Operational Service Management Plan
for

Phibsborough Shopping Centre
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Section 1.

Introduction

Executive Summary
WKN were instructed by Phibsborough Shopping Centre Ltd, to provide a report on the operational and
servicing requirements of the proposed alterations to their permitted mixed-use development. As with any
large mix-use scheme, the goal of the developer will be to maintain a secure, peaceful an attractive environment
on a 24/7 basis while each occupier in the development carries out their business and responsibilities.

The intention of this report is to set out the centre management strategy for the scheme post construction in
order to demonstrate how once operational, the mechanics of the centre management including the
operational servicing of the public realm, plaza area, inbound deliveries, waste management, car parking, and
overall integration into adjacent public transport provisions.

Development Description
The proposed development consists of the alterations to existing permitted development at Phibsborough
Shopping Centre (as permitted under DCC Reg. Ref.: 2628/17, ABP Reg. Ref.: ABP-300241-17) from student
accommodation to shared accommodation. The proposed development proposes the reconfiguration and
alteration of the existing permitted student development buildings layouts and arrangement to accommodate
a 321 bed shared accommodation and associated facilities. This includes a minor relocation of the building
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footprints, a minor increase in height, proposed new roof gardens and other minor alterations in respect of the
wider permitted scheme, as a result of the alteration to shared accommodation, are also included. A full
description of the alterations is set out in the Statutory Notices.
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Section 2.

Centre Management of Estate

Source: Donnelly Turpin – Architects Design Statement

Management Offices
The Development has an existing designated management office located in the shopping centre, this office will
focus on management of the shopping centre, civic areas and public plazas and the overarching management
of the centre. There will be an emphasis on security, surveillance of the walkways, pedestrian access, waste
marshalling area, service deliveries, car parking, events management and stakeholder engagement and this
facility will serve as an additional security room, and a central hub where key estate management services will
be provided. For the estate manager, it provides a single space or base from which these elements can be
pooled and managed efficiently.

Onsite Estate Manager
There will be an on-site estate manager employed during ‘normal’ working hours 9am – 6.00pm weekdays to
deal with issues which are escalated from the various stakeholders daily. The on-site estate manager will
ultimately be responsible for the standard of service provided by the directly employed on- site facilities staff
and third-party contractors.
The on-site estate manager will also be responsible for overseeing and coordinating resident / tenant move
in/out strategies, fit out works, service deliveries and waste marshalling, etc.
The service will operate from the management suite. The onsite estate manager responsibilities will include
establishing a sense of community and goodwill throughout the scheme.
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The Estate Management Team will be primarily responsible for the following:
•

Management of the move-in and move-out process in conjunction with retailers, shopping centre,
office tenants and SQRE operational management team.

•

Management and implementation of the parking and mobility strategy.

•

Management of lease agreements and operational budgeting for the estate management company.

•

Management of contractors and other requirements of efficient building and estate operation.

•

Co-ordination of post/parcel deliveries.

•

Co-ordination and liaison with DCC and Dalymount Park regarding the safe movement of people and
vehicles and the redevelopment co-ordination events and match day activity.

•

Co-ordination of stakeholder and community events and engagement.

•

Ensuring that the appropriate standards for tenant behaviour are upheld, creating a secure and friendly
environment.

Cleaning
A permitted service yard is being provided which is to be accessed from Connaught Street. This will service the
co-living accommodation and the new larger retail units. It is designed to accommodate Tesco deliveries in the
future if required, providing an improved dedicated secure servicing facility.
•

The maintenance schedule will be put in place and will ensure common areas are checked and cleaned
daily.

•

Window cleaning and external façade cleaning carried out 2 – 4 times per annum using boom lift, cherry
picker, abseiling or reach and wash system where appropriate.

•

Any common areas where furniture and litter bins cleaning will form part of the routine cleaning and
maintenance protocols.

•

There will also be a schedule of maintenance in place for cleaning of hard surfaces, throughout the
communal areas and open spaces.

Waste Management
AWN have completed a very detailed Operational Waste Management Plan as part of this Application.
The shared accommodation will have a dedicated waste storage area (WSA) located on the ground floor. This
will be accessible by the cleaning staff, building management personnel and nominated waste contractor(s), as
required. The location and layout of the WSA is illustrated on the architectural drawings that accompany the
pre-planning submission
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An excerpt from the ground floor drawing showing the WSA/Bin Store is provided below. There will also be
dedicated commercial WSA in the new service yard at the rear of the shopping centre which will be accessed
from Connaught Street. Commercial waste arising from the new retail/restaurant/café units and additional
office space will be stored in the service yard as well as commercial waste arising from the existing
retail/restaurant/café units and office space. The service yard can be accessed from all the commercial units
using the service paths and goods lifts that are provided in the development design. The location of the service
yard is illustrated below for information purposes only.

Residents in the shared accommodation will be required to segregate waste into the following main waste
streams:
•

Dry mixed recyclable waste;

•

Mixed non-recyclable waste;

•

Organic waste; and

•

Glass.

Segregated bins for dry mixed recyclable waste, mixed non-recyclable waste and glass waste will be provided
by the building management company in Area Waste Stations (AWSs) in each of the communal kitchen/dining
areas on each floor of the shared accommodation. In addition, organic waste bins will be provided at each
kitchen workstation within the communal kitchen/dining areas and/or at the AWS.
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The provision of the segregated bins in the kitchen/dining areas will facilitate segregation of waste at source.
Additional communal AWSs with bins for dry mixed recyclable waste, mixed nonrecyclable waste, organic waste
and glass waste will be provided by the building management company on each floor of the shared
accommodation, where considered necessary.
Residents will be required to segregate their waste as above into the provided receptacles in accordance with
the terms of the letting agreements of the Operator. The waste will be conveyed via dedicated travel routes
and lifts on each floor.
The retail/restaurant/café units’ tenants will be required to segregate waste within their own unit into the
following main waste types:
•

Dry mixed recyclable waste;

•

Mixed non-recyclable waste;

•

Organic waste; and

•

Glass.

Waste Collection
All waste receptacles stored in the shared accommodation WSA and commercial WSA will be collected from
the service yard by the nominated waste contractor. The waste contractor can easily access the service yard
from Connaught St. as required. Once the bins and bales (and the compactor(s), if compactors are used) are
emptied/collected, the bins will be promptly returned to the WSAs and out of public view. All waste receptacles
presented for collection will be clearly identified as required by waste legislation and the requirements of the
DCC Waste Bye-Laws.
Also, waste will be presented for collection in a manner that will not endanger health, create a risk to traffic,
harm the environment or create a nuisance through odours or litter.
Bin Stores:
•

Bin stores will be regularly inspected to ensure the area is clean, secure and free from hazards.

•

The tenants will take all waste and recycling to this location for disposal.

•

Facilities and guidance to tenants will be provided to ensure high levels of recycling/brown bin recycling
and reduction of waste.

•

Communal bins will be provided throughout the civic area to ensure the estate areas are kept litter
free. A daily litter pick will be completed 7 days per week.
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Collections:
•

Collections frequency and designated collection points will be confirmed and please refer to the waste
management plan for the current draft proposals.

The waste strategy presented in this Application (see AWN OWMP for more details), will provide sufficient
storage capacity for the estimated quantity of segregated waste. The designated area for waste storage will
provide sufficient room for the required receptacles in accordance with the details of this strategy.

Access Control
•

Provision for all electronic access control systems including access control devices that control barriers
to car parks, pedestrian gates, building Lonny entrance doors etc.

•

Visitors to the co-living scheme will be encouraged to liaise directly with the onsite team and residents
via the security and access control system. Access into the internal common areas will not be permitted
without the correct security and access protocols in place.

CCTV
•

CCTV will be in operation in key circulation areas as part of the overall security strategy.

•

All CCTV systems shall be configured such that they form one site wide system that can be remotely
monitored from the management office.

•

Provision will be in place for camera maintenance and routine checks in accordance with manufacturer
guidelines.

•

GDPR compliance will be complied with.

Water Management
•

Cold Water Storage & Feed: The cold-water storage and feed will be maintained in accordance with the
design guidelines and manufacturer guidelines.

•

Risk Assessment: An independent and comprehensive Legionella Risk Assessment and Water Testing
will be completed. Both will be completed by an approved contractor prior to occupation.

•

Tanks: The water tanks will be maintained in accordance with manufacturer guidelines.

•

Pumps: The pumps will be maintained in accordance with manufacturer guidelines.
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Fire
•

Evacuation:
o

Excavation Strategy / Resident Guide: A step by step guide of what to do in the event of a fire
will be provided to all commercial occupiers and the residents.

•

o

Signage: Appropriate exit signage will be in place throughout the centre.

o

Notices: Notices will be display in high traffic areas advising of the fire action policy.

Risk Assessments will be instructed to be carried out by an independent and comprehensive Fire Risk
Assessment, same to be complete prior to occupation of the buildings.

•

Alarm: The fire alarm panel will be maintained and serviced in accordance with manufacturer and
providers guidelines. Each building unit will have its own fire alarm system.

•

Dry and wet risers: Dry and wet risers will be installed and maintained in accordance with manufacturer
guidelines.

•

Sprinklers: Sprinklers will be maintained by a suitably qualified professional and serviced in accordance
with the design and installers guidelines. The onsite property manager will ensure that the appropriate
testing and maintenance contracts are in place with a reputable contractor.

Car Parking and Mobility Management
There is no additional car parking being sought as part of this application. There is in fact an effective reduction
in car parking spaces, with the permitted redevelopment of the lands to the south of the existing Shopping
Centre removing existing car parking which is currently accessed from North Circular Road.
In line with the permitted scheme, given the net reduction in car parking, the development will not have any
significant or adverse impact upon the continued operation of the local road network. In light of the improved
layout at North Circular Road, it can be argued that the development will contribute towards improved local
network operation.
The existing car parking in front of and on top of the existing parade of retail units is to be retained. The surface
car parking in front of the parade of retail units operates in a one-way circulation with entry off Phibsborough
Road and exit onto Connaught Street. The rooftop car park on top of the retail units is accessed from Connaught
Street. This is a paid parking car park which operates from 7am-11pm. No parking is permitted overnight.
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Extract of proposed site layout – Refer to Transport Assessment Report

The estate management team will perform the function of a mobility manager while creating a mobility
management plan for the site. The shopping centre parking provision has been designed to ensure full access
and usability for the retail and commercial uses only. The estate management team will implement a policy to
ensure that no co-living residents have access. There will be a strict clamping and removal regime implemented
with Centre Management to ensure compliance.

Traffic Servicing / Operational Issues
The access onto North Circular Road is to be replaced by a managed and barrier/bollard-controlled priority
junction. This form of access will provide a physically-restricted access at this location, which will significantly
improve traffic progression along this section of the North Circular Road.
Notwithstanding the beneficial effects, similar to the permitted scheme, it is intended that the managed
bollard-controlled vehicular access from North Circular Road will be used for a one-way HGV service access
route to the future re-developed Dalymount Park to service special events. This periodic and infrequent access
arrangement has been discussed with and requested by DCC. This route also has the potential to be a future
cycle and pedestrian route, subject to agreement with future Dalymount Park plans.
The permitted and proposed design includes a new high-quality enclosed service yard for the scheme located
to the rear of the development. The permitted service yard is to be accessed from Connaught Street. This will
service the co-living accommodation and the new larger retail units. It is designed to accommodate Tesco
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deliveries in the future if required, providing an improved dedicated secure servicing facility. It is anticipated
that existing off peak Tesco deliveries will continue in the short term, carefully managed by the Retailer on site.
Measures to facilitate existing off peak Tesco deliveries include the following:
•

The Car Park is open for pay and display parking between 7 am and 11 pm. Outside of these hours the
car park is closed.

•

Removable bollards will be provided at the main Phibsborough Road entrance to the car park with a
second set of removable bollards located at the service exit onto Phibsborough Road. Keys for the car
park will be kept in main management/security office and must be signed out and signed in after lockup.

•

At 11.00pm, the removable bollards at the main Phibsborough Road entrance to the car park will be
put in place to close the car park. This will prevent any vehicles entering this car park after 11.00pm.

•

Clear signage will be displayed to advise all users of Phibsborough Shopping Centre car park that the
car park closes at 11.00pm and there is Strictly No Over Night Parking allowed in this car park.

•

Any vehicles blocking this service access route will be towed and relocated as per clear signage.

•

Once the car park is closed, this will allow Delivery Vehicles to enter via the main Phibsborough Road
entrance to the car park to accommodate stock deliveries to the main anchor store through the front
door as currently operates.

•

Once the off-peak deliveries have been completed, the HGV will exit via the service. The Traffic Marshal
will have keys to open the removable bollards and close it again once the vehicle has departed.

In addition, Centre Management will implement and ensure:
•

Actively manage the public cycle parking provision. Public bicycle parking stands are located close to
the entrance, along the pedestrian access route from North Circular Road.

•

Actively manage the cycle parking in the civic plaza and common areas to ensure no unwanted parking
of bicycles or other modes of transport in this area.

The development will offer occupants travelling to and from the subject site alternative modes of transport
other than the need to rely on a car. Developing in an area that has strong public transport nodes offers users
the opportunity to travel to and from the site using alternative modes of transport.
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