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Introduction
This Operations Plan has been prepared on behalf of Park
Shopping Centre Limited to address operational considerations
associated with the servicing (including servicing of the
substation), deliveries, maintenance, refuse collection
and student resident drop offs generated by the proposed
development. It has been assembled in consultation with
Pinnacle Consulting Engineers, AWN Consulting and CRM
Students who have contributed the following reports that
accompany this application for planning permission under
separate cover:
1) Traffic and Transport Assessment
by Pinnacle Consulting Engineers
2) Operational Waste Management Plan
by AWN Consulting
3) Estate Management Plan
by CRM Students
4) Building Lifecycle Report
by DMOD Architects
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Development Description
The proposed development comprises the demolition of the
existing Park Shopping Centre and nos. 42-45 Prussia Street,
Dublin 7 and the creation of portal openings in the former
boundary wall (Protected Structure), and construction of the
following:
a) A new mixed use District Centre, Student Residential Housing
and Build-To-Rent Housing development in 2 buildings, a South
Building and a North Building, separated by a new pedestrian
and bicycle street connecting Prussia Street with the emerging
Grangegorman SDZ campus. The buildings will range in height
from 3-5 storeys on Prussia Street to 6-storeys (South building)
and 8-storeys (North Building) towards to GDA campus.
b) A District Centre at ground floor and mezzanine levels
accommodating: • Part-licensed supermarket, 11no. retail/non-retail service units
and 2no. licensed café/restaurant units at ground floor;
• Two vehicular entrances from Prussia Street to provide
access for deliveries and services (South entrance) and to
provide access to undercroft parking and van deliveries (North
entrance);
• Standing areas for deliveries and waste collection in designated
service yards (South Building) and for car parking for 111no.
cars, light van deliveries and bicycle parking (North Building);
All associated ancillary facilities, landscaping and boundary
• treatments including acoustic attenuation measures where
required.
c) Student residential accommodation overhead the District
Centre accommodating 11no. student houses comprising
143no. apartments (including 28no. studios), with a total
of 584no. bedspaces (556no bedrooms) and associated
balconies;
• The North Building student residential accommodation has
reception and student amenities (concierge, café, lounge areas)
at ground, mezzanine and first floor levels, with access to all
levels overhead and a first floor level podium garden from which
student apartments and student amenity areas (study centre,
a recreation centre and laundry) are accessible; 2no. amenity
terraces with pergola structures at fourth floor.
• The South Building student residential accommodation has
ground floor level foyer with access to all levels, staff rooms,
fitness centre at ground and mezzanine levels and a first floor
level podium garden from which student apartments are directly
accessible.
d) Build-To-Rent residential accommodation overhead the
supermarket with lift and stair access from Prussia Street,
comprising 29no. apartments with balconies (28no. 2 bedroom
and 1no. 3 bedroom units) and 3no. 2 bedroom townhouses,
laundry room, lounge/games room, bicycle store, waste store
and podium garden with conservatory allotments.
e) The proposed new street will connect to the Grangegorman
SDZ campus via a portal connection through a former boundary
wall.
f) The development includes art display along the new street,
landscaping, boundary treatments, signage, plant and
substations, and all associated site works and services.
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Figure 1: Servicing Diagram for Proposed Development

5

Operations Plan

3
Tesco Ireland Ltd.

Student Accommodation

Retail
._,
C
Q.)

E

Q.)

co
co
�
._,
�

bD
C

Q.)

All Common Areas & New Street

V)

w

C ar Park

L_
Access Laneway & Service Yard

Figure 1. Proposed Property Management Structure

Figure 2: Management of Individual Demises

Management
It is proposed that an Estate Management Entity coordinates
the individual demise management companies and to has
ultimate authority and responsibility for the management of the
proposed development when complete. For clarity, the “Estate”
in this instance is defined as the proposed development as a
whole, the subject of this application for planning permission.
While TESCO Ireland Ltd. (TESCO) will hold a long leasehold
interest over their demise, it is proposed that in a property
management capacity, they are included under the Estate
Management Entity to optimize the governance of the estate.
This reflects the current arrangement on site for the TESCO
demise at the Park Shopping Centre. The Estate Management
Entity’s primary responsibilities are as follows:
1) The overall maintenance of the public realm, new street,
common structures and all common facilities1.
2) The day to day management, monitoring and maintenance of
the access laneway, the service yard and the car park areas.
3) The engagement, employment and procurement of all estate
staff, contractors, suppliers or elemental management
companies if necessary.
4) The promotion of the estate and for developing any place
making strategy establishing the location as a commercial and
residential campus.
5) Provisioning for both the annual and long-term expenditure
of the estate including full physical life cycle costing and
smoothing of future anticipated expenditures through sinking
fund collections.
Service Charge Weighting and Apportionment
Service charges will be apportioned in accordance with the
Society of Chartered Surveyors of Ireland’s Codes of Practice
for Service Charges in Commercial Property. Charges will be
applied on the Net Internal Area of each building. Weightings
will be applied to ensure that fair allocations can be provided for
different user types reflecting a level of cost that is sustainable
for that use. It is likely that the student residential elements of
the scheme will carry a discounted weighting that is reflective
of the requirement for a reasonably affordable level of service
charges.
Car Park Management
The proposed ground floor car park under the North Building
will consist of 111no. spaces in total with an allocation as
indicated for disabled parking bays and parent and child parking
bays. Each individual bay is sized to meet the current Dublin
City Council requirements. It is intended that the car park
is principally for the benefit of retail customers and property
management staff alike. However, it will also be used for the
servicing of the retail units and the student accommodation
in the North Building as well as the maintenance of any major
utilities as required. The car parking arrangements will be
as set out in Section 3.4 and Section 3.5 of the Traffic and
Transport Assessment. A stepped tariff parking rate can be
agreed, whereby customers avail of free parking for a set time
period, such as one hour, but are charged on an increasing
basis thereafter. This would discourage long term parking by

Figure 3: Structure of Estate Management
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those whose use of the car park is not intended, such as
the residents of the student accommodation, but would not
prove a hindrance to customers of the retail units. If further
enforcement is need for illegal car parking, clamping and
towing services can be introduced.
As mentioned previously, the management of the car park
will ultimately be the responsibility of the Estate Management
Entity. However, a specialist car park management company
such as Euro Carparks, Apcoa, Q-Park or Park Rite is likely
to be employed.
Service Yard and Service Lane
The Service Lane to the rear of the South Building will
afford access to the TESCO service yard and District Centre
service yard, including the waste management compound.
It will also be in use for the repair and maintenance of the
common parts as well as emergency vehicles as required.
While the Service Lane falls outside of the TESCO demise,
TESCO shall be granted easement over same.
The design of the TESCO service yard requires a 5.6m
clearance at the lowest point and it will contain a dock
leveller, bin storage and access ramps. Sound attenuation
measures will be placed on the boundary wall to lessen
the impact of operational noise to the adjacent properties.
Access to the service yard will be required from time to time
to facilitate turning movements of vehicles using the District
Centre service yard. However, at all times Tesco will have
priority in this regard.
A HGV set down area is provided at the entrance to the
laneway to accommodate incoming vehicles and access
is controlled by a MOE gate. An intercom system will be
linked to the District Centre management office (and/or to an
area in the Tesco demise if required) for access. A fob/GSM
system could also be installed if preferable. ‘Keep clear’
markings will be delineated on the road and towing services
will be engaged to remove any illegally parked vehicles. To
note that Service Lane will also be used from time to time
by the ESBN to access their substation and adjoining switch
room.

•
•
•
•

Student and Build-To-Rent Apartment Accommodation
The management of the residential buildings will be carried
out in a manner to ensure that these buildings are physically
maintained and cleaned and that the behaviour of the
occupants is managed to ensure a beneficial relationship
with the other occupants of the estate. An account of this
management is provided in the Estate Management Plan
prepared by CRM Students. This management service will
include:
The procurement and provision of all services such as
cleaning and maintenance of the common areas within the
student blocks,
The maintenance of all student tenancy details,
Key holding for all units,
Dealing with student tenant queries and issues on a day-today basis,

March 2021

•
•
•
•
•
•
•
•
•

24-hour emergency cover for operational issues,
Property inspections,
Enforcement of covenants,
Ensuring compliance with all statutory requirements,
Managing financial accounts in relation to the accommodation,
Collecting rents and chasing arrears,
Ensuring enforcement of lease covenants,
Taking inventories,
Managing renewals/vacancies and reletting of accommodation
both within term and in vacation periods.
Retail
The Estate Management Entity, or its nominee, will be
responsible for providing services for the sole benefit of the
commercial elements of the estate. Again, it is imperative
that the retail element of the scheme is managed in such a
way as to engender a positive relationship with the residential
users on the site. This management will include procurement
and provision of services such as cleaning, waste removal,
maintenance and security. It will also involve collecting rents
and service charges, managing the arrears process and
providing annual audited accounts and any balancing charges
in relation to service charges. The Estate Management Entity
will be responsible for enforcing lease covenants and dealing
with queries and issues relating to these. It will also bear
responsibility for compliance with health and safety and all
other statutory requirements.

Management and Adjacent Parties
The proposed development has been designed to address
the concerns of the adjacent parties and the Local Authority
to the fullest extent and it is intended that the management of
the development when constructed will maintain and build on
these relationships. To this end, accounts of a number of key
considerations have been included with this application for
planning permission to confirm the following:
a) The proposed development is designed to ensure that there is
no impact on the emerging BusConnects proposals - refer to
Traffic and Transport Assessment enclosed.
b) The proposed development will incorporate the Proposed
National Transport Authority Cycle Network Upgrade - refer to
Traffic and Transport Assessment enclosed.
c) The proposed development has involved extensive consultation
with the Grangegorman Development Authority to expand
on the existing connection between the adjoining lands and
to ensure an appropriate public realm will be delivered on
Grangegorman lands to connect the proposed New Street and
the emerging Grangegorman Urban Quarter - refer to drawings
and letters enclosed.
d) The proposed development has sought to mitigate the
inevitable environmental impacts on adjoining properties
through providing, managing and maintaining appropriate
acoustic and visual measures - refer to Daylight and Sunlight
Assessment, Noise Impact Assessment and Materials and
Finishes information enclosed.
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Arrival and Departure
All points of pedestrian access to the new retail and non-retail
accommodation will be through entrances on the frontages
along the new street or along Prussia Street. Staff, Residents
and Visitors may arrive on foot or by bicycle, vehicle or public
transport as indicated in the Traffic and Transport Assessment
accompanying this application for planning permission
under separate cover. The following is extracted from the
CRM Students Estate Management plan accompanying this
application for planning permission under separate cover.
Student Accommodation Move In Process
“Unlike university owned accommodation there is no specific
date when all applications for privately owned / managed
accommodation need to be received. Typically, the private
hall market is a very gradual market, with a steady stream of
bookings typically from November through to a peak period
in August, following the publication of exam results and
postgraduate acceptances.
Prior to move in, we usually issue Welcome Packs, (including
travel advice) which are distributed electronically to all students.
These packs include details of the site and how it is run, advice
on living with us and local information; if required a hard copy is
also provided at check in.
The preparation of this information enables a swift and largely
trouble free process enabling CRM to welcome students and
direct them to their rooms quickly and efficiently.
However, the check in process itself almost mirrors the booking
behaviour of the site.
Unlike university owned accommodation, there is no strict start
date where all students must be matriculated. This is in part
due to the anticipated mix of students at The Yard at Jameson
Gate, such as postgraduates and international students who
will continue to arrive well into October.
With this in mind, we would not expect all tenants to arrive on
a single weekend. In addition, it will not be in the interest of
the building’s administration to have all students checking in
for their rooms at the same time. Whilst, we would still expect
a relatively large contingent of students to arrive on the first
weekend of their tenancy, we have in place processes to
minimise impact. For example, when we dispatch the welcome
pack, we ask all students to complete a form indicating their
date of arrival and timeslot when they would like to check in.
Through this methodology, it is made clear to students that the
allocation of time slots is for their benefit to ensure a smooth
and trouble free move-in and minimise any localised disruption
in terms of vehicular movements. All room allocations for movein are spread throughout the building to minimise pressure on
lifts and stairwells. If students and parents choose to ignore
these timings we reserve the right to refuse access until the site
is able to accept them.
To further assist in a smooth intake additional staffing support,
in the form of either contracted security staff or head office
staff, is provided on move-in weekends. The staff is there to
assist in directing new students to drop off and reception areas

Figure 4: Map of Points of Arrival
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where they can collect keys and, help them unload from cars or
provide assistance from taxis or those using public transport.
Where assistance is provided all personal goods will be stored
in a secure location on the ground floor. This enables those
with cars to unload quickly and move the vehicle. As part of our
communication to students and parents prior to move-in, details
of public transport are provided. This enables students and in
particular parents to pre-plan their journey, journey times and
next steps after unloading. The car parking spaces available on
site will be carefully managed throughout the move in process.
During the move-in period further assistance, support staff and
student helpers may also be provided. This is dependent upon
how the development lets and local relationships. This is a
service and support that many Universities become involved in
and can again smooth the process for student move-in.
A series of “Meet & Greet” induction evening events will be
arranged during the move-in week. We would try to ensure that
this meeting, wherever possible, would be held in conjunction
with Fire Service and the Police’s community officers. Each may
give a short presentation as to life in accommodation blocks
and what issues to look out for. This opportunity reinforces the
need to be a good neighbour both inside and outside of the
accommodation itself, and lets the fire/ police service undertake
a presentation as to fire/ security risks and how to avoid them.
This meeting delivers a strong message regarding acceptable
behaviour and how students should live within the community.
In many cases we provide students with site specific safety
information and energy saving as part of the Welcome Pack.
These meetings will also offer a chance for the students to meet
each other and form friendships outside their immediate block,
or cluster.

arrangements made to return deposits or use them to offset
the cost of damages. We would anticipate this timeframe
will extend over a period of weeks as individual courses end.
However, this process would be monitored.
If concentrations of movements are anticipated over a shorter
period, similar measures to the move-in process would be put
in place to ensure departures are spread over the course of a
number of days.
Similarly to the nature of move ins, Build-To-Rent residents tend
to move out across a much larger period, as the tenancy dates
are not set within an academic year. This ensures there is no
disruption to the local community. As with the student element
of the buildings, appointments will be made with residents to
complete final inspections of the units.
To manage the excess rubbish which can be generated during
the move-out process, since many residents look to discard
unwanted items, we first adopt recycling strategies including
donations to local and national charities.”

Build-To-Rent Apartment Move In Process
Typically, the Build-To-Rent market is very gradual, with a
steady stream of bookings throughout the year. Prior to move
in, we issue welcome packs (including travel advice) which
are distributed electronically to residents. These packs include
details of the site and how it is run, advice on living with us and
local information; preparation of this information enables a swift
and largely trouble free process enabling CRM to welcome
residents and direct them to their apartments quickly and
efficiently. A series of “Meet & Greet” induction evening events
are arranged on a regular basis, whereby staff and residents
will be involved in orientating new residents and welcoming
them into the community.
Move Out Process
The move-out is significantly less constrained than the move-in
period, as individual courses and the Universities themselves
finish at different times. In our experience, students move out
over an extended period of time at the end of the academic
year. All students will be advised, prior to the end of their
tenancy period, of the move-out procedure and dates on which
they would be expected to finally vacate.
Appointments will be made to inspect rooms for damage
and cleanliness prior to departure and, where necessary,

March 2021
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Deliveries
Dedicated set down areas for vehicular deliveries to both the
North Building and the South Building have been provided
- refer to Figure 1. These will serve both the new retail and
non-retail accommodation. The following is extracted from the
Traffic and Transport Assessment Section 3.7 accompanying
this application for planning permission under separate cover.
“An AutoTrack analysis has been carried out on the proposed
site delivery access junction on Prussia Street to demonstrate
its capability to cater for the maximum size delivery vehicle
servicing the site namely a 16.5m articulated lorry. The
proposed development will have a dedicated loading dock on
the southern side of the proposed development which can be
accessed by an articulated truck. It is anticipated that there
will be a peak visitation of 2 HGVs between 8:00 – 9:00 and
15:00-16:00. There is an average of 29 HGV arrivals/departures
during the operational hours of the centre. Deliveries will be
managed so as to avoid peak operating hours of the district
centre. Access to the service yard will be signal controlled with
priority given to arrivals to ensure no waiting time on Prussia
Street.”
The following is extracted from the CRM Students Estate
Management plan accompanying this application for planning
permission under separate cover.
“With the exponential growth in online sales, there has been a
proportional increase in deliveries and given that the student
demographic are incredibly online, we see a large number of
deliveries to our developments. Where possible we negotiate
single deliveries from the major carriers rather than a number
of repeat visits throughout the day, and use storage lockers to
ensure minimal time is required on site.”

March 2021
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Waste Collection
A comprehensive Operational Waste Management Plan
prepared by AWN Consulting accompanying this application
for planning permission under separate cover outlines how the
management of waste will serve both the new retail and nonretail accommodation. This provides a comprehensive account
of the waste storage and collection for the Student and BuildTo-Rent residential accommodation and the retail, restaurant
and supermarket accommodation. The Operational Waste
Management Plan concludes:
“In summary, this Operational Waste Management Plan
presents a waste strategy that addresses all legal requirements,
waste policies and best practice guidelines and demonstrates
that the required storage areas have been incorporated into the
design of the development. Implementation of this Operational
Waste Management Plan will ensure a high level of recycling,
reuse and recovery at the development. All recyclable
materials will be segregated at source to reduce waste
contractor costs and ensure maximum diversion of materials
from landfill, thus achieving the targets set out in the EMR
Waste Management Plan 2015 – 2021.
Adherence to this plan will also ensure that waste management
at the development is carried out in accordance with the
requirements of the Dublin City Council Waste Bye-Laws. The
waste strategy presented in this document 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.”
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Maintenance
The Estate Management Entity will prepare and undertake a
maintenance regimen to serve both the new retail and non-retail
accommodation. The considerations involved in this regimen
are covered in the Building Lifecycle Report accompanying this
application for planning permission under separate cover. The
following is extracted from the Building Lifecycle Report.

Table 5.3 – Measures for Minimum Maintenance
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Appendix
A3 Reproduction of Figure 1:
Servicing Diagram for Proposed Development
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