
 

 

 
 
The Secretary 
An Bord Pleanála 
64 Marlborough Street 
Dublin 1 
 

20th September 2019 
[By Hand] 

 
 
RE:  REQUEST FOR FURTHER INFORMATION FOR THE OPERA SITE RE-DEVELOPMENT INCLUDING 

A MIXED-USE DEVELOPMENT AT SITE BOUNDED BY MICHAEL ST., ELLEN ST., RUTLAND ST. 
PATRICK ST. AND BANK PLACE, LIMERICK 

 
 ABP FILE REF – 304028-19 

 
Dear Sir/Madam 

1.0 INTRODUCTION 
 

1.1 Purpose of this Response 
 

This response is submitted by Tom Phillips + Associates, (“TPA”) Town Planning Consultants1, 
in association with a multi-disciplinary team on behalf of Limerick City and County Council2 
(“the Applicant”) in response to a Request for Further Information as issued by An Bord 
Pleanála (ABP) on 23rd July 2019 in relation to the above planning application, File Reference 
ABP-304028-19. 
 
Following consultation by TPA, the Board approved a time extension for submission of the 
further information response until Friday 27th September, 2019. 
 

1.2 Multi-Disciplinary Project Team 
 
The Response has been prepared in association with the following design team: 
 

• AECOM 3 

• Pederson Focus4 

• JCA Architects5 

• Tom Phillips + Associates Town Planning Consultants  

• IAC Archaeology6 
 
 
 

 
1 80 Harcourt Street, Dublin 2, D02 F449. 
2 Limerick City and County Council, Dooradoyle Road, Dooradoyle, Limerick, V94 WV78 
39th Floor, The Clarence West Building, 2 Clarence Street West, Belfast BT2 7GP & 24 Hatch Street Lower, D02TY88  
4 4 Combermere, Glounthaune, Co. Cork 
521 Sunday’s Well Road, Cork City T23 XN52 
6 Unit G1, Kilcoole Rd, Network Enterprise Park, Co. Wicklow 
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1.3 Reports / Drawings Submitted in response to the Further Information Request 
 
The specialist Design Team has analysed the Further Information Request and provided a full 
response to each item.  As a result, a number of documents have been prepared to accompany 
this Response and these are submitted under separate covers.  These are listed below; 
 

• A3 Booklet - Planning Application Photomontages prepared in response to Request 
for Further Information by Pederson Focus. 

• Townscape and Visual Impact Addendum prepared by AECOM. 

• Response to Sunlight, Daylight and Shadowing Analysis in response to a request for 
further information by An Bord Pleanála (Ref: ABP-304028-19) prepared by AECOM. 

• Architectural Heritage Responses to Request for Further Information from An Bord 
Pleanála prepared by JCA Architects, which includes the following appendices; 
 

➢ APPENDIX 1 – Copy of Department of Culture Heritage and Gaeltacht’s 
Submission dated May 30th 2019 

➢ APPENDIX 2 – Further Information Response Report – Landscaping and Paving 
Proposals, prepared by AECOM 

➢ APPENDIX 3 – Method Statement for Dismantling and Reuse of Rutland Street 
Doorcase, prepared by JCA 

➢ APPENDIX 4 – Drawings for Rutland Street Doorcase in New Location, 
prepared by AECOM 

➢ APPENDIX 5 – Rutland Street Doorway in New Location CGI, prepared by 
Pederson Focus 

➢ APPENDIX 6 – No. 5 Rutland Street New Doorways Drawings, prepared by 
AECOM 

➢ APPENDIX 7 – Proposed New Opening to Southern End of Town Hall CGI, 
prepared by Pederson Focus 

➢ APPENDIX 8 – Study of Potential Reuse of Michael Street Gateway, prepared 
by AECOM 

➢ APPENDIX 9 – Letter from Limerick Civic Trust regarding Michael Street 
Gateway 

➢ APPENDIX 10 – Method Statement for Dismantling and Storing Michael Street 
Gateway, prepared by JCA 

➢ APPENDIX 11 - Method Statement for weatherproofing the historic buildings 
prepared by JCA 

 

While the specialist Reports should be relied upon as the primary source material, this Report 
provides a response to each further information item, as outlined in the Further Information 
Request. 
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2.0 RESPONSE TO FURTHER INFORMATION REQUEST 
 

2.1 FURTHER INFORMATION REQUEST ITEM NO. 1  
 

‘Photomontages 
 

a.  Provide amended photomontages of the proposed development from the following 
viewpoints: 

• Western side of River Shannon in the vicinity of O’Callaghans Strand/Sarsfield 
Bridge/Clancy’s Strand 

• Thomand Bridge 

• St John’s Castle 
The photomontages should provide for a wider perspective with the existing buildings at 
Streamboat Quay(Clarion Hotel), Riverpoint and the permitted development at Bishops 
Quay granted under planning reference PL91.247888 (16/800) should be delineated as 
appropriate. 
 
b. Please provide a photomontage of the proposed development looking north-

eastwards along O Connell Street in the Vicinity of its junction with Cecil Street with 
the development granted permission under reference number ABP 301154-18 
(17/1180) (Rugby Experience) delineated. 

 
Any alterations to the assessment of the residual visual effects and the assessment of the 
photomontages as contained in Section 12.6.4 of the EIAR as a consequence of the above 
requirements must be addressed.’ 

 
2.1.1 Applicants Response  

Item No. 1 has been responded to by Pederson Focus and AECOM.  Pederson Focus have 
prepared 5 no. additional photomontages in an A3 booklet.  The order of Views in the booklet 
differs from the Bord request with View 24, The Rugby Experience first, followed by the 
panoramic photomontages, View 12B, View 14B, View 15B and View 23B.   
 
AECOM have addressed the alterations to the assessment of the residual visual effects and 
the assessment of the photomontages as contained in Section 12.6.4 of the EIAR in the 
accompanying ‘Townscape and Visual Impact Addendum Report’. 
 

2.1.1.1 Response to FI Item 1a  
 
An Bord Pleanála requested three additional photomontages, which provide for a wider 
perspective along the River Shannon.  These requested photomontages are indicated in the 
table below; 
 
Panoramic Photomontages 
 

No. ABP Requested Photomontage Applicant Response 
Re-issued Photomontage 
View No. 

1 Western side of River Shannon in the vicinity of O 
Callaghan’s Strand/Sarsfield Bridge/Clancys Strand 

View 14B 

2 Thomond Bridge View 12B 

3 King John’s Castle View 23B 
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These additional viewpoints are indicated as green on the Viewpoint location map in the 
booklet.   
 
AECOM in their Townscape and Visual Impact Addendum have analysed the views under 
Section 1.2 of their report.  For Views 12B, 14B and 23B, the addendum report confirms that 
the residual cumulative townscape and visual effects remain as stated in the original planning 
submission. 
 
View 15B – From Shannon Bridge 
In addition, View No. 15B was prepared by Pederson Focus, although not specifically 
requested by An Bord Pleanála.  This view is part of a range of key waterfront panoramas 
toward the city centre as identified in the Limerick 2030 Economic and Spatial Plan. 
 
AECOM has assessed the view in Section 1.4 of the Townscape and Visual Impact Addendum 
and concludes that ‘the cumulative change is considered to be neutral as the permitting and 
existing developments stand apart and do not directly relate to each other’. 

 
2.1.1.2 Response to FI Item 1b  

 
A photomontage was prepared by Pederson Focus in response to FI item 1b; 

 

• View 24 – O’Connell Street in the vicinity of its junction with Cecil Street in conjunction 
with the permitted Rugby Experience – Planning Ref: ABP 301154-18 (17/1180) 

 
AECOM have analysed View 24 from a visual impact perspective in their Townscape and Visual 
Impact Addendum in Section 1.3.  The analysis indicates that the Opera site will mainly be 
screened by the intervening roof and bell tower of St. Augustine’s Church located further 
northeast along O’Connell Street.  The magnitude of visual effects is considered negligible 
resulting in a minor-negligible neutral significance. 

 
The Townscape and Visual Impact Addendum Report by AECOM, in Section 5 concludes as 
follows; 
 

‘Following a review of the townscape and visual impact assessment (TVIA) included in 
the EIAR Report, Chapter 12 and in particular Section 12.6.4 – Residual Visual Effects 
and Section 12.8 - Cumulative Effects, the amended and additional panoramic 
photomontages prepared for this RFI response confirm the findings of the TVIA, which 
have been cited in relevant sections above. 
 
The proposed development will amend the Limerick skyline when seen along the 
Shannon riverfront in conjunction with the permitted Bishop’s Quay development, the 
existing Riverpoint and Clarion Hotel buildings (refer to RFI Photomontages 12B, 14B, 
15B and 23B) and become a prominent new landmark in the currently low-rise 
character of the northern city centre. This change will result in significant townscape 
and visual effects. The significance of cumulative effects is considered Major-
Moderate. The cumulative change is considered to be Neutral as the permitted 
Bishop’s Quay, existing Riverpoint and Clarion Hotel buildings stand apart at either 
end of the city centre and do not directly relate to the Proposed Development at the 
Opera site. 
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The permitted Rugby Experience at O’Connell Street will be visually more prominent 
than the Proposed Development at the Opera site in views where both developments 
are visible together due to the long distance between both developments (approx. 
530m) and screening effects by intervening existing buildings (refer to RFI 
Photomontage 24).’ 

 

2.2 FURTHER INFORMATION REQUEST ITEM NO. 2 
 

‘Sunlight, Daylight & Shadow Analysis 

(a) The section entitled Sunlight, Daylight and Shadow Analysis in Chapter 11 of 
the EIAR is repeated.  There are differences in the copies noted.  Please confirm 
the version to which regard should be had. 

(b) The locations of buildings and amenity spaces assessed as delineated on Figure 
11.33 is incomplete.  A revised drawing with all locations appropriately shown 
should be submitted. 

(c) Please submit a sunlight, daylight and shadow analysis for the following: 

• Properties on George’s Quay to the north of the site 

• Public plaza in the centre of the proposed development 

• Proposed courtyard to the rear of the Granary 

• Proposed rooftop gardens’ 

 
2.2.1 Applicants Response  

A separate report has been prepared by AECOM to respond to Item No. 2 entitled ‘Response 
to Sunlight, Daylight and Shadow Analysis in response to a request for further information by 
An Bord Pleanála (Ref: ABP-304028-19)’ 

 
2.2.1.1 Response to FI Item 2a  
 

AECOM have confirmed in Section 2.1 of their ‘Response to Sunlight, Daylight and Shadow 
Analysis’ that the correct section is 11.3. 
   
Section 11.4 is a slightly early version of the same report that has been included in error.   

  
 Section 11.4 should therefore be disregarded.   
 
2.2.1.2 Response to FI Item 2b  
 

AECOM have updated Figure 11.33 of the EIAR to include the following buildings, B31, B32, 
B33, B34, B35 and B36 in their ‘Response to Sunlight, Daylight and Shadowing’ report 
enclosed. 
 

2.2.1.3 Response to FI Item 2c 
  
 AECOM have prepared a sunlight, daylight and shadow analysis for the following; 

• Properties on George’s Quay to the north of the site 

• Proposed courtyard to the rear of the Granary 

• Public plaza in the centre of the proposed development 

• Proposed rooftop gardens’ 
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Please refer to Section 2.3 of their ‘Response to Sunlight, Daylight & Shadow Analysis’ report 
enclosed. 

  
 The findings of the report are summarised below; 

• In relation to Georges Quay, the report indicates that all windows meet daylight and 
sunlight guidance.  

• The proposed courtyard to the rear of the Granary building improves access to 
sunlight in this space. 

• The new Public plaza at the centre of the development meets sunlight guidance for at 
least 2 hours of sunlight on 21st March for over 50% of the area.  79% of the total area 
receives more than two hours of light cover.  

• 100% of the rooftop gardens receive more than 2 hours sunlight and meets sunlight 
guidance.  

  

2.3 FURTHER INFORMATION REQUEST ITEM NO. 3 
 

‘Observations 

Please respond to the submission from the Department of Culture, Heritage and the 
Gaeltacht received by the Board on the 31st May 2019. 

 

Any alterations to the Environmental Impact Assessment Report as a consequence 
of the above response and/or amendments to the development as proposed should 
be highlighted.’ 

 

2.3.1 Applicants Response  

The submission from the Dept. of Culture, Heritage and the Gaeltacht which is dated 30th May 
2019 is summarised in the table below; 
 

Table 1 – Summary Table of Points - Department of Culture, Heritage and the Gaeltacht Submission 
1 Archaeology - Concurs with EIAR and recommends inclusion of Conditions relating to archaeology  

2 Underwater Archaeology - Recommends inclusion of Conditions which relate specifically to excavation 
and management of riverine/marine and waterlogged sites 

3 Mitigating Measures on Design – Impacts of interventions to the existing buildings and proposed new 
buildings  

4 Additional Photomontages Required – Bank Place – Trees in Summer and Winter to show impact on 
ground floor of new and existing 

5 Impact of Scale, Massing and Design on Historic City Contest – Close proximity of Houses on Bank Place 
– Impact of tall building in relation to overlooking, overshadowing with regard to the future desirability 
of ownership or occupation of historic buildings on Bank Place and Rutland Street 

6 Parcel 3A4 – Venetian doorcase from Bruce’s Bank (Protected Structure) – appropriately detailed 
drawings and CGI image should be submitted  

7 Parcel 3B – detailed part-sections required for full assessment with particular reference to the staircase 
and lug-eared doorways of 5 Rutland Street 

8 Town Hall – Visual impact of exposed south gable to have a long zinc-framed ope.  Method of preventing 
heat build-up in proposed atrium to the historic fabric of the town hall to be discussed. 

9 Re-use of Paving/Cobbles - Glovers Lane off Rutland/Patrick St. – all stone kerbs, cobble or setts here 
and elsewhere should be retained and reused 

10 Parcel 01 – Michael St. Gateway –Could the gateway be re-used elsewhere in the scheme? 
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11 Architectural Heritage Conditions – Principles 2,4,6,7,8 of the Architectural Heritage Report Statement 
should be conditions of the permission 

12 Phasing – Dept suggesting that works to historic buildings is done in Phase 1 of the programme 

 
2.3.1.1 Response to FI Item 3 
 

JCA Architects and AECOM have collaborated to respond to the points raised in the 
Departments submission.  Responses to Dept. Submission - Points 3 – 12 on the table above 
are responded to in the JCA submission entitled ‘Responses to Submission from the 
Department of Culture, Heritage and the Gaeltacht dated 30thMay 2019’.  Points No. 1 and 2 
relating to Archaeology and Underwater Archaeology are responded to below. 

 
Dept. Submission - Point No. 1 – Archaeology  

 
Department submission; 
 
‘Archaeology  
It is noted that the proposed development is within the zone of archaeological potential 
established around the historic town of Limerick, Recorded Monument LI00S-017, which is 
subject to statutory protection in the Record of Monuments and Places, established under 
section 12 of the National Monuments (Amendment) Act 1994. Given the extent and location 
of the proposed development it could impact on subsurface archaeological remains. 
The department has reviewed the archaeological section of the Environmental Impact 
Assessment. The Department concurs with the recommendations made in relation to 
archaeological mitigation.  
The Department will have no objection to this development proceeding provided that the 
following archaeological conditions are included in any grant of any planning permission that 
may issue;  
Conditions 

1. The applicant is required to engage the services of a suitably qualified 
archaeologist to carry out a programme of archaeological investigation of the 
development site. No sub-surface work should be undertaken until an archaeological 
assessment has been completed and commented on by this office. 
2. The archaeologist should carry out a programme of test excavation at 
locations chosen by the archaeologist and licensed under the National Monuments 
Acts 1930-2004). 
3. Having completed the work, the archaeologist should submit a written report 
stating their recommendations to the Planning Authority and to the National 
Monuments Service of the Department of Culture, Heritage, and the Gaeltacht. Where 
archaeological material/features are shown to be present further archaeological 
mitigation may be required, i.e., preservation in-situ, preservation by record 
{excavation) or monitoring of ground works. 

 
Reason: To ensure the continued preservation {either in situ or by record) of places, caves, 
sites, features or other objects of archaeological interest.’ 

 
Applicant Response to Dept. Submission – Point No. 1 
In relation to the recommendation from the Department, Limerick City and County Council 
are happy to accept the Conditions indicated in relation to archaeology from An Bord Pleanála 
on any decision to grant permission for the proposed development. 
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Dept. Submission - Point No. 2 – Underwater Archaeology 

 
Department submission; 

 
 ‘Underwater Archaeology  

The Underwater Archaeology Unit {UAU), of the National Monuments Service, concurs with 
National Monuments Service recommendations above and adds the further provisions as 
conditions for the proposed archaeological mitigation as proposed in the EIAR.  
 
The UAU will have no objection to this development proceeding provided that the following 
additional archaeological conditions are included in any grant of any planning permission that 
may issue; 

 Conditions 
1. The applicant is required to engage the services of a suitably qualified archaeologist 

and who is suitably experienced in excavation and management of riverine/marine 
and waterlogged sites and material to carry out a programme of archaeological 
investigation of the development site. No sub-surface work should be undertaken until 
an archaeological assessment has been completed and commented on by this office. 

2. The archaeologist should carry out a programme of test excavation at locations 
chosen by the archaeologist and licensed under the National Monuments Acts 1930- 
2004). 

3. The test excavations shall make provision for the management of water ingress, which 
will be inevitable at such a site, so to ensure that the full depth can be reached as per 
the design footprint, to inform the archaeological record within areas subject to 
archaeological testing. This may necessitate the opening up of wider test trenches to 
facilitate working access, etc. 

4. The archaeological methodology shall include a finds strategy to deal with 
waterlogged material and a post-excavation strategy, including funding, to ensure all 
waterlogged material (if encountered and recovered) is dealt with in an appropriate 
manner. 

5. Having completed the work, the archaeologist should submit a written report stating 
their recommendations to the Planning Authority and to the National Monuments 
Service of the Department of Culture, Heritage, and the Gaeltacht. Where 
archaeological material/features are shown to be present further archaeological 
mitigation may be required, i.e., preservation in-situ, preservation by record 
(excavation) or monitoring of ground works. 

 
Reason: To ensure the continued preservation (either in situ or by record) of places, caves, 
sites, features or other objects of archaeological interest.’ 

 
Applicant Response to Point No. 2 
In relation to the recommendation from the Department in relation to underwater 
archaeology, Limerick City and County Council are happy to accept the Conditions indicated 
in relation to underwater archaeology from An Bord Pleanála on any decision to grant 
permission for the proposed development. 
 
See applicant’s response to Points 3 – 12 in enclosed report prepared by JCA dated 18th 
September 2019. 
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3.0 Conclusions 
 

We trust that this Response addresses the items raised by An Bord Pleanála in respect of the 
proposed development.   
 

 
Yours sincerely  
 
 
 
 
___________________________ 
Gavin Lawlor 
Director 
Tom Phillips + Associates 

 
 
 Encl. 


