by the 323,
341, 323 X and 304A bus routes. The 304A Raheen - University bus route provides
effective connectivity to both sides of the city (Raheen & Castletroy) every 20 minutes.

It is noted that the site will be situated immediately adjacent to the proposed Bus Connects
Corridor on the Dublin Road, which will provide a 10 minute regular bus service as per the
Limerick Shannon Metropolitan Area Transport Study (LSMATS).

2.2 Adjoining Gaelcholaiste

Significantly, planning permission was recently granted for a new 7.800sqm post primary
(Gaelcholaiste) school on adjoining lands to the south of the site (old Dawn Dairies site -
planning references P19/1252) and as detailed in Figure 2.0. The primary permitted
access to the new school is off the Pa Healy Road, via a shared access with the adjoining
Shannon Minerals site.

The subject lands are zoned for education and community purposes, presumably to
facilitate future expansion of the recently permitted Gaelcholaiste. This assumption is
confirmed in the Chief Executive’s Report to Submissions made on the Draft Development
Plan, whereby the Council states that the land is required to facilitate the future expansion
of schools. However, Limerick Clare & Education Training Board (LCETB) has confirmed
that the development of the new Gaelcholdiste Luimnigh has commenced on site and is
due for completion in the second half of 2023. Accordingly, LCETB does not require to
extend the school site through the purchase of additional lands (See email as detailed in
Appendix 1). It is thus confirmed that this land is not required for education purposes.

2.3 Flooding

A Flood Risk Assessment (FRA) was prepared by CS Consulting Group in respect of the
land and was submitted to the planning authority as part of the Draft Plan submission.
The FRA acknowledges that the site is subject to coastal and fluvial flooding.

The western end of the site is at a low level, significantly below the level of the Pa Healy
Road. A large part of this area contains reed growth and standing water or ponding which
is visible from the Pa Healy Road. This area is adjacent to the Clare Street Recreation Park,
which appears to be noted as wet land on the 1913 historic OSI mapping shown below the
photos. It is propcsed to maintain this area free from development and to incorporate it
into the overall development of the land as a natural wetland / recreational area adjoining
O’Briens Public Park.

It is noted that the eastern, developable area of the subject site exhibits the same flooding
characteristics as the adjoining Dawn Dairies site on which a new school was granted
planning permission (P19/1252). Within the Planning System and Flood Risk Management

22005b Draft Development Plan Motion 3



HRA PLANNING Chartered Town Planning Consultants

Guidelines for Planning Authorities (the Flooding Guidelines), a school, similar to
residential and other mixed use development is considered to be Highly Vulnerable
Development. However, the Justification Test was undertaken in support of the school
development proposal and was deemed acceptable by the planning authority subject to
mitigation measures and management of residual risk. In this instance the school
mitigated against flooding by proposing a finished floor level of 5.30mOD.

Similar to the recently permitted school, a mixed use development on the subject site can
be comprehensively mitigated to ensure effective management of residual risks.

2.4 Development Proposal

Development proposals for the site are currently at feasibility stage and includes live work
units with office accommodation at ground floor level and residential use overhead fronting
onto the Pa Healy Road, workshop units and a primary care centre with associated office
space.

The proposed development and the design of finished ground levels will be responsive to
the potential of flood risk. Similar, to the recently permitted school on the adjoining site,
any proposed development on site will have a finished floor level of 5.30mOD which will
provide protection against all flood events. Consistent with the Planning System and Flood
Risk Management Guidelines for Planning Authorities (the Flooding Guidelines), and
specifically the recommended approach set out in Section 5.16 of those
guidelines, the proposed development seeks to mitigate and manage the potential for
flood risk through the proposed design in order to further reduce such risk to an
acceptable level.

A comprehensive emergency plan can be prepared to ensure that appropriate flood risk
measures are adopted as part of the development proposal. These include patron
awareness and education of flood risk scenarios and protocols and restrictions of use of the
parking area in certain instances of flood risk to all residents and patrons of the
development as part of operational management mechanisms prior to first and each
occupation. This will be delivered by early warning advice and updates which will
be sourced from Met Eireann and relayed to residents / occupiers through the
development management. Given the designed finished floor levels, inundation of
development will not be anticipated and accessibility in/out of the development will be
maintained via Pa Healy Road similar to the access arrangements for the Gaelcholaiste
which was permitted under planning permission P19/1252. Such access was deemed safe
and appropriate from a flooding perspective when assessed as part of the school proposal
and it is considered that such assessment and conclusions would be applicable to the
subject site.

22005b Draft Development Plan Motion 4
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Figure 2.0 Site In Context of Permitted New Post Primary School
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3.0 THE CASE FOR MIXED USE ZONING

As per Section 3.7 of the Flooding Guidelines, although there is a need for future
development to avoid areas at risk of flooding, it is recognised in the Guidelines that the
existing urban structure of the country contains many well established cities and urban
centres, which will continue to be at risk of flooding. Accordingly, the flood risk
management guidelines do facilitate development within areas of flood risk which
contribute to compact sustainable growth of established urban city areas where the type
and extent for flood risk has been established, where the potential flood risks can be
mitigated, and, where the proposed development would not give rise to residual flood risk
effect to the proposed development, or to surrounding people, environment or the
economy. It is submitted that development on the subject site, similar to the permitted
Gaelcholaiste, can comply with Section 4 of the Flooding Guidelines and therefore should
be considered from a zoning perspective.

3.1 Flooding & Planning Precedence

Notwithstanding that Limerick City & Cunty Council has established its own precedence in
granting planning permission for the Gaelcholaise on adjoining land, there is other similar
precedence adopted by other Councils in Ireland and approved by An Bord Pleanéla.
Further to the flood risk management case set out above, the Downes Family submit that
its interpretation of the Flood Risk Management Guidelines, is consistent with
the interpretation and application of those guidelines also by both Cork City Council and
by An Bord Pleanala (ABP) in their recent assessment of a planning application for student
housing development presented to them.

In this regard, reference is made to a planning application submitted to Cork City Council
and subsequently appealed by the first party to An Bord Pleandla for development
consisting of the construction of a four-storey student accommodation building located in
the Mardyke area of Cork City adjacent to the River Lee (Cork City Council ref: 21/39853
and An Bord Pleandla ref: ABP-309974-21).

In its assessment, the Board acknowledged that that site was identified as being the
subject of both a 1% AEP fluvial flood risk and a 0.5% AEP tidal flood risk. The Board
thus categorised the site as being with Flood zone A (under the Planning System and
Flood Risk Management Guidelines) and the proposed residential use as being highly
vulnerable development. Accordingly, the flood risk management Justification
Test was applicable to that application. In its assessment of the Justification Test, the
Board acknowledged that the site was suitably zoned for residential use, it acknowledged
that proposed design levels were raised to exceed predicted worst case flood levels under
the 1% AEP flood event scenario; thatan emergency plan was proposed which
included evacuation of occupants during worst case events, and it considered that the
proposed building would represent good urban design, vibrancy and activity of the
streetscape. On that basis, the Board stated that the proposed development passed the
“Justification Test’ and that the proposed development would be consistent with The
Planning System and Flood Risk Management Guidelines.

22005b Draft Development Plan Motion ) 6
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The applicant submits that there are parallels between that approved scheme and the
proposed development. This includes the urban city location proximity to both the city
and the university; the same potential coastal flood risk; the suitability of raising the
design level and its tie-in with the urban streetscape. In that instance, the River Lee flood
relief scheme is not in place, and there are no current urban protection measures other
than the design and mitigation.

3.2 Flooding & the Justification Test

In order to achieve the aims and objectives and comply with the requirements of the
Guidelines, the Local Authority’s approach to the zoning of land is to avoid development
in areas at risk, where possible and substitute less vulnerable uses, where avoidance is
not possible. A precautionary approach has been adopted by the local authority in line with
the Guidelines. Whilst this approach is noted and acceptable in principle, it is considered
that the Local Authority also has a duty to promote compact growth and to facilitate
residential development in proximity to the city core and adjoining services (schools) and
facilities (public parks).

The Local Authority state in the Chief Executives Report that in considering the Justification
Test the Draft Plan takes a City Centre first approach to the spatial development of
Limerick City and Environs. It is stated that ‘the core’ is defined as the area zoned “City
Centre”. As detailed in Section 2(iii) of the Justification Test, the subject site must be
either within or adjoining the core. As detailed in the Justification Test below (Table 1.0)
and illustrated in Figure 1.0, the subject site adjoins the city centre zoned area. The
Downes family thus submits, contrary to the opinion of the local authority, that the
proposed development does in fact comply with the Justification Test, similar to the
adjoining Gaelcholaiste development on adjoining lands recently granted planning

'22005b Draft Development Plan Motion 7
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The Limerick City Development Plan 2010 - 2016 identified various strategically located
urban centres and zoned land whose continued growth and development is/was
encouraged in order to bring about compact and sustainable urban development and more
balanced regional development. The subject site is one of the very few sites adjoining the
city centre that remains undeveloped and which is capable of immediate development.
Therefore, in full consideration of the Planning System and Flood Risk Management
Guidelines, the subject site complies with Box 4.1 Justification Test of the Guidelines and
it is submitted that the subject lands should be appropriately zoned to accommodate
development.

3.3 Sustainable Neighbourhoods & Sequential Development

The National Planning Framework (NPF) seeks to achieve more compact and sustainable
growth through consolidating a greater share of future development within the existing
built footprint of settlements, to include new homes, businesses and amenities. The NPF
sets national targets for brownfield/infill housing development in cities (50%) to support
the regeneration of existing urban areas. NPF compact growth objectives together with
Town Centres First principles are focused on the reuse of previously developed buildings
and land and building up ‘infill’ sites, especially those that are centrally located in
settlements at all scales.

SPPR DPG 7 of the Draft Development Plan Guidelines states that,

“Planning authorities shall adopt a sequential approach when zoning lands for
development, whereby the most spatially centrally located development sites in
settlements are prioritised for new development first, with more spatially peripherally
located development sites being zoned subsequently”.

The subject site adjoins the city centre, is within a 15 minute walking distance of services
and facilities in the city core, adjoins a proposed new school and neighbours an existing
hospital. The land is accessible with adequate water services and facilities. The principle
of developing this land has always been acceptable, with the land zoned for mixed use
purposes in previous development plans.

Zoning this land for mixed use purposes will ensure that a portion of new development
reflects the compact growth and town centres first agenda, which is also a key dynamic in
addressing climate change, through reducing dependence on car-based transport, the
extent of green-field land consumption and costly and inefficient infrastructure provision
and use. In this instance, the development plan is provided with an opportunity to deliver
a framework for development, which ensures a close correlation between facilitating
residential and mixed uses on land with infrastructural capacity whilst also ensuring that
a substantial element of future growth adjoining the city centre.

The case for mixed use zoning has already been established in the Draft Plan with 4 no.
sites already identified in the environs of the city, well removed from the city core, as
detailed in Figure 2.0.

22005b Draft Development Plan Motion 15
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[ site Location Walktime Distance
¥/, Mixed Use Limerick Zoning 1 km
1.5 km

Figure 3.0 Extent of Mixed Use Zoning in Draft Plan
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It is confirmed that the subject land falls within Tier 1 land, which is suitable for
development in the short term and during the life of the proposed Development Plan, at
no cost to Exchequer, as detailed in Table 2.0.

Whilst the land has capacity for 50 no. additional units and which will need to be added to
the core strategy, it should be noted that the land could be developed for a mix of
residential and other uses, including a substantial area dedicated to open space /
recreational use as detailed in Figure 4.0. Accordingly, only a percentage of the estimated
residential yield from the site land needs to be included in the core strategy table.

Site Capacity Audit

Area of Site 1.7 hectares gross — 1.2 hectare net
Site in Built-Up Area Within 15 minute walk-time of city centre
Service Status Tier 1
Lighting v’
Footpaths & Cycle Lanes | «/
Public Transport &
Road Access v
Water v
Foul v’
Surface Water (Ve
Flood Risk )4
Infill / Brownfield Vv
Proximity to Schools Vg
Assumed Residential Density 50 units per hectare!
Estimated Residential Yield from Site 50 units max
Planning History Historical planning permission for industrial uses

Table 2.0 Site Capacity Audit as per Draft Development Plan Guidelines (merged with structure
proposed in Draft Plan).

Figure 4.0 Area of .and Hatched Green to be Developed as Public Recreation Area

1 Minimum 50 units per hectare in proximity to bus corridor as per Design Standards for New Apartments

22005b Draft Development Plan Motion 17
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4.0 MOTION TO AMEND THE DRAFT PLAN

It is hereby requested that the education & employment landuse zoning afforded to land
located on the southern side of the Pa Healy Road as illustrated in Figure 1.0 is changed
to mixed use zoning.

It will be necessary to insert a new ‘Section 10.4.2.14 Pa Healy Road’ into the Draft Plan
in Chapter 10: Compact Growth and Revitalisation to ensure compliance with the existing
plan structure. The text proposed is as follows:

Section 10.4.2.14 Pa Healy Road

The 1.7 hectares site is in a prominent location with road frontage onto the Pa Healy Road.
The site and adjoining land (former Dawn Dairies) require significant regeneration. in a
coordinated and holistic manner, facilitating mixed uses and associated synergies whilst
ensuring sustainable compact growth.

Objective ---- Pa Healy Road

It is an objective of the Council to:

a) Require the preparation of a masterplan for the land which utilises the low-lying land to
the west for recreational purposes and facilitates a mixed-use / residential development to
the west with vehicular access off the existing permitted entrance which was constructed as
part of the link road (Pa Healy Road);

b) Enhance the character of the area through urban design and placemaking, incorporating
buildings of high-quality design having regard to the sites prominent location on the Pa
Healy Road;

¢) Require provision of an integrated sustainable mobility network, with walking, cycling
and public transport as the main components;

Facilitate connectivity between the lowlying land to the west and the adjoining O’Briens
public park to the south;

d) Ensure green infrastructure is a key component of the design and layout;

e) Promote a site-specific approach, reflecting emerging best practice, in addressing flood
risk and prepare a Site Specific Flood Risk Assessment in accordance with the Planning
System and Flood Risk Management Guidelines for Planning Authorities.

It will be necessary to amend Section 12.3 of the Draft Plan in respect of Land Use Zoning
Objectives (additional text shown in red) as follows:

Objective: To provide for a mixture of residential and compatible commercial uses.

Purpose: To facilitate the use of land for a mix of uses, making provisions, where
appropriate for ‘primary’ uses i.e. residential and combined with other compatible
uses e.g. offices as ‘secondary’. These secondary uses will be considered by the Local
Authority, having regard to the particular character of the area. A diversity of uses
for both day and evening is encouraged. These areas require high levels of
accessibility, including pedestrian, cyclists and public transport (where feasible).
Opportunity sites set out in Chapter 10: Compact Growth and Revitalisation, include

22005b Draft Development Plan Motion 18
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Mixed Use zoned lands located at Towlerton, Parkway Valley, Thomond Park, and the
Pa Healy Road which have been accounted for in the Core Strategy figures. In
addition, the Draft Retail Strategy has identified capacity for additional retail floor
space in Moyross, which could be accommodated on the Mixed Use lands at The Bays

identified for employment uses only.

22005b Draft Development Plan Motion
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Appendix 1.0
Email from LCETB Confirming Additional Education & Community Zoned Land is Not
Required

---------- Forwarded message -------—

From: Eamon Murphy <eamon.murphy@Icetb.ie>

Date: Fri, Jan 21, 2022 at 3:20 PM

Subject: Re: Clare Street

To: fmcmanagementservicesltd @gmail.com <fmcmanagementservicesltd @gmail.com>

This e-mail was sent from a sender outside of your organisation. Please do not click links or open attachments unless you
recognise the source of this e-mail and know that the content is safe.

Hi Frank,

Further to our recent discussions, the development of the new Gaelcholdiste Luimnigh has commenced on site and
is due for completion in the second half of 2023. In this regard, Limerick and Clare ETB does not require to extend
the school site through the purchase of additional lands.

Best regards,

Eamon.

Caipitil agus Solathair

Capital & Procurement

Bord Oideachais agus Qiliina Luimnigh agus an Chlair

Limerick and Clare Education and Training Board (LCETB)

22005b Draft Development Plan Motion
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Briefing Note — Downes Family Lands

» It is requested that the education & community landuse zoning afforded to land located on the
southern side of the Pa Healy Road in the Draft Plan, is changed to mixed use zoning.

= Although zoned for education & community use, Limerick Clare Education Training Board has
confirmed in writing that they do not require additional land for the adjoining permitted Gaelcholaiste.

« Of the total 1.7 hectares zoned for education & community use in the Draft Plan only 1.2 hectares
are considered developable from a level and flooding perspective. Accordingly, 0.5 hectares of low
lying land at the western extremity of the site adjoining O’Briens pubic park as a natural recreational
/ wetland area.

= The land is optimally located neighboring a permitted post primary schoo! (Gaelcholaiste), O'.Briens
Public Park, Limerick School of Art & Design, St. Johns Hospital and is within a 10-15 minute walk of
the city centre core.

» The site is subject to flooding and exhibits the exact same characteristics as the Dawn Dairy site
which was granted planning permission for a school (P19/1252).

= Both a school and residential use fall into the same ‘vulnerability category’ as per the Flooding
Guidelines and both sites require / required a Justification Test.

= If planning permission was recently granted for a school on adjoining lands with the exact same
flooding characteristics, then there is no reason why residential / mixed use could not be
considered appropriate on the subject site.

» Significant resources and financial investment have been spent to date in advancing feasibility
studies for mixed use development on the site under its current mixed use zoning, including live
work units with office accommodation at ground floor level and residential use overhead fronting
onto the Pa Healy Road, workshop units and a primary care centre with associated office space.

= The site can provide similar flood mitigation measures as the adjoining permitted Gaelcholaiste.

= Cork City Council and An Bord Pleanala recently granted permission for a significant residential
development adjacent to the River Lee which was also located in Flood Zone A as it was deemed
to pass the Justification Test (ABP 309974-21).

« The Justification Test requires a site to be either within or adjoining the city core. The subject
site adjoins the city core. The city centre zoning extends to a 1.5km distance in parts and the
subject site is located within a similar catchment. For example, the subject site is situated the
same distance from the centre of Limerick city as the city centre zoning that covers the Colbert
Station lands.

« The case for mixed use zoning.has already been established in the Draft Plan with 4 no. sites
already identified in the environs of the city, well removed from the city core.

« The land falls within Tier 1 land, which is suitable for development in the short term and during
the life of the proposed Development Plan, at no cost to Exchequer
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1.0 INTRODUCTION

Cronin Sutton Cotter were appointed by the Downes Family to carry out an

appropriate level of Flood Risk Assessment for the site of a proposed Mixed-Use

development at Pa Healy Road in Limerick City. See below site location map Fig 1.

Figure 1 ~ Current Aerial (Google Maps) - location of development site in red.

In preparing this report Cronin Sutton Cotter Consulting Engineers have made
reference to the following:
¢ Limerick City Development Plan 2010 - 2014,
o Office of Public Works, {OPW) via Floodinfo.ie.
e Ordnance Survey of Ireland, {OSl),
¢ The Department of the Environment, Community & local Government -
flooding documents, notably, The Planning Systemm & Flood Risk
Management: Guidelines for Planning Authorities & Technical
Appendices.

FO12L — Downes Family Site, Pa Healy Road, Limerick.
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2.0 Fluvial & Coastal Mapping & Proposed Site

An extract from map no. $2526LIK_EXFCD_F1_59 Fluvial Flooding Extent with site outline

marked in red can be seen in Fig.2 below. Full map is attached within Appendix A.

0% AEP 15 AP 0.1% AEP

Modelabe! | Water Leve! | Total Flows | Water Level Toral Fi tewel | Toral Flow
(mAOD} | fm's) | (mAOD) | (w'isl | (mAOD} | fmiss)

Q1ABBO0912 3.80 397 424

03IABBO0E39 7= 383 212

Figure 2 —Cument CFRAM Fluvial Map with site marked on in red.

The map shows a large part of the site as being within the 0.1% AEP flood zone and
that means that this part of the site has an 'Annual Exceedance Probability’ of 1 in
1000 chance of being exceeded or an event occurring. In terms of predicted fluvial
flood levels, the node most relevant to the site on the map is 01ABB0043% and the 0.1%
AEP water level is 4.12m AOD.

FO12L — Downes Family Site, Pa Healy Road, Limerick.
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The extract below is taken from the Coastal Map (S2526LIK_EXCCD_F1_59) and
indicates that there is a notable portion of the site liable to flood but is in an area
being defended from coastal/tidal flooding, with a 'Standard of Protection'
equivalent to 0.5% AEP, or 1 in 200-year event. See Fig. 3 below with site marked on in

red. The full map can be found within Appendix B of this report.

In terms of predicted coastal/tidal flood levels, the node most relevant to the site on
the map is 01ABB00639 and the 0.1% AEP water level is predicted to be 5.15m AOD.

A S

rs U -
. Ek?’*-rl

e - - - ==

0% AEP 0.5% AEP 01% AEP
NodeLabel | Water tevel |Total i Leve![Total Flavs |Water Level | Total Flow
(mAOD) | {mv'fs) | (maAOD} | {m'fs) | (mAOD} | (m'fe)
OIAEBDOSI2 | 409 476 515
01ABBO0E39 | 4.0¢ 475 515

Figure 3 — Current CFRAM Coastal Map with site marked on in red.

FO12L - Downes Family Site, Pa Healy Road, Limerick.
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3.0 SITE DESCRIPTION

The development site is as shown in Figure 4 below.

A topographical survey of the site is attached in Appendix C of this report. There are
public footpath, cycle lane and roadway (Pa Healy Road) on the northern boundary,
with third party lands on the eastern and southern boundaries, including the Clare
Street Recreation Park. At the western boundary, there is a Local Authority pumping
station, which is part of the Limerick Main Drainage infrastructure, and public walking

amenities alongside the Park Canal, see photos below.

Along the southern boundary of the site, there is a ‘Maintenance Right-of-Way' to
facilitate any potential future works required to the Limerick Main Drainage scheme,

formerly known as the Loggers Stream, which is now piped.

The western end of the site is at a low level, significantly below the level of the Pa
Healy Road itself, see photos below. A large part of this area contains reed growth
and standing water or ponding which is visible from the Pa Healy Road and can be
seen on the topographical survey also. This area is adjacent to the Clare Street
Recreation Park, which appears to be noted as wet land on the 1913 historic OSI

mapping shown below the photos.

FO12L - Downes Family Site, Pa Healy Road, Limerick.
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At the existing site enfrance and along Pa Healy Road. the topographical survey
shows the site to have higher ground levels. This eastern end of the site is immediately
adjacent to the site of the proposed Gaelscoil (Planning Reference 19/1252), which

has received planning permission and construction is reportedly imminent.

The development of the area and the site is summarised in the historic mapping (OSI)

below showing 1913, 2000 and 2012 respectively.
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4.0 PROPOSED DEVELOPMENT

While a finalised site layout is not confirmed at this time, a notional proposed site
layout is shown below. It is proposed that a large proportion of the site will be soft
landscaping including all the west end of the site adjacent to the Clare Street
Recreation Park, possibly incorporating a Storm Water Retention Pond.

The majority of this Mixed-Use development will be concentrated around the existing
enfrance to the site and along the road frontage of Pa Healy Road, essentially the
highest level of the lands. Some development may take place towards the southern
boundary to compliment the proposed buildings given permission as part of the
Gaelscoil with planning reference 19/1252. A large portion of the east end of the
development will include hard landscaping such as circulation road and car parking
(non-vulnerable development) but with SUDS measures incorporated to minimise
attenuation requirement and to minimise loss of floodplain (retain existing levels as far

as is practical).

FO12L — Downes Family Site, Pa Healy Road, Limerick.
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5.0 DEFINITION OF FLOOD RISK

There is an existing inherent risk of any flood event occurring during any given year.
Typically, this likelihood of occumrence was traditionally expressed, for example, as a

1-in-100 chance or a 100-year storm event happening in any given year.

A less ambiguous expression of probability is the Annual Exceedance Probability
(AEP}, which may be defined as the probability of a flood event being exceeded in
any given year. Therefore a 1-in-100-year event has a return period of 1% AEP flood

event, similarly a 100% AEP can be expressed as a 1-in-1-year event.

5.1 The Planning System and Flood Risk Management, Guidelines for Planning
Authorities set out the best practice standards for flood risk assessment in

Ireland. These are summarised in Table 1.0 below {Table 8.1 from Guideline’s

document}.
Flooding Source Drainage River Tidal/Coastal
Residential 1% AEP 0.1% AEP 0.1% AEP
Commercial 1% AEP 1% AEP 0.5% AEP
Water-compatible - >1% AEP >(0.5% AEP
(Docks, marinas)

Table 1.0: Summary of Level of Service — Flooding Source.

Under these guidelines a proposed development site has first to be assessed to

determine the flood zone category it falls under.

5.2 It is a requirement of the Depariment of the Environment, Community & Local
Government flooding guidelines, The Planning System and Flood Risk
Management, Guidelines for Planning Authorities, that the predicted effects of

climate change are incorporated into any proposed design.

FO12L - Downes Family Site, Pa Healy éan, Limerick.
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Design Category Predicted Impact of Climate Change
Drainage "10% Increase in rainfall
Fluvial (River flows) 20% Increase in flood flow

Table 2.0 The predicted climate change variations.

The flooding guidelines categorise the risks associated with flooding into three

areas, Zone A, B & C. This categorisation is indicated below.

Zone ‘A’ - High Probability of Flooding. Where the annual exceedance
probability of flooding from rivers and sea is highest (10% annually or 1 in 10 for

river flooding and coastal flooding).

Zone ‘B’ — Moderate Probability of Flooding. Where the annual exceedance

probability of flooding from rivers and sea is moderate (1% annually or 1 in 100

and 0.5% annually or 1 in 200 for coastal flooding).

Zone 'C’ - Low Probability of Hooding. Where the annual exceedance
probability of flooding from rivers and sea is moderate to low (0.1% annually or

1in 1000 for both rivers and coastal flooding).

In accordance with the Planning Systems and Flood Risk Management
Guidelines for Planning Authorities, Mixed-Use (incorporating residential)

developments are classified as ‘highly vulnerable developments'.

The flooding guidelines have developed an ‘appropriateness’ matrix for

various developments and their potential risk factor.

As noted above, a Mixed-Use (incorporating residential) development is
classified as ‘highly vuinerable’ and as the site is confirmed by CFRAM mapping
to potentially flood, ajustification test is required. See Section 7.0 for justification

test for the proposed scheme.




C8 CONSULTING
GROUP

6.0 POTENTIAL FLOOD RISKS & MITIGATION MEASURES
6.1 Fiuvial Flooding

Fluvial flooding is the result of a river exceeding its capacity and excess water
spilling out onto the adjacent floodplain. The subject site is located near the

River Shannon and Park Canal.

Fluvial mapping shown in section 2.0 above shows a large portion of the site fo
be at alow risk (0.1% AEP) of flood water rising fo 4.12mAQOD. The existing leveis
on the site vary from 5.0mAQOD at the existing site entrance and along the
north-east boundary of the site (along Pa Healy Road), to between 3.0 and
3.5mAQD along the southern boundary and for the majority of the western end

of the site.
6.2  Coastal/Tidal Flooding

Coastal flooding in this instance is the result of the river exceeding its capacity
and excess water spiling out onto the adjacent floodplain, when influenced
by the fidal movements at the coast/estuary. The subject site is located near

the River Shannon and Park Canal.

Coastal/Tidal mapping shown in section 2.0 above shows a large portion of the
site to be at a low risk {0.1% AEP) of flood water rising to 5.15mAOD, subject fo
the failure or over topping of the local flood defences which provide a
standard of protection to 0.5% AEP. As noted above, the existing levels on the

site vary.

6.3 Mitigation Measures
The majority of the existing site levels will be maintained as far as is practical,
particularly all the western end of the site and along the southern boundary
and these areas will consist of soft landscaping and non-vulnerable uses.
The maijority of the mixed-use development will be constructed at the highest
part of the site on the road frontage to Pa Healy Road. Finished floor levels of
5.3mAQOD will be adopted, ie, 5.15mAOD plus 150mm for climate change,

_ similar to the recently permitted adjacent development of the Gaelscoil.
FO12L - Downes Family Site, Pa Healy Road, Limerick.
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JUSTIFICATION TEST

In accordance with The Planning system and Flood Risk Management
issued by the Department of the Environment, Heritage and Local

Government a site should be classified accordingly.

The subject lands are deemed ‘highly vulnerable’, and the site is confirmed to

flood by the CFRAM mapping and so, as such, a justification test is required.

There are two parts to the justification test, (A) Jusfification Test for
Development Plans and (B} Jusfification Test for Development Management.
The lJustification Test for Development Plans is infended to inform land-use

zoning decisions in the preparation of a Development Plan.

The subject lands are zoned for mixed use development in the current Limerick
City & Council Development Plan. CSC have carried out a type (A) Justification
Test for Development Plans, see section 6.5 and a type {B) Justification test for

Development Management, see section 6.6.

Justification Test for Development Plans

Justification Test for Development Plans

1.0 Urban settlement is targeted for growth.

Yes: The subject sife is located within Limerick City, which is targeted for growth

and in need of housing and associated facilities.

2.0 The zoning or designation of the lands for the particular use or development type

is required to achieve proper planning and sustainable development of the urban
settlement and, in particular:
I, Essential fo facilitate regeneration and / or expansion of the centre of the
urban settlement.
Yes: This site is in an established area of the city. Development in this area is

a mixture of retail, commercial and residential. This site is considered a high

profile, infill site, appropriate for a mixed-use development and for the

expansion of the city. |

FO12L — Downes Family Site, Pa Healy Road, Limerick.
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3.0

Comprises significant previous development and / or underutilised lands.

The River and Canal along this stretch primarily flows through the built-up
established City of Limerick. The site has been underutilised for many years,
particularly since the construction of the Pa Healy Road prior fo 2010.
Specific access to the site was developed as part of the Pa Healy Road
construction. There is existing development o the east, south and west

boundaries of the site.

Is within or adjoining the core of an established or designated urban
settlement.

Yes: The land forms part of an established, large urban setflement.

Will be essential in achieving compact and sustainable urban growth.

Yes: See responses fo (i), {ii) and (i) above.

There are no suitable alternative lands for the particular use or
development type, in the areas at lower risk of flooding within or adjoining
the core of the urban settiement.

There are no altemative suitably zoned lands availabie for significant
development with equivalent proximity to the city centre, recently
constructed road infrastructure and Limerick Main Drainage underground

services.

A Flood risk assessment to an appropriate level of detail has been carried out.

Yes.

Conclusion: The subject site passes the Justification Test for Development Plans.

F612L - Downes Family Site, Pa Healy Road, Limerick.
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7.6

Justification Test for Development Management

Justification Test for Development Management

1.0

2.0

(i)

The subject lands have been zoned or otherwise designated for the particular
use or form of development in an operative development plan, which has been
adopted or varied taking account of these guidelines.

The subject lands are zoned ‘Mixed-Use', which includes Residential
development.

The proposal has been subject to an appropriate flood risk that demonstrates:

The development proposed will not increase flood risk elsewhere and, if

practicable, will reduce overall flood risk;

Yes, the lower levels of the site up to 4.12mAOD, will be allowed 1o flood in the
event of fluvial flooding. In the event of coastal/tidal flooding as a result of a
breach of the local flood defences {greater than a 1 in 200-year event), flood
levels could rise to 5.15mAOD. Based on existing levels of the site and
surrounding lands, there will be minimal loss of flood plain as a result of this
development. While some areas of the site will change from soft landscape to
hard landscape, SUDS measures will be incorporated to minimise any

confribution to flood risk elsewhere, but overall flood risk will not be reduced.

The development proposal includes measures to minimise flood risk fo people,

property, the economy and the environment as far as reasonably possible;
Yes, the ground floor residences proposed will have a finished floor level
5.3mAOD, 150mm above the highest flood level that could be reached

in the event of a breach of the local flood defences.

The development proposed includes measures fo ensure that residual risks fo
the area and/or development can be managed to an acceptable level as
regards the adequacy of existing flood protection measures or the design,

implementation and provisions for emergency services access;

Yes, emergency services access around all the buildings will be maintained.

SUDS measures will be incorporated to minimise the residual risk to the site from

FO12L - Downes Family Site, Pa Hecly_/ Road, Limerick.




(iv)

fluvial flooding. Finished floor levels of 5.3mAQOD will provide adequate flood

protection for buildings.

The development proposed addresses the above in a manner that is aiso
compafible with the achievement of wider planning objectives in relation to
development of good urban design and vibrant and active streetscapes.

Yes: the development will be in accordance with planning objectives and in

accordance with development and flooding prevention guidelines.

| Conclusion: The site passes the Justification Test for Development Management,

8.0

8.1

8.2

8.3

Conclusions

CFRAM mapping indicates a large portion of the site may be subject to
fluvial flooding and also a similar large portion of the site may be subject to
coastal/tidal flooding in the event of a breach of the local flood defences.
However, existing site levels suggest that fluvial flooding at 4.12mAOD will

only affect the lower areas of the site to the west and the south.

As noted above, a mixed-use (incorporating residential) complex is
classified as ‘highly vulnerable' and as flooding is predicted to occur on the
site, a Justification Test is required to be carried out. This is carried out in
detail in section 7.0 above and in our opinion the site passes both parts of
the Justification Test.

Mixed-Use/Residential development is proposed at ground level and a
finished floor level of 5.3mAOD will be adopted, ie, 150mm above
the highest flood level of 5.15mAQD in the event of a breach of the
local flood defences. Existing ground levels will, in general, be
maintained and utilised as surfaced car parking or soft landscape. A
nett increase of hard surface will arise, but SUDS measures will be

odopted to manage the resultant storm water accumulation.

FO12L — Downes Family Site, Pa Healy Road, L}m;ick.
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Appendix A

Fluvial Mapping

FO12L - Downes Family, Pa Healy Road, Limerick.



0005 :1 :9jedg dew +1.0L.ZOONS Jaquiny sousor] ‘peatesel sjubu |y "puejel AeAing 90URUPIO ®

O

00S

oo

008

0oz

001

05

0

sieleN I S W .

005851
[l

__|m<@ L) @eog 10id
| "0 usisiney 50 J0 65 190US
= - = < o ey E_n.un— E.___un—
AUIMgzse :
“ o 14 aoa | 53 88°E SL'E 6£90089VT0
GOz ST e A RTFTE Ty 6€ 08 | Z160088VI0
Cwbremrong o ) | (s/gw) | (aovw) | (/) | (qoww) | (/) | (aoww)
m M_”Wm.ﬂm_ﬂ,wﬁn_ ..“_m:muM. MoO[{ [e10L | [2AD] 131e M | moyd [e30) |[2AD] 1318 M| Mo [elOL [9A3] 4306y | |2gE] SPON
“ ORI eary dav %10 43V %t 43V %0T
| VAN ‘eounog
_ INILX3 ad4| dep |
AQNLS WYH4D NONNYHS Josfold |
9EXN SID
gagd v0d yeap ‘00
¥ ungang wiy
peoy oIS 1090S YME uBYIRLOD Al

9snOH uoLLAY SHIOM 21|ANe JO SO0 BYL

- SE0OVr o ¢

dVIN SIHL
ANVAWO2OV 1vHL 3SN 40 SNOILIONOD
ANV S3LON JINVAIND "WIAWIYIOSIA IHL OL
3438 QINOHS dVIW_SIHL 40 ¥IAMIIA TFHL
TFION 935N INVIHO4W

{104 usalb Aue u) 9oueYo 0QL Ul L) D
juexy poold [eian]d 43V %10

(1eak usalb Aue uj aaueyo ool Ul L) .
juaix3 poold [elAnld 43V %I

(1eak uanib Aue w asueyd gL ul ) .
1u9)x3 poold [ejAn)d d3V %01

galy papuajeq §

JuaueqW T :8oUBjeQ POs|d

llepm :edusjeq poold

Ampunogyay [ |
yoeay [opoyy  ——
)

S8poN

»
-

000254

wueld Udljeso

00S6SE

=

-

J
000454

00551

000853

0opesk




CS CONSULTING
GROUP

Appendix B

Coastal Mapping

FO12L - Downes Family, Pa Healy Road, Limerick.
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Appendix C

Topographical Survey

FO12L - Downes Family, Pa Healy Road, IInerick.
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Appendix D

Notional Proposed Development Layout

FO12L - Downes Fomily,_Pc Healy Road, Limerick.
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1.0 Introduction

In accordance with Section 12(6) of the Planning & Development Act 2000 - 2021 and
further to consideration of the Draft Development Plan and the Chief Executive’s report, it
is considered that the Draft Plan should be further amended.

The proposed amendment relates to 1.6 hectares of land adjoining the Jetland District
Centre. A detailed submission was made by Valley Healthcare Infrastructure Investment
Fund ICAV at Draft Plan stage, inclusive of a Flood Risk Assessment and Justification Test,
seeking a change in the zoning from proposed agricultural use to District Centre zoning.

It is not the purpose of this submission to revisit the issues raised in the submission, but

rather to concentrate on the core reasons why the planning authority does not consider
mixed use zoning appropriate to the land as detailed in the Chief Executives Report.

Figure 1.0 Location of the Proposed Development Site

18019 Draft Development Plan Motion 1
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2.0 The Need for Change

It is submitted that the response of the Chief Executive to the submission made on the
Draft Plan needs to be reconsidered, having regard to the brownfield nature of part of the
site and the definition of an ‘urban core’ in the ‘Planning System and Flood Risk
Management Guidelines — DoEHLG-2009’ (Flooding Guidelines). In consideration of the
matter, it is requested that regard is had to the following pertinent points.

1. Since the zoning submission was made on the Draft Plan, a comprehensive planning
application has been submitted on the land for HSE sponsored Primary Care Centre
(PCC)

2. A comprehensive Site Specific Flood Risk Assessment (SSFRA) and Justification
Test was prepared and submitted in support of the Draft Development Plan
submission and the planning application, demonstrating that the site is at low risk
of flooding and can be developed in accordance with ‘The Planning System and
Flood Risk Management Guidelines — DoEHLG-2009’ (Flooding Guidelines).

3. A substantial part of the site, adjoining the road is brownfield in nature and is in
need of regeneration.

4. Contrary to the consideration of the planning authority it is submitted that the
proposed development does comply with the Justification Test, having regard to its
location within and adjoining the core of an urban area.

It is proposed to deal with each of these issues in further detail below.

3.0 The Case for District Centre Zoning

3.1 Submitted Planning Application

Since the zoning submission was made on the Draft Plan, a comprehensive planning
application has been submitted on the land for a 8,452sgm HSE sponsored Primary Care
Centre (PCC) with additional services provided by TUSLA (P21/1741). This application
was lodged on the 15" December 2021 with a decision due on the 17" February 2022.

The building comprises a four storey development extending to five storey in parts.
Because the building is constructed above the level of the floodplain, primary access to
the building is via a raised entrance podium.

The proposed development seeks to deliver a primary care facility that will accommodate
significant health and social care services for the city of Limerick outside of the hospital
setting. The proposed development will facilitate a multidisciplinary group of health and
social care professionals who work together to deliver local accessible health and social
services, for the benefit of the community. The development will provide for significant
community infrastructure within the north-western side of the city, on a site in the heart
of an established District Centre, proximate to other existing services and facilities.

18019 Draft Development Plan Motion 2
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There is no other alternative site available in the north western suburbs of Limerick City,
surrounded by residential development, accessible by public transport with the ability to
create synergies with other services and facilities, that can accommodate the development
proposal. This is the only remaining site within the Jetland District Centre that can be
developed, which can deliver the diversity of uses currently advocated in the Development
Plan.

3.2 Flooding

As per Section 3.7 of the Flooding Guidelines, although there is a need for future
development to avoid areas at risk of flooding, it is recognised in the Guidelines that the
existing urban structure of the country contains many well established cities and urban
centres, which will continue to be at risk of flooding. Accordingly, the flood risk
management guidelines do facilitate development within areas of flood risk which
contribute to compact sustainable growth of established urban city areas where the type
and extent for flood risk has been established, where the potential flood risks can be
mitigated, and, where the proposed development would not give rise to residual flood risk
effect to the proposed development, or to surrounding people, environment or the
economy.

A comprehensive Site Specific Flood Risk Assessment (SSFRA) and Justification Test was
prepared and submitted in support of the Draft Development Plan submission and the
planning application, demonstrating how the site can be developed in accordance with ‘The
Planning System and Flood Risk Management Guidelines — DoEHLG-2009’ (Flooding
Guidelines). The building has been constructed on a podium above the level of the
floodplain.

The SSFRA establishes that the subject site is located within Flood Zone A in an undefended
scenario and is located within Flood Zone B when flood defences are taken into
consideration. The findings of the Flood Risk Management Plan were mapped by Punch
Consulting and the findings suggest any overland flows resulting from a potential breach
to the flood defences along the northern bank of the Shannon will not encroach on the
subject site. This fact is significant in the context of assessing the suitability of land for
development in the context of residual risk and indicates that flood levels on the land are
unlikely to increase in the event of a breach. This includes providing a finished floor level
for the proposed building of 5.50mAOD

The SSFRA concludes that the proposed development is at a low risk of flooding and is
deemed appropriate provided the residual risk of coastal flooding is addressed by
implementing the mitigation measures set out in the report.

3.3 Brownfield and Infill Land

The National Planning Framework (NPF) seeks to achieve more compact and sustainable
growth through consolidating a greater share of future development within the existing
built footprint of settlements, to include new homes, businesses and amenities. The NPF
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sets national targets for brownfield/infill housing development in cities (50%) to support
the regeneration of existing urban areas. NPF compact growth objectives together with
Town Centres First principles are focused on the reuse of previously developed buildings
and land and building up ‘infill’ sites, especially those that are centrally located in
settlements at all scales.

SPPR DPG 7 of the Draft Development Plan Guidelines states that,

"Planning authorities shall adopt a sequential approach when Zzoning lands for
development, whereby the most spatially centrally located development sites in
settlements are prioritised for new development first, with more spatially peripherally
located development sites being zoned subsequently”.

The subject site is within a designated District Centre, within walking distance of services
and facilities. The land is accessible with adequate water services and facilities. The
principle of developing this land has always been acceptable, with the land zoned for
district centre use and residential use in previous development plans. The zoning of this
land would complete development within the District Centre with the provision of a new
PCC for the benefit of the immediate and wider community.

3.4 Justification Test

Contrary to the consideration of the planning authority it is submitted that the proposed
development does comply with the Justification Test. The planning authority has stated
in the Chief Executives Report that it defines the ‘core’ as that area zoned for city centre
use only. However, the Flooding Guidelines makes it clear that

"in the case of Gateway planning authorities, where a number of strategic growth
centres have been identified within the overall area of the authority, the Justification
Test may be applied for vulnerable development within each centre” *.

Further, the core of an urban settlement is defined in the Guidelines? as

“"the core area of a city, town or village which acts as a centre for a broad range of
employment, retail, community, residential and transport functions”.

The Jetland Centre is identified as a ‘District Centre’ in the Draft Plan where it is an
objective to "provide for a mixture of retail, residential, commercial, civic and other uses”.
Its purpose as stated in the Draft Plan is to "facilitate a district level centre consisting of a
compatible mix of uses complimentary to the City Centre, having regard to the principles
of compact growth, consolidation and densification”.

Thus, in accordance with the Flooding Guidelines, the subject land is located within and
adjoins one of the identified cores within the established urban settlement.

1The Planning System and Flood Risk Management Guidelines - DoEHLG-2009’ pp.37
2 Ibid - Glossary of Terms
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Accordingly, it is submitted that the subject site does in fact comply with the Justification
Test in this regard.

4.0 Motion to Amend the Draft Plan

It is hereby requested that the agricultural use zoning afforded to 1.6 hectares of land
located within the Jetland District Centre at Cahaerdavin, Ennis Road is changed to District
Centre zoning commensurate with adjoining lands for the valid reasons as set out above
and in accordance with the proper planning and sustainable development of the area.
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1.0 INTRODUCTION

HRA PLANNING has been retained by Valley Healthcare Infrastructure Investment Fund
ICAV (our client) to prepare this submission to Limerick City and County Council in respect
of the Draft Limerick Development Plan 2022 - 2028 (Draft Plan).

Our client has entered into a contractual arrangement to purchase 1.6 hectares of
brownfield land located within the Jetland District Centre and currently zoned for 5B
District Centre and 2A Residential Uses in the existing City Development Plan 2010 - 2016,
with a narrow strip along the eastern boundary zoned for 6A Public Open Space. The Draft
Plan proposes to change the zoning on the land to agricultural use, whilst maintaining the
Public Open Space zoning to the east of the site.

This submission seeks to revert the zoning back to District Centre Use and to extend this
zoning to the full 1.6 hectares of land, whilst maintaining the public open space zoning to
the east. Such a change is requested and is necessary as a planning application is in the
advanced stages of preparation and is due to be lodged in the next month for a Primary
Care Centre (PCC) with a Tusla facility on the subject land.

The request to change the zoning provisions in the Draft Plan and to revert back to District
Centre use are based on the following material considerations:

a. A comprehensive Site-Specific Flood Risk Assessment (SSFRA) has been prepared
which demonstrates that the proposed development is at a low risk of flooding and
the site can be sustainably developed provided the residual risk of coastal flooding
is addressed by implementing the mitigation measures proposed.

b. The need to plan for compact growth and accommodate a sequential approach to
development; and

c. The need for a Primary Care Centre in Limerick City and the lack of alternative,
available sites.

The land falls into two separate ownerships including Dunnes Stores and Mary Hannon.
We confirm that Valley Healthcare Infrastructure Investment Fund ICAV has the necessary
consent from the property owners to make this submission.

2.0 BACKGROUND

2.1 Location of Site

The subject land is located partially within and partially adjoining the Jetland District
Centre. Situated off the Ennis Road, the site is accessed off an internal access road that
was constructed to serve the Jetland Shopping Centre and adjoining retail park (see Figure
1.0).

18019 Glencar Primary Care — Jetland Centre Draft Development Plan Submission 1
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Figure 1.0 Location of the Proposed Development Site

The proposed site is neighboured by the Jetland Shopping Centre to the north and the Vue
Cinema to the east. The site is adjoined by greenfield land to the south, and a residential
property to the west. Comprising 1.6 hectares in area, the front of the site is brownfield
in nature with extensive hardcore material characterising the site. The land to the rear is
greenfield in nature, dominated by mature hedgerows to the west.

The site is generally flat with a slight fall in levels from north to south. The levels vary
from 3mAOD to the northeast of the site down to 1.5mAOD along the southern edge of
the site. The existing road which borders the site to the north is at a level of approximately
2.8mAOD.

There is a small drainage ditch located to the east of the site, which flows southwards
towards the River Shannon. There is an existing OPW drain located in the south-eastern
corner of the site and as such, the site is located in benefiting lands (which indicates that
the site is subject to flooding or inadequate drainage).

The site is serviced with a surface water and gravity foul sewer along with a potable water
supply. There is a stormwater gravity sewer situated northeast of the site, where it
continues south east and discharges into a drainage ditch. There is also a 750mm gravity
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foul sewer running through the site. This foul sewer is part of the Limerick City Main
Drainage.

The site is well serviced by the 343, 346 and 302 bus routes from Limerick City Centre
and surrounding areas. All of these routes, located on the Ennis Road, are within walking
distance of the site. The 343 and 302 routes operate every 20-30 minutes during peak
commuter times. All bus stops are within easy walking distance of the site including:

e 302 City Centre to Caherdavin: 600 m
e 343 Limerick to Ennis: 350 m
e 346 Limerick to Whitegate: 350 m

2.2 Flood Risk Assessment

A detailed Site-Specific Flood Risk Assessment (SSFRA) has been undertaken by Punch
Consulting in order to assess potential flood risk to the site. The SSFRA is provided in
Appendix 1.0. The subject land has been screened, scoped and assessed for flood risk in
accordance with ‘The Planning System and Flood Risk Management Guidelines — DOEHLG-
2009".

The SSFRA reviewed the Office of Public Works (OPW) Flood Hazard Mapping website,
which holds a record of historic flood events. A review of the database indicated that there
have been historical instances of flooding in an area adjacent to the site, but not within
the subject site. The site itself, however, is indicated as being in lands marked as “Arterial
Drainage Schemes Benefited Lands”.

The CFRAM mapping indicates that there is a 0.1% AEP Coastal Flood Extent on the site
and that the site is located in a ‘Defended Area’. As such the flood extents shown are
coastal and the site is shown in Flood Zone B for coastal flooding. The site is not indicated
as being subject to pluvial flooding. Based on this assessment of the CFRAMS flood
mapping, the flood level is assumed to be 2.5mAOD for the 0.1% AEP Coastal Flood Extent
and 4.7mAOD for the extent of the Defended Area.

However, in consideration of the findings of the SSFRA, and in the context of ‘The Planning
System & Flood Risk Management Guidelines — 2009’ which adoptes a precautionary
approach and discounts flood defences, the site is elevated to Flood Zone A in an
undefended scenario. Section 5.0 of this submission further addresses the flood status of
the land and demonstrates why the subject land should nonetheless be zoned for a
development purpose, in this specific instance.

3.0 DEVELOPMENT PLAN PROVISIONS

The land on which the development is proposed is currently zoned as 5B District Centre to
the north, R2 for Residential Use to the south, and 6A Public Open Space in the east in the
current Limerick City Development Plan 2010-2016. Refer to Figure 2.0 below.
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Figure 2.0 Existing Landuse Zonings - Limerick City Development Plan 2010 - 2016

Figure 3.0 Proposed Landuse Zonings - Draft Limerick Development Plan 2021 - 2027

Within Chapter 14 of the current City Development Plan one of the key objectives is to
"promote development within the District Centre at Jetland so as to broaden its use mix”.
The diversification of district centres to perform as more than just retail centres is also
promoted. In this regard Objective ZO.5 (B) seeks “to provide for and/or improve district
centres as mixed use centres, with a primary retail function which will also act as a focus
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for a range of services”. It is considered that these are important objectives which should
also be promoted in the Draft Plan.

In contrast to the current Development Plan, the Draft Limerick Development Plan 2022
to 2028 is proposing a change of zoning to Agriculture as shown in Figure 3.0, whilst
maintaining the public open space zoning to the east. Whilst the current Development Plan
proposes a link road running north-south through the site, the provision for such a road
does not appear to have been included in the Draft Plan.

It is submitted to the planning authority that the approach proposed in the Draft Plan,
which includes the provision of agricultural zoning in the middle of Limerick city,
surrounded by residential development to the south, east and west and by a district centre
to the north, is not promoting a viable landuse and is not making the most efficient use of
scarce urban land, particularly given its location just 1,900m from the zoned city centre.

4.0 PROPOSED DEVELOPMENT

4.1 Development Proposal

The proposal, which is at an advanced stage of design, seeks to provide for a HSE
sponsored Primary Care Centre (PCC) on the site with additional services provided by
TUSLA. The layout of the proposed development is indicated in Figure 4.0. In addition to
the provision of a PCC, the development proposal also incorporates a significant access
road into the site which also has the potential of providing access to lands to the rear of
the site.

The proposed development seeks to deliver a primary care facility that will accommodate
significant health and social care services for the city of Limerick outside of the hospital
setting. The proposed development will facilitate a multidisciplinary group of health and
social care professionals who work together to deliver local accessible health and social
services, for the benefit of the community. The development will provide for significant
community infrastructure within the north western side of the city, on a site in the heart
of an established District Centre, proximate to other existing services and facilities.

The proposed PCC is intended to function as a headquarters for the Ballynanty, Thomond
and Westbury Community Healthcare Network, serving a population of approximately
37,000 people. The community of Ballynanty is served by a primary care centre on Kings
Island with the community of Westbury served by a small centre at the front of Westbury
Estate. The proposed development, as well as functioning as a headquarters for these
smaller centres, will also serve the Thomond community with a population of circa 12,500
people.
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Figure 4.0 Proposed Site Layout Plan
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The following services shall be provided in the PCC, including:

e Public Health Nursing

e Schools Nursing

¢ Community Medicine

¢ Physiotherapy (adult and paediatric)

e Occupational Therapy (adult and paediatric)
e Speech and Language Therapy (adult and paediatric)
e Dietetics (adult and paediatric)

e Podiatry

¢ Ophthalmology

e Audiology (adult and paediatric)

e Dental services

e Vaccination scheme

e Psychology

¢ Counselling

4.2 Need & Suitability of the Site

Primary care is the first of the six frameworks for change set out in the National Health
Strategy, which seeks to rebalance the emphasis from secondary care to primary care.
These services provide first level contact that is fully accessible by self-referral and have
a strong emphasis on working with communities and individuals to improve health and
social well-being. The object of the HSE is to configure primary, community and continuing
care services to deliver optimal and cost effective results.

The HSE seeks to advance Primary Care solutions using both the public and private sector
(HSE and GP’s) on an integrated basis. The private sector provides of the primary care
infrastructure (the building) with the HSE taking fixed term leases for their portion of the
facilities.

The HSE has identified locations for Primary Care Teams and primary care buildings. The
locations, which includes the subject site, takes into consideration spatial factors, GP
populations and community integrity having regard to:

= Population sizes;

= Existing travel patterns;

= Existing social, cultural and service links;
= Availability of GPs in local areas;

= Natural GP affiliations;

= Existing GMS patterns;

= Public transport system;

= Existing and future road system; and

= Areas of high deprivation including RAPID.

To determine the most appropriate delineation for Primary Care Team catchments,
workshops were held by the Projects Office throughout the entire country. These
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workshops included individuals with valuable local knowledge from a wide range of
disciplines including public health nurses, general practitioners, therapy professionals, and
mental health professionals. Primary Care Team catchments arising from the workshops
have been finalised, and the subject site on the northern side of Limerick has been
identified as the most suitable location to serve the catchment area.

Relocation of the proposed PCC to an alternative site is not a process that can occur
immediately or easily. An alternative site would need to go through a lengthy evaluation
process, including evaluation of all factors detailed above.

4.3 Supporting National & Regional Policy

There is significant national and regional policy supporting the creation of healthy
communities and providing the necessary services to deliver. The National Planning
Framework (NPF) published in February 2018 sets out a strategic development strategy
for the country up to 2040. Amongst its key messages is the need to provide the highest
possible quality of life for people and communities via well designed and managed built
and natural environments. The NPF recognises the importance of facilitating and creating

healthy communities.

The NPF provides for a number of National Policy Objectives (NPO) which must be adhered
to in the advancement of development throughout the State. National Policy Objective 26
seeks to "support the objectives of public health policy including Healthy Ireland and the
National Physical Activity Plan, though integrating such policies, where appropriate and at
the applicable scale, with planning policy”

The proposed development of a Primary Care Centre in the north western suburbs of
Limerick City has been identified as necessary to ensure the provision of an integrated
primary health facility with the necessary services and support structure to provide medical
and community services to immediate population and the wider catchment area.

Further, the development is provided on a brownfield site, within an identified District
Centre thus contributing to the objectives in the Plan in respect of Compact Growth and
facilitating development in a sequential manner closest to existing services and facilities.

Similarly, the Regional Spatial and Economic Strategy for the Southern Region (RSES) is
a strategic plan and investment framework to shape the future development
of the Southern region to 2031 and beyond.

The RSES recognises that in the face of lifestyle induced illnesses and an ageing population
there is an increased urgency in the provision of primary health care centres and home
care provision. The strategy notes that educative and primary health-care intervention
focused approaches, allow gains, both in terms of lifestyle adjustments and tertiary care
avoidance, leading to a more cost-efficient and an ultimately less burdened health-care
system. It states that “gaps in the national healthcare infrastructure, in particular the
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demand and capacity for primary care, acute care and social care services need to be
addressed to meet this objective”.

The National Development Plan (NDP) 2018-2027 details a range of health care
infrastructure investment. The RSES supports this investment programme including
infrastructure and facilities that facilitate the transition of patients to the most appropriate
care settings ranging from acute care to primary and community services.

The RSES identifies a number of regional policy objectives (RPO’s) which must be adhered
to in planning for the spatial development of the region and the county. In this
regard, RPO177 seeks “to improve access to Quality Childcare, Education, and Health
Services through initiatives and projects under the National Development Plan (NDP)
2018-2027". Further, RPO178 also seeks the "delivery of better universal health services
including mental health, at all levels of service delivery”.

The proposed development seeks to deliver in relation to both RPO 169 and RPO 170
through the provision of a state of the art primary medical facility serving the north
western suburb of Limerick City and the surrounding community.

5.0 MATERIAL CONSIDERATIONS

There are a number of material considerations put forward which, it is submitted, will need
to be considered by the planning authority, in respect of zoning on the subject land.

The recently published Draft Development Plan Guidelines by the Department of Housing,
Local Government and Heritage clearly state that “"planning authorities should approach
the development plan with a clear focus on the delivery of expected development
outcomes”. Valley Healthcare Infrastructure Investment Fund ICAV has already delivered
(are in the process of constructing) PCC’s in Sixmilebridge, Ennis and Listowel and are
about to lodge a planning application on the subject site. Should planning permission be
granted, construction of a PCC will commence immediately on the site, thereby ensuring
delivery of necessary medical supporting facilities which are needed in the area.

51 Flooding

Section 2.2 of this report establishes that the subject site is located within Flood Zone A
in an undefended scenario and is located within Flood Zone B when flood defences are
taken into consideration. Irrespective, in consideration of the flood consdideration and in
reference to ‘The Planning System and Flood Risk Management Guidelines — DoEHLG-
2009’, it is submitted that the land should not be automatically de-zoned as a result.

The JBA flood mapping as provided in the Draft Plan is a preliminary set of mapping
prepared for Limerick City and County Council. As per Section 2.3 of the SFRA in the Draft
Plan, the definition of the Flood Zones is based on an undefended scenario and does not
take into account the presence of any flood protection structures such as flood walls or
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embankments. Hence, the flood extents shown are a worst-case scenario based on all
flood defences in Limerick not being operational and ignored entirely. We acknowledge
that this approach is in undertaken in strict compliance with the Guidelines.

The CFRAM maps identify a flood defence embankment located approximately 900m south
of the site along the Shannon Estuary. This embankment is part of the OPW’s Shannon
North Embankments Scheme. The embankments are legacy structures which were
constructed historically to protect agricultural lands and were not designed to modern day
engineering standard. The CFRAMS mapping indicates that the existing embankments may
provide a certain standard of protection in the 1% AEP event. It must also be noted that
Limerick City and County Council has appointed RPS Consulting Engineers to work on the
Limerick City and Environs Flood Relief Scheme (FRS). Although the delivery of this project
is unlikely to be completed in the short term, the completed FRS will offer more reliable
flood defence for the site in the future.

The OPW released the Flood Risk Management Plan for the Shannon Upper & Lower, River
Basin 25/26, which assesses the effect of a failure in flood defences on the surrounding
area. The OPW has identified two potential breach locations within the embankments,
located approximately 1.5km south of the site (refer to SSFRA for precise locations). The
findings of the Flood Risk Management Plan were mapped by Punch Consulting and the
findings suggest any overland flows resulting from a potential breach to the flood defences
along the northern bank of the Shannon will not encroach on the subject site. This fact is
significant in the context of assessing the suitability of land for development in the context
of residual risk and indicates that flood levels on the land are unlikely to increase in the
event of a breach.

Justification Test

Because a residual risk of flooding remains the sequential approach and the Justification
Test applies to this defended area. The proposed development is for a Primary Care
Centre. Table 3.1 of the Planning System and Flood Risk Management Guidelines does not
specifically classify this type of development vulnerability. The closest classification is that
of ‘Buildings used for: retail, leisure, warehousing, commercial, industrial and non-
residential institutions’ which is categorised as a Less Vulnerable Development.

In order to explore the issue further, regard is had to comparable UK Guidelines where
four vulnerability classes are listed as opposed to the three adopted in the Planning System
and Flood Risk Management Guidelines. They allow for highly vulnerable, more vulnerable,
less vulnerable and water compatible classifications. Medical Practices are specifically
referred to in the UK Guidelines and are attributed to the additional class of “more
vulnerable development”.

Under the UK Guidelines, developments classified as “more vulnerable” are considered
acceptable in the equivalent of Flood Zones B and C, with justification being required if
they are located in the equivalent of Flood Zone A.
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As the development will not provide critical patient care or overnight care it is suggested
that the development could be classified as “Less Vulnerable”. This would apply the same
classification and zone criteria as the UK Guidelines. This has also been an accepted
precedent in the Kilmallock Primary Care Centre granted permission under P1745 and
Croom Primary Care Centre granted permission under P171150.

As the site is located in Flood Zone A and considered “Less Vulnerable,” development can
only be permitted if the development complies with the requirements of the Justification
Test as described in the Guidelines. In this instance the Plan-making Justification Test (Box
4.1) is the relevant test to be used at the plan preparation and adoption stage where it is
intended to zone or otherwise designate land which is at moderate or high risk of flooding.
Table 1.0 below details why zoning must be considered on the subject lands and
demonstrates why zoning of the site would be in full compliance with the Justification Test
and the Planning System and Flood Risk Management Guidelines.

Further, Section 4.4 of the SSFRA details a number of measures that are proposed for the
development design as a precautionary approach to the risk of flooding on the site. The
SSFRA concludes that the proposed development is at a low risk of flooding and is deemed
appropriate provided the residual risk of coastal flooding is addressed by implementing
the mitigation measures set out in the report. This includes providing a finished floor level
for the proposed building of 5.50mAOD (0.5% AEP flood level + 500mm climate change
allowance + 300mm freeboard), providing a sufficient surface water drainage network,
providing water compatible construction where appropriate and providing an emergency
plan for evacuation of the site in the extreme event of a combined coastal extreme flood
and failure of the existing or future River Shannon flood defences.

The SSFRA concludes that with the implementation of the said measures, the site will be
at low risk of flooding and will not increase the risk of flooding to any adjacent or nearby
area.
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Criteria to be Addressed

Planning Response

The urban settlement is targeted for growth under the National Spatial
Strategy, regional planning guidelines, statutory plans as defined above or
under the Planning Guidelines or Planning Directives provisions of the Planning
and Development Act, 2000, as amended.

The zoning or designation of the lands a. Is essential to facilitate
for the particular use or development regeneration and/or expansion of
type is required to achieve the proper the centre of the urban settlement

planning and sustainable development
of the wurban settlement and, in
particular:

Limerick has been identified in the National Planning
Framework (NPF) as one of the five cities in the country
which is the subject of a Metropolitan Area Strategic Plan.
This emphasises the Metropolitan Area’s national
importance, for significant additional growth. This is echoed
in the Regional Spatial and Economic Strategy for the
Southern Region, which mentions that the Limerick Shannon
Metropolitan area is “a key economic driver for the region
and Ireland”. Limerick has been identified for significant
population growth in the NPFalong with an objective that
50% of that future growth be located within the city and its
suburbs. (NPO2a).

The City is located at a pivotal point on the Atlantic Economic
Corridor. The NPF and RSES confirms that Limerick has the
potential to generate and be the focus of significant
employment and housing growth.

The subject site is located within an existing District Centre
and is the only remaining gap site with road frontage which
remains to be developed. Objective ZO.5 (B) of the existing
Development Plan seeks “to provide for and/or improve
district centres as mixed use centres, with a primary retail
function which will also act as a focus for a range of
services”. The focus in the Jetland District Centre to date is
on retail provision. Development on the subject site will
offer the diversity of mix necessary to provide for a range of
services. This will further strengthen the role and function
of the District Centre.
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. Will be essential

developed and/or under-utilised
land.

. Is within or adjoining the core of

an established or
urban settlement.

designated

in achieving
compact and sustainable urban
growth.

. There are no suitable alternative

lands for the particular use or
development type, in areas at
lower risk of flooding within or

b. Comprises significant previously A significant part of the site, fronting the link road, is

brownfield in nature, comprising extensive hardcore
material. The remainder of the site (to the rear) is
greenfield. Having regard to development surrounding the
site to the north, east and further west and south, the
subject site is under-utilised particularly given its location
within a built up business district. It is submitted to the
planning authority that there is no other beneficial use for
this land, particularly having regard to its location and
juxtaposition within the existing built form.

The subject site is located within a designated district
centre, in the heart of a built-up business district. It is the
only remaining gap site which is capable of being developed
with immediate road frontage.

The subject site is located within a designated area of the
city identified for growth, surrounded by extensive
residential and commercial development. The site is fully
serviceable with a gravity foul sewer (part of Limerick Main
Drainage) running through the site an da surface water
connection available on the road fronting the site. The site
is also served by public transport located just 300m from
existing bus stops on the Ennis Road. According to the Draft
LSMATS the Ennis Road will become a Bus Connects route,
linking the District Centre to the city centre with a bus every
10 minutes.

There is no other alternative site available in the north
western suburbs of Limerick City, surrounded by residential
development, accessible by public transport with the ability
to create synergies with other services and facilities, that
can be developed. This is the only remaining site within the
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adjoining the core of the urban
settlement.

A flood risk assessment to an appropriate level of detail has been carried out
as part of the Strategic Environmental Assessment as part of the development
plan preparation process, which demonstrates that flood risk to the
development can be adequately managed and the use or development of the
lands will not cause unacceptable adverse impacts elsewhere. N.B. The
acceptability or otherwise of levels of any residual risk should be made with
consideration for the proposed development and the local context and should
be described in the relevant flood risk assessment

Table 1.0 Justification Test (Box 4.1 of Guidelines)

The Limerick City Development Plan 2010 - 2016 identified various strategically located urban centres and particularly district centre areas whose
continued growth and development is/was encouraged in order to bring about compact and sustainable urban development and more balanced
regional development. The Jetland Centre was one such area in Limerick city. This is the only site that remains undeveloped in the centre and
which is capable of immediate development. Therefore, in full consideration of the Planning System and Flood Risk Management Guidelines, the
subject site complies with Box 4.1 Justification Test of the Guidelines and it is submitted that the subject lands should be appropriately zoned to

accommodate development.

Jetland District Centre that can be developed, which can
deliver the diversity of uses currently advocated in the
Development Plan.

Not only has a SFRA been carried out as part of the SEA, but
so too has a SSFRA which examines the specific
characteristics of the site and its specific development
proposal to provide for a PCC. Importantly, as already
detailed in Section 5.1 of this report, any overland flows
resulting from a potential breach to the flood defences along
the northern bank of the Shannon will not encroach on the
subject site. Notwithstanding, Section 4.4 of the SSFRA
details a number of measures that are proposed for the
development design as a precautionary approach to the risk
of flooding on the site.
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5.2 Planning for Compact Growth & Sequential Development

The National Planning Framework (NPF) seeks to achieve more compact and sustainable
growth through consolidating a greater share of future development within the existing
built footprint of settlements, to include new homes, businesses and amenities. The NPF
sets national targets for brownfield/infill housing development in cities (50%) to support
the regeneration of existing urban areas. NPF compact growth objectives together with
Town Centres First principles are focused on the reuse of previously developed buildings
and land and building up ‘infill’ sites, especially those that are centrally located in
settlements at all scales.

SPPR DPG 7 of the Draft Development Plan Guidelines states that,

"Planning authorities shall adopt a sequential approach when zoning lands for
development, whereby the most spatially centrally located development sites in
settlements are prioritised for new development first, with more spatially peripherally
located development sites being zoned subsequently”.

The subject site is within a designated District Centre, within walking distance of services
and facilities. The land is accessible with adequate water services and facilities. The
principle of developing this land has always been acceptable, with the land zoned for
district centre use and residential use in previous development plans. The zoning of this
land would complete development within the District Centre with the provision of a new
PCC for the benefit of the immediate and wider community.

The development plan process has a strategic role to play in facilitating new development
and investment in settlements so that it can support the provision of services in areas of
greatest demand. The HSE has identified that there is a demand and need for a PCC at
this location

Zoning the subject land for mixed use purposes, as an extension to the existing District
Centre will ensure that a portion of new development reflects the compact growth and
town centres first agenda, which is also a key dynamic in addressing climate change,
through reducing dependence on car-based transport, the extent of green-field land
consumption and costly and inefficient infrastructure provision and use. In this instance,
the development plan is provided with an opportunity to deliver a framework for
development, which ensures a close correlation between facilitating a PCC on land with
infrastructural capacity whilst also ensuring that a substantial element of future growth
within a designated centre.

6.0 THE REQUEST

To change the zoning on 1.6 hectares of land from agricultural and recreation

& open space use to mixed use, commensurate with its location within the
Jetland District Centre.
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1 Introduction

1.1 Background

PUNCH Consulting Engineers were appointed by Valley Healthcare Fund, to carry out a Site-Specific Flood
Risk Assessment for the proposed development in Jetland, Ennis Road, Limerick.

The assessment is carried out in full compliance with the requirements of “The Planning System & Flood
Risk Management Guidelines” published by the Department of the Environment, Heritage and Local
Government in November 2009.

The proposed site layout is detailed in a series of planning drawings provided by John Halligan Architects
in the planning documentation.

1.2 Existing Site

The site location is shown in Figure 1-1 below. The proposed site is bordered by the Jetland Shopping
Centre to the north, the Vue Cinema to the east, greenfield land to the south, and a residential property
to the west. The site is approximately 0.5 hectares and is a current brownfield site. There are no existing
buildings, but the site is partially covered in hardcore. The site is generally flat with no sloping areas.

Figure 1-1: Location of the Proposed development (site boundary indicated in red)
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1.3 Nature of the Proposed Development

The proposed development comprises of a new primary care centre and car parking area. An extract
from the site layout is included in Figure 1-2.

Figure 1-2: Site Layout
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2 Relevant Guidance

2.1 The Planning System and Flood Risk Management Guidelines

In September 2008, “The Planning System and Flood Risk Management” Guidelines were published by the
Department of the Environment, Heritage and Local Government in Draft Format. In November 2009, the
adopted version of the document was published.

The Flood Risk Management Guidelines give guidance on flood risk and development. The guidelines
recommend a precautionary approach when considering flood risk management in the planning system.
The core principle of the guidelines is to adopt a flood risk sequential approach to managing flood risk
and to avoid development in areas that are at risk. The sequential approach is based on the identification
of flood zones for river and coastal flooding. The guidelines include definitions of Flood Zones A, B and
C, as noted in Table 2-1 below. It should be noted that these do not take into account the presence of
flood defences, as there remain risks of overtopping and breach of the defences.

Table 2-1: Flood Zone Designation

Coastal Less than a 1:200 (0.5% AEP) year event
Flood Zone A
Fluvial Less than a 1:100 (1% AEP) year event
Coastal Greater than a 1:200 (0.5% AEP) and less than a
1:1000 (0.1% AEP) year event
Flood Zone B
Fluvial Greater than a 1:100 (1% AEP) and less than a
1:1000 (0.1% AEP) year event
Coastal Greater than a 1:1000 (0.1% AEP) year event
Flood Zone C
Fluvial Greater than a 1:1000 (0.1% AEP) year event

Once a flood zone has been identified, the guidelines set out the different types of development
appropriate to each zone. Exceptions to the restriction of development due to potential flood risks are
provided for through the use of the Justification Test, where the planning need and the sustainable
management of flood risk to an acceptable level must be demonstrated. This recognises that there will
be a need for future development in existing towns and urban centres that lie within flood risk zones,
and that the avoidance of all future development in these areas would be unsustainable.

A three staged approach to undertaking an FRA is recommended:

Stage 1: Flood Risk Identification - Identification of any issues relating to the site that will require
further investigation through a Flood Risk Assessment;

Stage 2: Initial Flood Risk Assessment - Involves establishment of the sources of flooding, the extent of
the flood risk, potential impacts of the development and possible mitigation measures;

Stage 3: Detailed Flood Risk Assessment - Assess flood risk issues in sufficient detail to provide
quantitative appraisal of potential flood risk of the development, impacts of the flooding elsewhere and
the effectiveness of any proposed mitigation measures.

This report addresses the requirements for Stage 2.

191177-PUNCH-XX-XX-RP-C-001 Page 3 September 2021



Jetland PCC, Ennis Road
Site Specific Flood Risk Assessment

2.2 Local Area Plan

The proposed site is covered by the Limerick City Development Plan.

The Limerick County Development Plan 2010-2016 states the following with regards flood risk:
Policy WS.9: Flood Risk

It is the policy of Limerick City Council to ensure that development should not itself be subject to an
inappropriate risk of flooding nor should it cause or exacerbate such a risk at other locations.

Development that is sensitive to the effects of flooding will generally not be permitted in flood
prone or marginal areas. Preventing such development, where flooding would result in
significant hardship, financial losses or costs, will avoid increasing the existing level of risk and
will protect the proposed new development from the human (stress and ill-health, for example)
and financial costs of flood events. It will also eliminate or reduce expenditure on flood
protection measures and compensation.
Appropriately designed development, which is sensitive to the effects of flooding, may be
permissible in flood plains provided it does not reduce the flood plain area or otherwise restrict
flow across floodplains. (Examples of such development might include park areas, sports
pitches, certain types of industry, warehousing, etc. designed to be flood resistant and/or
insensitive. Such development should only be permitted provided it incorporates adequate
measures to cope with the ever-existent flood risk, e.g. adequate drainage systems, safety
measures, emergency response facilities and/or warning and response systems and where it is
considered that flooding would not result in significant hardship/financial loss or cost.)
Development must so far as is reasonably practicable incorporate the maximum provision to
reduce the rate and quantity of runoff.
1. e.g.: Hard surface areas (car parks, etc.), should be constructed in permeable or
semipermeable materials.
2. On-site storm water ponds to store and/or attenuate additional runoff from the
development should be provided.
3. Soak-aways or french drains should be provided to increase infiltration and minimise
additional runoff.
Such sustainable design/construction measures are desirable in most areas and essential in
floodplains, areas liable to flooding, and areas where the conveyance capacity of watercourses
is marginal. In all of these cases development that reduces the rate of absorption or increases
the rate of runoff increases the risk of flooding of lands and properties downstream.
For developments adjacent to watercourses of a significant conveyance capacity any structures
(including hard landscaping) must be set back from the edge of the watercourse to allow access
for channel clearing/ maintenance. (A setback of 5m-10m is required depending on the width of
the watercourse).
Development consisting of construction of embankments, wide bridge piers, or similar
structures will not normally be permitted in or across flood plains or river channels. (Such
structures restrict/obstruct flow and increase the risk of flooding to property and land
upstream. If it is considered necessary, in exceptional cases, to permit such structures, they
should be designed to minimise and/or compensate for any potential negative effects).

All new development must be designed and constructed to meet the following minimum flood design
standards:

For Urban areas or where developments (existing, proposed or anticipated) are involved- the
100-year flood;

For Rural areas or where further developments (existing, proposed or anticipated) are not
involved - the 25-year flood;

Along the Coast and Estuaries - the 200-year tide level; Where streams open drains or other
watercourses are being culverted - the minimum permissible culvert diameter is 900mm
(Access should be provided for maintenance as appropriate.)
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The application of higher design standards may be appropriate in certain cases where the level of
risk and/or uncertainty warrant it e.g. hospitals or other emergency services, main roads, chemical
plants, cultural repositories, areas of karst etc.

A Flood Impact Assessment and proposals for the storage or attenuation of run-off discharges
(including foul drains) to ensure the development does not increase the flood risk in the relevant
catchment must accompany planning applications for development of areas exceeding 1 hectare.

A certificate from a competent person as agreed with the Water Services Department of Limerick
City Council with a minimum of €2m Professional Indemnity Insurance that the development will
not contribute to flooding within the relevant catchment, must accompany planning applications
for development of areas of 1 hectare or less.

The Draft Limerick Development Plan dated 2022 to 2028 is now available and states the following
regarding flood risk:

Policy CAF P5: Managing Flood Risk

It is a policy of the Council to protect Flood Zone A and Flood Zone B from inappropriate development
and direct developments/land uses into the appropriate lands, in accordance with ‘The Planning System
and Flood Risk Management Guidelines for Planning Authorities 2009’ (or any superseding document)
and the guidance contained in Development Management Standards. Where a development/land use is
proposed that is inappropriate within the Flood Zone, then the development proposal will need to be
accompanied by a Development Management Justification Test and site specific Flood Risk Assessment
in accordance with the criteria set out under ‘The Planning System and Flood Risk Management
Guidelines for Planning Authorities 2009’ and Circular PL2/2014 (as updated/ superseded). In Flood Zone
C, the developer should satisfy themselves that the probability of flooding is appropriate to the
development being proposed and should consider the implications of climate change.

Objective CAF 020: Flood Risk Assessments

It is an objective of the Council to require a Site-specific Flood Risk Assessment (FRA) for all planning
applications in areas at risk of flooding (coastal/tidal, fluvial, pluvial or groundwater), where deemed
necessary. The detail of these Site-specific FRAs (or commensurate assessments of flood risk for minor
developments) will depend on the level of risk and scale of development. A detailed Site-specific FRA
should quantify the risks, the effects of selected mitigation and the management of any residual risks.
The assessments shall consider and provide information on the implications of climate change with
regard to flood risk in relevant locations.

Objective CAF 022: Cooperation with Other Agencies

It is an objective of the Council to work with other bodies and organisations, as appropriate, to help
protect critical infrastructure, including water and wastewater, within Limerick, from risk of flooding.
Any subsequent plans shall consider, as appropriate any new and/or emerging data, including, when
available, any relevant information contained in the CFRAM Flood Risk Management Plans and as
recommended in the SFRA for the Draft Plan.

Objective CAF 023: Flood Relief Schemes

It is an objective of the Council to support and facilitate the development of Flood Relief Schemes as
identified in the CFRAM 10 Year Investment Programme.

Objective CAF 024: Minor Flood and Mitigation Works and Coastal Protections Schemes

It is an objective of the Council to support and facilitate the Office of Public Works Minor Flood and
Mitigation Works and Coastal Protections Schemes.

Objective CAF 025: Strategic Flood Risk Assessment

It is an objective of the Council to have regard to the recommendations set out in the Draft Strategic
Flood Risk Assessment prepared to support the Draft Plan.
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2.3 Land Zoning

The land on which the development is proposed is currently zoned as M3 for district, neighbourhood
centre in the north, R2 for existing residential in the south, and 6A for public open space in the east in
the current Limerick City Development Plan 2010-2016. Refer to Figure 2-1 below.

Figure 2-1: Land Use Zoning Map - Limerick City Development Plan 2010-2016The Draft Limerick
Development Plan dated 2022 to 2028 is proposing a change of zoning to Agriculture as shown in Figure
2-2 below. Note that this is only a DRAFT document and has not been formally adopted at the current

time.
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Figure 2-2: Land Use Zoning Map - Draft Limerick Development Plan 2022-2028

2.4 Flood Risk Management Plan

The OPW publish Flood Risk Management Plans detailing the feasible range of flood risk management
measures proposed for their respective river basins. The Flood Risk Management Plan for the Shannon
Estuary North & Mal Bay River Basin was published by the OPW on 19/02/2018 and is valid for the period
2018-2021. The plan lists current flood management measures in place and potentially viable Flood Relief
Works. There are a number of measures proposed in the plan which will improve flooding in the
surrounding area but it is unclear whether they will provide a specific benefit to the site.
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3 Flood Risk Identification

3.1 Existing Hydrogeological Environment

The existing hydrological environment is characterised primarily by the presence of the Shannon Estuary
which is located approximately 1.1 km south of the proposed site. There is an OPW Embankment E1 along
the Shannon Estuary to the south of the site (refer to Section 3.11 for further details). Running adjacent
to the eastern boundary of the site is OPW Arterial Drainage Channel C1 which flows from the north to
south. From a previous site visit it was noted that the C1 channel enters a piped section to cross below
the Condell Road then enters another channel along the E1 Embankment and is culverted to pass through
the E1 Embankment before it outfalls to the Shannon Estuary. OPW Arterial Drainage Channel C2 is
located approximately 700m to the west of the site and also drains into the Shannon Estuary. The
hydrological environment around the site is shown in Figure 3-1 below.

Figure 3-1: Hydrological Environment around the site with an Extract from OPW Arterial Drainage Mapping

3.2 Topographical Survey

A topographical survey of the site and its environs was completed by NCW Surveys in July 2021. The site
was observed to be generally flat with a slight fall in levels from north to south across the site. The levels
varied from 3mAOD to the northeast of the site down to 1.5mAOD along the southern edge of the site.
The existing road which borders the site to the north is at a level of approximately 2.8mAQD.

There is an existing channel which flows from north to south along the eastern boundary of the site. The
channel has an approximate invert of -0.32mAOD in the vicinity of the site. Several manholes were
observed during the survey. These appear to be part of the existing foul sewer which traverses the site.
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No existing surface water drainage was observed during the survey. An existing surface water sewer was
observed in the road to the north of the site. An open drain was surveyed which crosses the site from
west to east and joins the existing channel along the eastern boundary. The drain had an invert level
ranging from 1.85m AOD at the western boundary to 0.51mAOD at the eastern boundary.

Figure 3-2: Contour map
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3.3 Site Walkover

PUNCH Consulting Engineers visited the site on in May 2019 to assess the conditions and key features of
the site, to establish any potential sources of flooding and to identify the likely routes of flood waters.
Appendix A contains a selection of key images taken during the site visits.

The following was established from the site visit:

a
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The site is currently accessed from the existing road to the north of the site.

The site is secured from the surrounding area by fencing.

Portions of the site are currently covered in hardcore.

There is an existing channel along the eastern boundary of the site.

An existing foul sewer crosses the site from north to south

The existing channel is culverted near the north-eastern corner of the site and a headwall was
constructed where the culvert passes beneath the road.

The site is generally flat and no major dips or depressions were noted.

No marshy areas or areas of wet ground were noted on the site.

3.4 Site Geology

The geology of the site was reviewed using data from the Geological Survey of Ireland (available at
www.gsi.ie). The soil type at the location of the proposed development is identified as marine/estuarine
sediments as seen in Figure 3-3.The surrounding areas comprise mainly of made ground with small areas
of deep well drained mineral (mainly basic) throughout.

Figure 3-3: Geology of the surrounding area (source: Geological Survey of Ireland (www.gsi.ie))
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3.5 Groundwater Flooding

A review of the groundwater mapping shows that there is no groundwater flooding risk in this area. The
proposed building does not have a basement, hence there is no risk of groundwater flooding into a
basement.

3.6 Review of Existing Surface Water Infrastructure

Limerick City & County Council was contacted with regards existing surface water infrastructure in the
vicinity of the site. Figure 3-4 b

elow is an extract from the existing drainage record drawing for the area. There appears to be a 750mm
foul sewer and 600mm ductile iron waterline running adjacent to each other across the site. There are
no existing stormwater drainage pipes shown on the records as being located in or around the site.
However, it is noted from the surveys commissioned for the site that there is an existing surface water
sewer located in the existing road bordering the site to the north. Refer to PUNCH Engineering Report
for further details of stormwater drainage design proposals for the site.
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Figure 3-4: Extract from existing drainage record drawing
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3.7 Review of Historic Mapping

A review of the OSI Historical maps' was carried out. Figure 3-5 shows an extract from the 25-inch historic
map for the site. The site is not indicated as “liable to flood” in the available historic OSI maps.

Figure 3-5: Extract from OSI historical 25-inch map

' Maps available: http://map.geohive.ie/mapviewer.html
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3.8 History of Flooding

The Office of Public Works (OPW) Flood Hazard Mapping website holds a record of historic flood events.
A review of the database indicated that there have been historical instances of flooding in an area
adjacent to the site as shown in Figure 3-6 and Figure 3-7, see Appendix B for full report. Please note
that this is not a guaranteed record of all flood events. The site itself is indicated as being in lands
marked as “Arterial Drainage Schemes Benefited Lands”.

Site Location \

Figure 3-6: Extract from OPW Floodmaps Database Report (see Appendix B for full report)
http://www.floodmaps.ie/index.aspx?ReturnUrl=%2fView%2fDefault.aspxb
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Figure 3-7: Zoomed in Map of Past Flooding Events

There is a record of several instances of flood events in the area, most notably the following:
Flooding Ashbrook Gardens (Reported 24" January 1995)

Flooding occurs in the back gardens of the existing houses in Ashbrook Gardens. The area in general is
low lying and the water table is high. Houses are piled which suggest that ground conditions are poor.
The underlying problem is that the permeable area in the back gardens is completely saturated. The
installation of land drains may alleviate the problem.

There was no indication in the information reviewed that the flooding issue impacted the subject site.
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3.9 Preliminary Flood Risk Assessment Mapping

The Catchment Flood Risk Assessment and Management Study (CFRAMS) is a national programme which
to date has produced both a series of Preliminary Flood Risk Assessments (PFRA) which cover the entire
country, as well as more detailed flood maps in certain catchments across the country.

Prior to the publication of the detailed CFRAMS flood mapping, a series of Preliminary Flood Risk
Assessment (PFRA) maps were published. The PFRA flood zones in the local area are shown in Figure 3-8
below.

Legend

771 Pluvial Flood Zone A
) Pluvial Flood Zone B
[ Fluvial Flood Zone A
+ I Fluvial Flood Zone B
|| Coastal Flooding
— - Site Boundary

Figure 3-8: PFRA flood zone map indicating extents of preliminary flood zones

The PFRA mapping shown above indicates the entire site designated as Preliminary Flood Zone A. It must
be noted that the River Shannon is tidally influenced in the area. As such the flood extents shown are
coastal and the site is shown in Flood Zone A for coastal flooding. The site is not indicated as being
subject to pluvial flooding.

It is noted that the PFRA modelling is a high-level study which uses a coarse ground to represent the
topography of the country and does not take existing flood defences into account. As such PFRA fluvial,
pluvial and coastal flood extents are to be utilised as an initial assessment only.
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3.10 CFRAMS Mapping

As part of the CFRAMS programme, mapping is available online for public viewing, and the local area has
been assessed as part of the Shannon CFRAMS. The OPW has published detailed flood hazard mapping for
the area based on results from the CFRAMS. This includes flood extent and flood depth mapping for a
number of return periods for fluvial and coastal flood events. The CFRAMS assessment in this area is
based on hydraulic modelling of the River Shannon and its tributaries.

Figure 3-9 below is an extract from the relevant Shannon CFRAMS fluvial flood map and Figure 3-10
overleaf is an extract from the relevant Shannon CFRAMS coastal flood map for the area surrounding the
proposed development site. Full CFRAMS maps for the area are included in Appendix C of this report.

Figure 3-9: Extract from the CFRAMS fluvial map for the area (site indicated in red) '"Maps available: http://
http://www.floodinfo.ie/map/floodmaps/?X=6919597.223688143&Y=-959644.9352880842&Z=15
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Figure 3-10: Extract from the CFRAMS coastal map for the area (site indicated in red)

The CFRAM mapping indicates that there is a 0.1% AEP Coastal Flood Extent noted on the site and that
the site is located in a ‘Defended Area’.

The maps do not indicate the flood level associated with this flood extent. Therefore the OPW CFRAM
flood mapping was imported into AutoCAD and overlaid with the recent topographical survey levels taken
on the site. The extent of the Flood Zone could then be compared to the ground levels to estimate the
0.1% AEP Coastal Flood Extent at the site for the mapping. Based on this assessment of the CFRAMS flood
mapping, the flood level is assumed to be 2.5mAOD for the 0.1% AEP Coastal Flood Extent and 4.7mAOD
for the extent of the Defended Area.

LCCC has advised that the 0.1% AEP Coastal Flood Extent shown is the predicted flood level at the site
during a breach of the flood defences along the River Shannon fully functional.

The 0.5% AEP flood level at the CFRAMS node nearest the site along the River Shannon is 4.7mAOD, this
level ignores the presence of flood defences altogether and also corresponds to the extent of the
Defended Area noted on the mapping.
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3.11 Existing Flood Defences

The CFRAM maps shown in Figures 3-9 and 3-10 identify a flood defence embankment located
approximately 900m south of the site along the Shannon Estuary. This embankment is part of the OPW’s
Shannon North Embankments Scheme. The embankments are legacy structures which were constructed
historically to protect agricultural lands and were not designed to modern day engineering standard. The
CFRAMS mapping indicates that the existing embankments may provide a certain standard of protection
in the 1% AEP event.

It must also be noted that Limerick City and County Council has appointed RPS Consulting Engineers to
work on the Limerick City and Environs Flood Relief Scheme (FRS). Although the delivery of this project
is unlikely to be completed prior to this proposed development opening, the completed FRS will offer
more reliable flood defence for the site in the future.

3.12 Breach Analysis

As part of the CFRAM Study, a breach analysis was carried out to assess the potential flood extents in the
event of a breach failure as part of the Preliminary Options Report for the Unit of Management (UoM) 25
and 26 (2016). In May 2018 the OPW released the Flood Risk Management Plan for the Shannon Upper &
Lower, River Basin 25/26. A number of locations on the tidal reaches of the Shannon were analysed as
part of this to assess the effect of a failure in flood defences on the surrounding area. PUNCH have
reviewed the mapping prepared as part of this assessment and identified the 2 breach locations most
likely to impact the site. Both breaches were located to the south of the site as shown in Figure 3-11.
Figure 3-12 shows the nearest relevant breach to the west of the site and Figure 3-13 shows the nearest
breach to the east.

Figure 3-11: Breach Location Map
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Site located approximately
1.5km north

Figure 3-12: 1% AEP Coastal Failure Scenario Flood Extents from breach on River Shannon flood embankments
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Site located approximately
1.25km north

Figure 3-13: 10% AEP Coastal Failure Scenario Flood Extents from breach on River Shannon flood
embankments
It appears from the results shown in the mapping that any overland flows resulting from a potential
breach to the flood defences along the northern bank of the Shannon will not encroach on the subject
site. The flood extents from a potential breach are contained within the existing Flood Zone A (green
areas) located adjacent to the river. The proposed site is located approximately 1.5km north of the
defence and is not shown as been subject to flows in the event of a breach assessed. As the flood
mechanism is tidal and the embankments are legacy structures the proposed development will include
an evacuation plan to prevent any risk however unlikely that may occur as a result of a breach.
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3.13 Draft Strategic Flood Risk Assessment

The Draft Strategic Flood Risk Assessment dated 26 June 2021 and prepared by JBA Consulting as a part
of the Draft Limerick Development Plan 2022-2028 provides guidance for the integration of flood risk
management into the development strategy for Limerick City and County.

In the report, flooding maps are provided for Limerick City and other settlements in Limerick County as
shown below in Figure 3-14.

According to the mapping in Figure 3-14, the site is located in Flood Zone A.

JBA mapping is a preliminary set of mapping prepared for Limerick City and County Council. As per
Section 2.3 of the SFRA, the definition of the Flood Zones is based on an undefended scenario and does
not take into account the presence of any flood protection structures such as flood walls or
embankments. Hence, the flood extents shown are a worst-case scenario based on all flood defences in
Limerick not being operational and ignored entirely.
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Figure 3-14: JBA Draft Strategic Flood Risk Assessment
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3.14 Estimate of Flood Zone

PUNCH Consulting Engineers have reviewed the available information as outlined in the above sections.
The site is not indicated as being at risk of fluvial or pluvial flooding

The existing flood defences are no doubt providing a high level of protection to the site from coastal
flooding.

With the worst-case breach of the existing defences the site would be classified as Flood Zone B.

However, the FRMG advise that food zones ignore the presence of defences. Therefore we must
concluded that the site is located in Flood Zone A for coastal floodplains.
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4 Flood Risk Assessment

4.1 Sources of Flooding

When carrying out a Flood Risk Assessment, one should consider all potential risk and sources of flood
water at the site. In general, the relevant flood sources are:

Fluvial Flooding

Fluvial flooding is the result of a river exceeding its capacity and excess water spilling out onto
the adjacent floodplain. The proposed site is located approximately 1.1km from the River
Shannon. While the River Shannon is a source of flooding in Limerick, the site is located in an
area of Limerick where the River Shannon is tidally influenced and as such the flood mechanism
is tidal and not fluvial. A review of the CFRAMS fluvial mapping for the Shannon tributaries in the
area does not indicate a fluvial flood risk. The site is deemed not to be at risk of fluvial flooding.

Coastal Flooding

Coastal flooding is the result of sea levels which are higher than normal and result in sea water
overflowing onto the land during high tides or storm surges. The site is located 1.1km from the
Shannon Estuary which is tidally influenced and is located in an area which is protected by the
Shannon North Flood Embankments. From a review of the available information, the site is
considered to have a low residual risk of coastal flooding due to the existing flood embankment
defences located on the Shannon River.

Pluvial Flooding

Pluvial Flooding is the result of rainfall-generated overland flows which arise before run-off can
enter any watercourse or sewer. It is usually associated with high-intensity rainfall. There are
no areas within the site which may be subject to pluvial flooding due to their naturally low
depressions. Also, the provision of a suitable surface water drainage system for any proposed
development on the site will mitigate against any possible pluvial flood risk as a result of the
impermeable areas associated with the development.

Groundwater Flooding

Groundwater flooding occurs when the level of the water stored in the ground rises as a result
of prolonged rainfall. From a review of the available information, there is no risk of groundwater
flooding at the site and the development does not include any proposals for basements.

4.2 Site Vulnerability

The proposed development is for a Primary Care Centre. Table 2-1 of the Planning System and Flood
Risk Management Guidelines does not specifically classify this type of development vulnherability. The
comparable UK Guidelines apply four vulnerability classes as opposed to the three adopted in the
Planning System and Flood Risk Management Guidelines. They allow for highly vulnerable, more
vulnerable, less vulnerable and water compatible classifications. Medical Practices are specifically
referred to in the UK Guidelines and are attributed to the additional class of “more vulnerable
development”.

Under the UK Guidelines, developments classified as “more vulnerable” are considered acceptable in the
equivalent of Flood Zones B and C, with justification being required if they are located in the equivalent
of Flood Zone A. As the development will not provide critical patient care or overnight care we would
suggest that the development could be classified as “Less Vulnerable”. This would apply the same
classification and zone criteria as the UK Guidelines. This has also been an accepted precedent in the
Kilmallock Primary Care Centre granted permission under Planning Grant 1745 and Croom Primary Care
Centre granted permission under Planning Grant 171150.
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Table 4-1: Matrix of Vulnerability versus Flood Zone to indicate Justification Requirement

_ Flood Zone A Flood Zone B Flood Zone C

Highly vulnerable development  Justification Test Justification Test Appropriate
Less vulnerable development Justification Test Appropriate Appropriate
Water-compatible development Appropriate Appropriate Appropriate

As the site is located in Flood Zone A and considered “Less Vulnherable,” development can only be
permitted if the development complies with the requirements of the Justification Test as described in
the guidelines. Box 5.1 of the Justification Test has been completed and is presented in Section 5 of this
report.

4.3 Climate Change

To mitigate against the residual risk of flooding to the site it is proposed to set the Finished Floor levels
of the development above the flood level with an allowance for climate change. Table 4-2 replicated
Table 5-3 of the DRAFT SFRA which gives guidance on the recommended finished floor levels for new
developments. The site is located in a tidal, defended area. As the flood defence embankment along the
River Shannon north bank is a legacy structure it cannot be confirmed whether climate change was
accounted for and therefore a climate change allowance will be included in setting the development
floor levels.

Table 4-2: LCCC DRAFT SFRA Table 5-3: Recommended minimum finished floor levels.

Finished floor level to be based on

Fluvial, undefended 1% AEP flood + climate change (as Table 5-2) + 300mm freeboard.

. 0.5% AEP flood + climate change (as Table 5-2) + 300mm freeboard (or 500mm
Tidal, undefended . . .
where there is a risk of storm surge and wave action).

1% AEP flood + 300mm freeboard. Climate change does not need to be
included, provided it is included in the defence height or adaption plan for the

Fluvial, defended scheme.

Where a breach model has been developed to further understand risks, FFL
may be set based on model outputs.

0.5% AEP flood + 300mm freeboard (or 500mm where there is a risk of storm
surge and wave action). Climate change does not need to be included,
Tidal, defended provided it is included in the defence height or adaption plan for the scheme.

Where a breach model has been developed to further understand risks, FFL
may be set based on model outputs.

Based on the information above it is proposed to set the development finished floor levels above the
0.5% AEP flood level + freeboard + climate change. The proposed site is located over 1km from the
Shannon and as such there is no risk of storm surge or wave action at the site. Therefore, the 300mm
value for freeboard will be used. The minimum Finished Floor level for the development will be set to a
level of 5.50mAOD.
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4.4 Flood Mitigation Measures

The following measures are proposed for the development design as a precautionary approach to the risk
of flooding on the site:

1.

The finished floor level for the proposed buildings will be set to a minimum of 5.50mAOD. This
figure has been chosen based on guidance specified within the DRAFT SFRA and is made up of
the 0.5%AEP flood level + 500mm climate change allowance + 300mm freeboard. This will
mitigate against any potential residual flood risk to the site.

The proposed undercroft parking level and entrances to the upper levels will be set to a minimum
of 3.30mAOD. This figure has been chosen based on the 0.1%AEP flood level from the CFRAMS
flood map overlayed with the topographic survey of 2.50mAOD + 500mm climate change
allowance + 300mm freeboard. This minimum entrance level will ensure access and egress from
the parking area in the event of an emergency during a flood event.

The proposed development will have dedicated surface water drainage. All surface water flows
generated within the development will be captured by this network which has been designed for
a 1in 100-year storm event with a 10% allowance for climate change. The proposed surface water
drainage system will mitigate against any pluvial flood risk at the development.

PUNCH Consulting Engineers recommend that an emergency plan for the development is put in
place. While the details of this plan will be the responsibility of the proprietor, PUNCH Consulting
Engineers recommend that consideration be given to the shutting down of services such as gas,
water and electricity, upon receipt of a flood warning. As the flood mechanism in the area is
tidal there will be forewarning of a flood event which will likely result from high tides in the
Shannon Estuary. The evacuation plan should include proposals for people to leave the site in
advance of a significant flood event. The ‘Less Vulnerable’ nature of the development also
means this can be facilitated appropriately.

In the unlikely event that the building cannot be evacuated in response to a flood event, the
building will provide a place of safe refuge during floods due to the level set above the 0.5%AEP
undefended flood level + 500mm climate change allowance + 300mm freeboard. Emergency
access can be provided from the north with the flooding source approaching from the south.

A high-water level alarm should be installed to aid identification of evacuation requirements.
The development should include water compatible construction where relevant. This will include
features such as hard floors at ground level and sockets set at high level along walls.

As part of the site maintenance plan, all future proprietors should inspect all road gullies in the
vicinity and report any blockages to the Local Authority and/or Irish Water. The proprietor
should also inspect all surface water drainage within the site, in particular following heavy rain
which may cause debris to obstruct stormwater inlets.

With the implementation of the above measures the site will be at low risk of flooding and will not
increase the risk of flooding to any adjacent or nearby area.
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5 Development Management Justification Test

Chapter 5, Box 5.1 of the Planning System Flood Risk Management Guidelines for Planning Authorities
sets out that all of the following criteria must be satisfied in order to meet the development management
Justification Test. Table 5-1 contains PUNCH Consulting Engineers response to each of the items in Box
5.1 and it is concluded that the proposed development complies with the requirements of the

development management Justification Test.

Table 5-1: Justification Test Box 5.1

-

The subject lands have been zoned or
otherwise designated for the particular
use or form of development in an
operative development plan, which has
been adopted or varied taking account of
these Guidelines.

1.0

The proposal has been subject to an
appropriate flood risk assessment that
demonstrates:

2.0

The development proposed will not
increase flood risk elsewhere and, if
practicable, will reduce overall flood risk.

2.1

2.2 The development proposal includes

measures to minimise flood risk to people,

Refer to the planning report which accompanies
this application.

There are number of potential aspects to consider
when assessing if the proposed development will
increase the flood risk elsewhere. Of concern to
this project are:

i. Loss of Flood Storage;
ii. Diversion of flood waters;
iii. Increased runoff from the proposed
development.

The flooding mechanism in the area is coastal
(the site is only subject to flooding in the extreme
event of a breach in existing flood defences). It is
not necessary to compensate for the loss of any
coastal flood storage.

The flood flows are from the existing channel and
ground levels around this channel will be
maintained at the existing ground levels as much
as possible. Flow paths in extreme flood events
will have the same flow pattern as existing.

The proposed runoff rate from the proposed
development will be less than the existing runoff
rate as attenuation will be provided as part of the
proposed drainage system which will limit the
discharge rate to below the existing greenfield
runoff rate from the site.

The principle measure taken to minimise the
flood risk to people, property, the economy and
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property, the economy and the
environment as far as reasonably possible.

The development proposed includes
measures to ensure that residual risks to
the area and/or development can be
managed to an acceptable level as regards
the adequacy of existing flood protection
measures or the design, implementation
and funding of any future flood risk
management measures and provisions for
emergency services access.

2.3

The development proposed addresses the
above in a manner that is also compatible
with the achievement of wider planning
objectives in relation to development of
good urban design and vibrant and active
streetscapes.

2.4

the environment is to ensure that the buildings do
not flood during any flood events up to the 1:200-
year event with climate change and freeboard
accounted for. While there is flooding within the
site of the proposed development (undefended
scenario) during this event, the ground floor of
each building will be appropriately set above this
level of flooding.

The site lies within the defended coastal flood
zone. In the event of a major breach in coastal
flood defences, a large portion of the surrounding
area would be subject to coastal flooding. PUNCH
Consulting Engineers recommend that a suitable
flood evacuation plan is in place to minimise
flood risk to people, property, the economy and
the environment in the event of a breach in flood
defences.

The proposed FFL of the building is above the
worst-case (undefended) 1:200-year flood level
including allowance for climate change and
freeboard which ensures that the building will not
be inundated by flood waters during such an
extreme event. It is noted that, due to the nature
of the catchment, flood events at the site are
tidal in nature and extreme events will be
possible to predict and manage a response.

Funding has been secured for the Limerick City
and Environs FRS which will provide additional
security to the flood protection at the site in the
future.

Refer to Section 4.4 for mitigation measures
proposed to manage the residual flood risk at the
site.

Refer to the planning report which accompanies
this application.

It is PUNCH Consulting Engineers opinion that the
proposed development complies with item 2.4.
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6 Conclusions

PUNCH Consulting Engineers were appointed by Valley Healthcare Fund to carry out a Site-Specific Flood
Risk Assessment for the proposed development in Jetland, Ennis Road, Limerick.

This Site-Specific Flood Risk Assessment has been carried out in accordance with “The Planning System
& Flood Risk Management Guidelines” published by the Department of the Environment, Heritage and
Local Government in November 2009 and the Limerick City Local Area Plan.

A review of the flood risk in the area was carried out as the site is located near the Shannon Estuary.

Flood Maps produced as part of the CFRAMS were consulted to establish the Flood Zone. It was
determined that the proposed development site is currently located in Flood Zone A for coastal flooding.
The site is located in an area that is shown as being a defended zone and as such residual risk of flooding
was addressed.

Breach assessments of the existing flood defences show that the site is at low risk of flooding.

As the proposed development is deemed ‘Less Vulnerable’ and located in a Flood Zone A, the Justification
Test was applied, and it is concluded that the proposed development complies with the requirements of
the development management Justification Test.

The proposed development is at a low risk of flooding and is deemed appropriate provided the residual
risk of coastal flooding is addressed by implementing the measures discussed in Section 4.4: Flood
Mitigation Measures. This includes providing a finished floor level for the proposed building of 5.50mAOD
(0.5% AEP flood level + 500mm climate change allowance + 300mm freeboard), providing a sufficient
surface water drainage network, providing water compatible construction where appropriate and
providing an emergency plan for evacuation of the site in the extreme event of a combined coastal
extreme flood and failure of the existing or future River Shannon flood defences.

With the implementation of the said measures, the site will be at low risk of flooding and will not increase
the risk of flooding to any adjacent or nearby area.
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Appendix A Site Visit Images
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Image 1: View from northern boundary looking south

Image 2: Picture of OPW Arterial Drainage Channel and headwall
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Image 3: Picture of norther boundary of the site
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Image 4: Northern boundary looking southwest
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Image 5: Looking towards southern boundary
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Image 6: Overgrown nature of OPW channel

191177-PUNCH-XX-XX-RP-C-001 Page A-VI September 2021



Jetland PCC, Ennis Road
Site Specific Flood Risk Assessment

Appendix B OPW Historic Flood Events Record
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Past Flood Event Local Area Summary Report

Report Produced: 3/9/202114:29
This Past Flood Event Summary Report summarises all past flood events within 2.5 kilometres of the map centre.

This report has been downloaded from www.floodinfo.ie (the "Website"). The users should take account of the restrictions
and limitations relating to the content and use of the Website that are explained in the Terms and Conditions. It is a
condition of use of the Website that you agree to be bound by the disclaimer and other terms and conditions set out on
the Website and to the privacy policy on the Website.

Map Legend
Single Flood Event
Recurring Flood Event
. Past Flood Event Extents
E Drainage Districts Benefited Lands*
Land Commission Benefited Lands*
Arterial Drainage Schemes Benefited Lands*

* Important: These maps do not
indicate flood hazard or flood extent.
Their purpose and scope is explained
on Floodinfo.ie

2 km
37 Results
Name (Flood_ID) Start Date Event Location
1. Quinn Pool Limerick recurring (ID-917) n/a Approximate Point

Additional Information: Reports (2) Press Archive (O)

2. 5] Shannon Dock Road Limerick Dec 1999 (ID-301) 25/12/1999 Area
Additional Information: Reports (5) Press Archive (1)

3. Limerick Feb 2002 - Killely (ID-1550) 11/02/2002 Approximate Point
Additional Information: Reports (1) Press Archive (O)

4. [#] Ballynaclough River Limerick Dec 1999 (ID-1986) 25/12/1999 Area
Additional Information: Reports (3) Press Archive (O)

5. [:Z] Shannon Ballynanty Killeely Limerick Dec 1999 (ID-316) 25/12/1999 Area
Additional Information: Reports (2) Press Archive (1)

6. [:ii] Corbally St Mary's Pk Limerick Dec 1999 (ID-311) 25/12/1999 Area

Additional Information: Reports (10) Press Archive (2)




Name (Flood_ID)

Start Date Event Location

7. [E] Clancy's Strand Harry's Mall Limerick Dec 1999 (ID-315) 23/12/1999 Area
Additional Information: Reports (20) Press Archive (3)

8. [##| Raheen Dooradoyle, Limerick Feb 1990 (ID-541) 01/02/1990 Area
Additional Information: Reports (1) Press Archive (O)

9. Ashbrook Gardens Limerick Recurring (ID-365) n/a Approximate Point
Additional Information: Reports (1) Press Archive (O)

10. Clancy's Strand Limerick Feb 2002 (ID-358) 11/02/2002 Exact Point
Additional Information: Reports (10) Press Archive (O)

1. Shannon Condell Road Limerick Feb 2002 (ID-359) 11/02/2002 Approximate Point
Additional Information: Reports (3) Press Archive ()

12. OCallaghans Strand Limerick Feb 2002 (ID-360) 11/02/2002 Exact Point
Additional Information: Reports (3) Press Archive (O)

13. Clancy's O'Callaghan's Strand Limerick Jan 1995 (ID-366) 17/01/1995 Approximate Point
Additional Information: Reports (2) Press Archive (1),

14. South Circular Road St Mary's Limerick Recurring (ID-378) n/a Exact Point
Additional Information: Reports (1) Press Archive (0)

15. Clancy's Strand Limerick Jan 1994 (ID-406) 26/01/1994 Exact Point
Additional Information: Reports (6) Press Archive (O)

16. Clancy's Strand Limerick 17/10/2001 (ID-407) 17/10/2001 Exact Point
Additional Information: Reports (1) Press Archive (O)

17. Sarsfield St Arthur's Quay Limerick City Feb 1990 (ID-408) 21/02/1990 Approximate Point
Additional Information: Reports (8) Press Archive (O)

18. Meelick Bridge Limerick recurring (ID-916) n/a Approximate Point
Additional Information: Reports (3) Press Archive (O)

19. Limerick Dock Rd Jan 1995 (ID-1563) 25/01/1995 Approximate Point
Additional Information: Reports (1) Press Archive (O)

20. Limerick City Clancy's Strand Feb 1990 (ID-1602) 01/02/1990 Approximate Point
Additional Information: Reports (2) Press Archive ()

21. Limerick Condell Road Feb 1990 (ID-1603) 01/02/1990 Approximate Point
Additional Information: Reports (2) Press Archive (O)

22. Limerick Adjacent Courthouse undated (ID-1604) n/a Approximate Point
Additional Information: Reports (1) Press Archive (0)

23. Clancy O'Callaghan's Strand Limerick Feb 1997 (ID-1606) 10/02/1997 Approximate Point
Additional Information: Reports (4) Press Archive (O)

24, Condell Road Limerick Feb 1997 (ID-1607) 10/02/1997 Approximate Point
Additional Information: Reports (2) Press Archive (0)

25. Dock Road Bishops Quay Limerick Feb 1997 (ID-1608) 10/02/1997 Approximate Point
Additional Information: Reports (3) Press Archive (Q)

26. St Mary's Park Limerick Feb 2002 (ID-1625) 11/02/2002 Approximate Point



Name (Flood_ID) Start Date  Event Location

Additional Information: Reports (1) Press Archive (O)

27. Custom House Quay Sarsfield St Limerick Feb 2002 (ID-1626)  11/02/2002 Approximate Point
Additional Information: Reports (2) Press Archive (0)

28. Killard Redgate Dec 1999 (ID-2452) 27/12/1999 Exact Point
Additional Information: Reports (3) Press Archive (Q)

29. Corrib Drive Limerick Oct 1995 (ID-3569) 24/10/1995 Approximate Point
Additional Information: Reports (1) Press Archive (O)

30.]i#] Shannon Lower Feb 1990 (ID-127) 01/02/1990 Area
Additional Information: Reports (6) Press Archive (15)

31, [ Glenagross Limerick Dec 1999 (ID-320) 25/12/1999 Area
Additional Information: Reports (2) Press Archive (1)

32. [##] Shannon December 1954 (ID-3) 01/12/1954 Area
Additional Information: Reports (4) Press Archive (16)

33. || Verdant Place Limerick Dec 1999 (ID-1985) 25/12/1999 Area
Additional Information: Reports (3) Press Archive (Q)

34. || Shannon Westfields Limerick Dec 1999 (ID-299) 25/12/1999 Area
Additional Information: Reports (3) Press Archive (2)

35. | Corrib Drive Limerick Dec 1999 (ID-297) 25/12/1999 Area
Additional Information: Reports (3) Press Archive (1)

36. |::i] Shannon Adjacent Dock Road Limerick Dec 1999 (ID-302) 25/12/1999 Area
Additional Information: Reports (3) Press Archive (1),

37. Limerick City 3rd January 2014 (ID-12380) 03/01/2014 Approximate Point

Additional Information: Reports (1) Press Archive (O)




Jetland PCC, Ennis Road
Site Specific Flood Risk Assessment

Appendix C CFRAMS Mapping
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