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Copyright and Third-Party Disclaimer

Malone O’Regan Environmental (MOR) has prepared this report for the sole use of our client (as named on the
front of the report) in accordance with the Client’s instructions using all reasonable skill and competence and
generally accepted consultancy principles. The report was prepared in accordance with the budget and terms of
reference agreed with the Client and does not in any way constitute advice to any third party who is able to access
it by any means. MOR excludes to the fullest extent lawfully permitted all liability whatsoever for any costs, liabilities
or losses arising as a result of or reliance upon the contents of this report by any person or legal entity (other than
the Client in accordance with the terms of reference). MOR has not verified any documents or information supplied
by third parties and referred to herein in compiling this document and no warranty is provided as part of this
document. No part of this report may be copied or reproduced without express written confirmation from MOR. Any
methodology contained in this report is provided to the Client in confidence and must not be disclosed or copied to
third parties without the prior written agreement of MOR. Disclosure of such information may constitute an
actionable breach of confidence or may otherwise prejudice our commercial interests. Third parties who obtains
access to this report by any means, including disclosure by the Client, will be subject to the Copyright and Third-
Party Disclaimer contained herein.
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1 INTRODUCTION

Malone O’Regan Environmental (MOR) were commissioned by Bellmount Developments
Limited (‘the Applicant’) to prepare a statement in accordance with Section 299B for the
construction of a new student accommodation and all ancillary works (Proposed
Development). The Proposed Development is located at Wilton Road, Victoria Cross, Co. Cork
(the Site). (OS Reference W 65206 71067).

This statement has been prepared to provide the information required under Section
299B(1)(b)(ii)(IN(C) of the Planning and Development Regulations 2001 (as amended) [1]
(“the P&D Regulations”) to the Panning Authority.

The location of the Site is shown in Figure 1-1 below.

Figure 1-1: Site Location.
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1.1 Site Context

The Site is located at Victoria Cross (South), Bishopstown, Cork, within a predominately urban
landscape. The Site is ca. 0.29 ha in size. The Site is currently occupied by a car sales garage
and is predominately comprised of areas of hardstanding with sections of treeline and
vegetation along the eastern perimeter, followed by Glasheen River.

The Site is bordered to the west by Victoria Cross Road and to the north by Orchard Road,
and existing buildings to the south. The surrounding area is a mix of private residential and
university campus accommodation as well as restaurants, retailers, and other amenities due
to the close proximity of University College Cork (UCC).

E1976 - Malone O’Regan Environmental - Final 1
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1.2

Description of The Proposed Development

Bellmount Developments Limited intend to apply to An Bord Pleanéla for planning permission
for a strategic housing development at The Former Finbarr Galvin Motor Dealership, Fronting
on to Victoria Cross Road and Orchard Road, Bishopstown, Cork.

The development will consist of:

The demolition of existing structures on site;

The construction of 78 no. student accommodation apartments (ranging in size from
single bed studio apartments to 8-bed apartments) comprising a total of 206 no. bed
spaces in 1 no. 6 storey block;

Student amenity facilities including a study area, games room, lounge space, laundry
room and server/ICT room;

The provision of landscaping and amenity areas including a courtyard space
(including modifications to the external amenity area of the student accommodation
scheme permitted under An Bord Pleanala Ref. 19/38385), 1 no. rooftop terrace and
a riverfront amenity incorporating a pedestrian and cycle path accessing onto
Ashbrook Heights and Orchard Road,;

The provision of a set down area, 1 no. access point (for emergency vehicles only),
footpaths and repositioned pedestrian crossing and associated tactile paving on
Orchard Road;

The provision of a new junction build out at the junction of Orchard Road and Victoria
Cross Road,

The provision of footpaths and landscaped areas along Victoria Cross Road; and,

All associated ancillary development including pedestrian/cyclist facilities, lighting,
drainage, boundary treatments, bin and bicycle storage and plant at ground and roof
top levels.

E1976 - Malone O’Regan Environmental - Final 2
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2 METHODOLOGY

The Proposed Development is a Strategic Housing Development (SHD). Under Section 299B
of the P&D Regulations where an application for sub-threshold SHD has been made to An
Bord Pleanala, and where a determination as to whether or not an Environmental Impact
Assessment is required has not been given under Section 7 of the 2016 Act, the Board must
carry out a screening for EIA of the Proposed Development. Section 299B(1)(b) of the P&D
Regulations states that;

() The Board shall carry out a preliminary examination of, at the least, the nature,
size or location of the development

(i) Where the Board concludes, based on such preliminary examination that —

() There is no real likelihood of significant effects on the environment arising
from the proposed development, it shall conclude that an EIA is not
required

(1)) There is significant and realistic doubt in regard to the likelihood of
significant events on the environment arising from the proposed
development, it shall satisfy itself that the applicant has provided to the
Board

(A) The information specified in Schedule 7A;

(B) Any further information on the characteristics of the proposed
development and its likely significant effects on the environment; and,

(C) A statement indicating how the available results of other relevant
assessments of the effects on the environment pursuant to the
European Union Legislation other than the Environmental Impact
Assessment Directive have been taken into account.

The following significant pieces of legislation which affect environmental planning were
assessed;

1. Strategic Environmental Assessment (SEA) Directive [2];
The Birds Directive [3];
The Habitats Directive [4];
The Water Framework Directive [5];
The Marine Strategy Framework [6];
The Ambient Air Quality Directive [7];
The Heavy Metals in the Ambient Air Directive [8];
Noise Directive: Directive 2002/49/EC of the European Parliament [9];
Directive 2002/44/EC — Vibration [10];
. The Waste Framework Directive [11];

© © N o g s~ w D

N
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. Industrial Emissions Directive [12];

=
N

. Seveso Directive [13];
. Trans-European networks: TEN-E, TEN-T and TEN-TEC Regulations [14];
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14. Aarhus Convention (including Directive 2003/4/EC [15]);
15. ESPOO Convention (including Directive 2003/35/EC [16]);
16. European Floods Directive [17]; and,

17. European Landscape Convention [18].

An EIA Screening Report has been completed and submitted with this application. The EIA
Screening Report provides the information required in Schedule 7 and Schedule 7A of the
P&D Regulations.

E1976 - Malone O’Regan Environmental - Final 4
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3 ASSESSMENT

This section sets out a statement of compliance accordance with the methodology set out in Section 2.

Table 3-1: Assessment

EU Legislation and relevant
section of accompanying EIA
Screening Report

Results of Relevant Assessment

How this has been taken into account in project

design.

1. Strategic Environmental
Assessment (SEA) Directive

(2]

The project design, including the
zoning of the subject site is
discussed in Sections 2.1 and 2.2

of the EIA Screening Report.

The SEA legislation [19] requires that the Planning Authority must make

available an SEA Statement summarising how the SEA and consultations

have been considered in the making of the Plan. An SEA Statement was
prepared for the Cork County Development Plan 2022-2028 [20].
The SEA statement must include information on;

a)

b)

c)

d)

How the environmental considerations have been integrated into
the Plan;

How the Environmental Report, submissions and observations
made to the planning authority on the Draft Plan and
Environmental Report, and any transboundary consultations
(where relevant) have been considered during the preparation of
the Plan;

The reasons for choosing the Plan, as adopted, in the light of the
other reasonable alternatives dealt with; and,

to monitor

The measures decided upon the significant

environmental effects of implementation of the Plan.

The Proposed Development has been designed to meet
building standards and provide high-quality housing which
will contribute to student housing and assist with ongoing
population increases. The Proposed Development will also
assist Cork City centre and suburbs by providing housing
suitable for students attending both University College

Cork and Munster Technological University.

A Statement of Consistency has been prepared by
McCutcheon Halley Planning to accompany the planning
application. The statement highlights how the Proposed
Development is consistent with the relevant planning
policies at national and local levels. This statement details
how the Proposed Development is consistent with the
policies and objectives of the Cork County Development
plan 2022-2028 and the Draft Cork City Development Plan
2022.
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EU Legislation and relevant
section of accompanying EIA
Screening Report

Results of Relevant Assessment

How this has been taken into account in project

design.

2. Birds [3] and
3. Habitats Directives [4]

The findings of the Ecological
Impact Assessment and AA are
discussed in section 5.2.2 of the
EIA Screening Report.

EIA Screening and NIS has been completed and submitted with the planning
application. The EIA screening concluded that the proposed strategic
housing development and ancillary works alone or in combination will not
adversely affect the integrity of the Cork Harbour SAC or any other Natura
2000 sites.

The adherence to legal requirements, voluntary implementation of best
practice measures and measures specified in the EclA, EIA Screening and
CEMP submitted with the application will reduce the risk of any significant

direct or indirect effects arising from the Proposed Development.

The EIA Screening and NIS concluded that it is not likely
for the Proposed Development to significantly impact the
conservation objectives of any European designated sites
or any of their designated features of interest.

4, Water Framework Directive

(5]

The Water Framework Directive

Status of water courses in
proximity is considered in Section

4 of the EIA Screening Report.

The hydrological features in proximity to the Site were assessed in the EIA
Screening and EclA and considers the potential impacts the Proposed
Development on surface water. The status of the Glasheen river at the
closest point to the Site is deemed “poor”[21]. The Glasheen river is deemed
“at risk” of failing to meet its Water Framework Directive (WFD) objectives by
2027.

Potential impacts from the Proposed Development on
water includes risks associated with the construction
phase of a development such as accidents and spills.
Measures are outlined in the EIA Screening, NIS, EclA and
CEMP to protect the integrity of the nearby Glasheen
River, such as spill kits and bunded areas for fuel and

chemicals.

E1976 - Malone O’Regan Environmental - Final
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EU Legislation and relevant
section of accompanying EIA
Screening Report

Results of Relevant Assessment

How this has been taken into account in project

design.

The Proposed Development will be connected to existing public mains for
foul and stormwater drainage. The existing drainage runs along the eastern

boundary and along a portion of the northern boundary from east to west.

5. Marine Strategy Framework

(6]

The Marine Strategy Framework is not applicable to the Proposed

Development given its nature and location.

Not applicable.

6. Ambient Air Quality Directive
[7], and

7. Heavy Metals in the Ambient
Air Directive [8]

Air Quality is considered in Section
5.2.1 of the EIA Screening Report.

The nearest air quality station to the Site is located in Munster Technology
University in Bishopstown. The air quality at this station is ‘good’ [22]. Given
the nature of the Proposed Development, it is not likely to create significant

risk to human health during the construction or operational phase.

Dust mitigation measures are outlined in the CEMP to ensure that

construction impacts are minimal.

The CEMP submitted with this application outlines

measures to reduce impact from the Proposed
Development on air quality. Dust minimisation measures
are outlined in the CEMP including regularly watering
areas with potential fugitive dust where appropriate, mesh
netting will be erected around the scaffolding during
construction. Trucks will be covered if transporting
construction materials with dust potential. Weekly dust

monitoring will also be put in place.

8. Noise Directive: Directive
2002/49/EC of the European

Parliament [9]

During the Construction Phase of the Proposed Development noise levels in
the local area will increase, however it will be temporary. Significant effects
from the construction phase are not predicted. The CEMP submitted with this
application outlines monitoring, and mitigation measures proposed for

potential impacts.

The CEMP submitted with this application outlines noise
management to reduce the potential impact of the
Proposed Development during the construction phase.
The measures within the CEMP includes machinery being

shut down when not in use, the selection of quiet

E1976 - Malone O’Regan Environmental - Final
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Noise is considered in Section 4,
521 and 5.2.3 of the EIA
Screening Report.

There will be minimal impacts on noise from the Proposed Development

once it is operational.

machinery and work where possible and ensuring the
mechanical plant and equipment are fitted with exhaust
silencers and are maintained in good working order. A
complaints procedure will continue to be operated by the
contractor throughout the construction phase.

9. Directive  2002/44/EC -
Vibration of 25 June 2002 [10]

Vibration is considered in Section
5.2.1 of the EIA Screening Report.

During the construction phase of the Proposed Development vibrations in
the local area will likely be increased. The construction phase is temporary,
and it is not predicted that there will be significant impacts from the
construction phase. The CEMP outlines measures to manage vibrations

during this phase.

There will be no impacts on vibration from the Proposed Development during

the operational phase.

Mitigation measures implemented will be in accordance
with best practice and BS5228: Noise and vibration control
on construction and open sites [23], which details guidance
on the control of noise and vibration from construction and
demolition works.

The CEMP outlines measures to manage vibrations during
the construction phase. Operations will be limited to the
operational hours enclosed in the CEMP. Machinery in
intermittent use will be shut down in the intervening periods

between works.

E1976 - Malone O’Regan Environmental - Final
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10. Waste Framework Directive
[11]

The production and management
of waste is considered in Section
5.2.1 of the EIA Screening Report.

During the construction phase, common construction waste is predicted such
as timber, concrete, plaster etc. The contractor will implement effective waste
management of these materials as per the CEMP.

Where possible, materials will be reused onsite. Waste that cannot be reused
will be segregated and recycled or disposed of in accordance with relevant
waste legislation such as the Waste Framework Directive (2008/98/EC).

As mentioned in the EIA Screening, during the operational phase, common
municipal waste is to be expected. Municipal wastes will be managed in
accordance with relevant waste management legislation largely on an
individual household basis.

The CEMP and C&D RWMP submitted with this
application outlines appropriate mitigation measures for

waste management during the construction phase.

11. Industrial Emissions Directive
[12]

The Proposed Development does not fall within any of the thresholds set out
in the first scheduled of the EPA Act 1992, and therefore the Industrial
Emissions (IE) directive does not apply. The Site is not located adjacent to
an IE licenced site.

Not applicable.

12. Seveso Directive [13]

The Proposed Development does not fall within the thresholds set out in the
Seveso Directive and related COMAH legislation. It is not located within 1km
of an upper tier or lower tier established on the notified Seveso establishment

list.

No risk identified.

E1976 - Malone O’Regan Environmental - Final
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EU Legislation and relevant
section of accompanying EIA
Screening Report

Results of Relevant Assessment

How this has been taken into account in project
design.

Risk of Major Accidents
considered in Section 5.2.1 of the

EIA Screening Report.

13. Trans-European  networks:
TEN-E, TEN-T and TEN-TEC

Regulations [14]

The Trans-European Regulations are not applicable as the Proposed
Development comprises a strategic housing development.

Not applicable.

14. Aarhus and

15. ESPOO conventions
(including Directive
2003/4/EC [15] and

2003/35/EC [16])

The pre-planning discussions with An Bord Pleandla and Cork County
Council and the feedback received during the meetings have informed the

project design and the EIA Screening.

Further public consultation will occur during the application process with An
Bord Pleanala in accordance with Articles 301 and 302 of S.I. No. 271/2017
[24].

Key design aspects have been shaped directly by
feedback and comments received from both Cork County
Council and An Bord Pleanala, with the design and in
particular the layout having been amended and altered
throughout the design process. The layout and design
have been relevant

informed by planning policy

documents at national and local levels.

16. European Floods Directive
(17]

Flood Risk is considered in Section

4 of the EIA Screening Report.

A desk-based review of the flood risk in the area was completed. This
included the flood risk from the nearby Glasheen River located on the
eastern boundary of the Site and determined the high, medium and low risks
of flooding from this river. It was concluded that the Site is located in an area

of low risk of flooding.

A flood

submitted with the planning application.

risk assessment has been completed and

The drainage on site has been designed in accordance

with relevant sustainable drainage system guidance.

E1976 - Malone O’Regan Environmental - Final
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17. European Landscape | The Proposed Development will require earthworks including the removal of
Convention [18] soil material and topsoil. The reuse of soil materials onsite is outlined in the
CEMP submitted with this application.

Potential impacts on the landscape

are considered in Sections 2 of the | A Landscape Plan has been prepared. This report includes for the addition

EIA Screening. of:

E1976 - Malone O’Regan Environmental - Final 11
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