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1 INTRODUCTION & METHODOLOGY
1.1 PROPOSED DEVELOPMENT

This Environmental Impact Assessment Report (EIAR) has been prepared on behalf of Greenleaf Homes Ltd. to
accompany a Strategic Housing Development application to An Bord Pleandla for a new residential mixed use
development on lands located at the former Gallaher’s cigarette factory site, at the junction of Airton Road and
Greenbhills Road, Tallaght, Dublin 24.

The subjectsite is a vacant formerindustrial brownfield site at the edge of Broomhill Industrial Estate. The gross
site area for this application (including works to the adjoining public roads) is c.2.79ha. The site has beenvacant
since the previous cigarette manufacturing use ended in 2003.

The site is located c. 9km south west of Dublin City Centre, c. 750m north of Tallaght Village, and c. 1.4km north
eastof The Square Tallaght Shopping Centre. The site is located directly adjoininga high quality bus route (Dublin
Bus No. 27) which runs every 10 mins until 7om Monday to Saturday and every 15 mins on Sundays. The site is
also c.1.5km from the Luas Red line to the north-west.

This high profile site fronts onto Airton Road to the north and Greenhills Road to the east. To the south of the site
is the Tallaght Institute of Technology Campus. The property to the immediate west/south-west is also in the
ownership of the landowner of the currentsite. However, that propertyis not vacant but is being leased as a car
compound by An Garda Siochana.

To the west is an Adult disability training centre (Cheerverstown Centre). To the north of Airton Road is the
Kilnamanagh Tymon Primary Health Care Centre and a wide other retail/commercial/employment uses (e.g.
Harvey Norman, Ford & Kia car sales, etc) within Broombhill Industrial Estate. To the north-eastis Greenhills Retail
Park with a range of retail services including convenience retail, take-away, and other retail services and
commercial/employment uses. To the east and south-east are a range of recreational uses including Bancroft
Park, Tallaght Athletics club, Westpark Fitness club, and Astro Park.

The proposal is for a mixed-use development on asite of c. 2.79ha. The proposal consists of:

e Demolition of existing factory/warehouse buildings on site

e Construction of 502 no. apartments (comprising 197 no. 1-bed; 257 no. 2-bed; and 48 no. 3-bed units)
within 6 no. blocks ranging in height from 4 to 8 storeys. All residential units provided with associated
private balconies/terracesto the north/south/east/west elevations.

e Provision of residentialamenity facilities, 3 no. retail units, creche, and services/bin store areas

e A total of 202 no. car parking spaces (at basement and undercroft levels) and 584 no. bicycle parking
spaces.

e Vehicular/pedestrian/cyclist accesses from Greenhills Road and Airton Road.
improvements and pedestrian crossings.

e All associated site development works, open spaces, landscaping, boundary treatments, plant areas, pv
panels (at roof level), waste management areas, and services provision (including ESB substations).

Provision of road
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1.2 LEGISLATIVE CONTEXT

Certain public and private projectsthatare likely to have significant effects onthe environment are subject to EIA
requirements derived from EIA Directive 85/337/EC (as amended by Council Directive 97/11/EC, Directive
2003/35/EC, Directive 2009/31/EC, Directive 2011/92/EU and Directive 2014/52/EU.

The EIA Directives have been transposed into the Irish land use planning consent system by way of the Planning &
Development Acts 2000 (as amended), and the Planning & Development Regulations 2001-19.

One of the most recent amendments to the Regulations - the European Union (Planning and
Development)(Environmental Impact Assessment) Regulations 2018 (S.l. No. 296 of 2018) - transposed Directive
2014/52/EU into Irish law.

Complementary to the legislationis a range of guidelines produced by the EU and government agenciesto inform
the carrying out of EIA:

e EU Guidance on EIA Screening (DG Environment 2001).

e Guidance on EIA Scoping (DG Environment 2001).

e EIA Review Checklist (DG Environment 2001).

e GuidelinesonInformationto be Containedin an Environmental Impact Statement (EPA 2002).

e Studyonthe Assessment of Indirect & Cumulative Impacts as wellas Impact Interaction (DG Environment
2002).

e Environmental Impact Assessment (EIA), Guidance for Consent Authorities Regarding Sub-Threshold
Development (DoEHLG 2003).

e Advice Notes on Current Practice (in preparation of Environmental Impact Statements) (EPA 2003).

o Development Management Guidelines (DoEHLG, 2007).

e Draft Guidelines on the information to be contained in Environmental Impact Assessment Reports (EPA
2017)

e Transposition of 2014 EIA Directive (2014/52/EU) in the Land Use Planning and EPA Licencing Systems -
Key Issues Consultation Paper (Department of Environment, Community and Local Government, 2017).

e Circular letter PL1/2017 - Advice on Administrative Provisions in Advance of Transposition (Department
of Housing, Planning and Local Government, 2017).

e Environmental Impact Assessment of Projects — Guidance on the Preparation of the Environmental Impact
Assessment Report (European Commission 2017)

e Environmental Impact Assessment of Projects — Guidance on Screening (European Commission 2017)

e Environmental Impact Assessment of Projects — Guidance on Scoping (European Commission 2017)

e Guidelines for Planning Authorities and An Bord Pleandla on carrying out Environmental Impact
Assessment (Department of Housing, Planning and Local Government, 2018).

1.3 DEFINITION OF EIA

Article 171A of the 2018 Regulations defines ‘environmentalimpact assessment’ as:

“.. aprocess
(a) consisting of:

(i) the preparation of an environmentalimpact assessment report by the applicant in accordance with this
Act and regulations made thereunder,

(i) the carrying out of consultations in accordance with this Act and regulations made thereunder,
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(iii)the examination by the planning authority orthe Board, as the case may be, of -

1) the information contained in the environmentalimpact assessment report,
1) any supplementary information provided, where necessary, by the applicant in accordance with

section 172(1D) and (1E), and

1l any relevant information received through the consultations carried out pursuant to
subparagraph (ii),

(iv)the reasoned conclusion by the planning authority or the Board, as the case may be, on the significant
effects on the environment of the proposed development, taking into account the results of the
examination carried out pursuantto subparagraph (iii) and, where appropriate, its own supplementary
examination, and

(v) the integration of the reasoned conclusion of the planning authority or the Board, as the case may be,

into the decision on the proposed development, and
(b) which includes:

(i) anexamination, analysis and evaluation, carried out by the planning authority or the Board, as the case
may be, in accordance with this Part and regulations made thereunder, that identifies, describes and
assesses, in an appropriate manner, in the light of each individual case, the direct and indirect significant
effects of the proposed development on the following:

(1) population and human health.

(1) biodiversity, with particular attention to species and habitats protected under the Habitats
Directive and the Birds Directive.

(1) land, soil, water, air and climate.

(V) material assets, cultural heritage and the landscape.

(V) the interaction between the factors mentioned in clauses (1) to (1V), and

(i) as regards the factors mentioned in subparagraph (i)(l) to (V), such examination, analysis and
evaluation of the expected direct and indirect significant effects on the environment derived from the
vulnerability of the proposed development to risks of major accidents or disasters, or both major
accidents and disasters, that are relevant to that development.

1.4 EIASCREENING

Section 176(A) of the Act defines ‘screening for environmentalimpact assessment’ as

“.. a determination—

(a) as to whethera proposed development would be likely to have significant effects on the environment,
and

(b) if the development would be likely to have such effects, that an environmental impact assessment is
required.”

Section 172 of the Act statesthatan EIA shall be carried out in respect of an application for consentfora
proposed development where either of the following are relevant:

e theproposeddevelopmentwould be of a class specifiedin Part 1 of Schedule 5 of the Planning and
Development Regulations.

e the proposed development would be of a class specifiedin Part 2 of Schedule 5 of the Planning and
Development Regulations.

e theproposeddevelopmentwould be of a class specified in Part 2 of Schedule 5 of the Planning and
Development Regulations 2001 but does not equal or exceed the relevant quantity, area or other limit
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specified in that Part, but is concluded, determined or decided that proposed developmentis likely to
have a significant effect on the environment.

The subject development does not fall within any development classes setoutin Part 1 of Schedule 5.

The following development classes set outin Part 2 of Schedule 5 are noted:

e 10(b)(i) Construction of more than 500 dwellings

e 10(b)(iv) Urban development which would involve an area greater than 2 hectares in the case of a
business district, 10 hectares in the case of other parts of a built-up area and 20 hectares elsewhere. (In
this paragraph, “business district” means a district within a city or town in which the predominant land
use is retail or commercial use.)

The residential units within the proposed scheme in thisinstance is for 502 units which is over the 500-unit
threshold. The application site is 2.79 ha within a business district which is greaterthan the 2ha criteria.
Therefore, an EIARis an automatic requirement.

1.5 EIASCOPING

Section 173(2) (a) of the Planning and Development Act 2000 (as amended) provides that a formal request for
scoping may be submitted to the planning authority. However, the ‘Draft Guidelines on the Information to be
contained in EnvironmentalImpact Assessment Reports’ (2017), confirm that this is not mandatory.

The EIAR team carried out a scoping exercise to identify the key issues that may be considered likely to have a
significant effect on the environment. Regard was also had to EIAR carried out for other developments in the
widerarea.

In accordance with the draft EPA Guidelines (2017), those issues that do not meet the threshold of significance
have been ‘scoped out’. The followingissues have beenidentified in the context of the proposed development:

e Population & Human Health
e Biodiversity

Lands, Soils & Geology
Hydrology & Water Services
Noise & Vibration

Air & Climate

Landscape & Visual

Traffic & Transportation
Material Assets

Waste Management

e Cultural Heritage

1.6 EIAR OBJECTIVES

The EIA processis based on the following four principles:

e Pursuing Preventative Action
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An assessment of anticipated likely and significant impacts was undertaken during the screening and the
considerations of alternatives stages of the EIA process. This involved forming a preliminary opinion with respect
to the approximate magnitude and character of the likely environmentalimpacts. This assessment was based on
the knowledge, experience and expertise of the EIA team with reference to EIA guidance material and local
information.

e Maintaining Environmental Focus and Scope
The EIA process has focussed on those issues where environmental impact is likely to occur and have significant
effects.

e Informing the Decision

The EIAR has been developed and is presented in such a way as to facilitate the authority decision on the
acceptability of the proposed developmentin the full knowledge of the project’s likely significant impacts on the
environment, if any.

e Public & Stakeholder Participation

Participation is provided through the statutory planning process which allows for public participation and
consultation while receiving advice from other key stakeholders and statutory authorities with specific
environmental responsibilities.

1.7 EIAR FORMAT & CONTENT

This EIAR is sub divided as follows:

* Environmental Impact Assessment Report
e Appendices to Environmental Impact Assessment Report
e Non-Technical Summary.

The EIAR has been prepared in the Grouped Format as set down in the EPA “Guidelines on Information to be
contained in an EIS” (2002) and the ‘Draft Guidelines on the Information to be contained in Environmental Impact
Assessment Reports’ (2017). In general, the EIAR follows the framework presentedin the EPA “Advice Notes on
Current Practice in the Preparation of Environmental Impact Statements” (September 2003).

The structure and responsibility of the EIAR chaptersis outlined below:

Chapter | Title Consultant

1.0 Introduction & Methodology McGill Planning Ltd.

2.0 Alternatives McGill Planning Ltd.

3.0 Description of Development McGill Planning Ltd.

4.0 Population & Human Health McGill Planning Ltd.

5.0 Biodiversity Whitehill Ecology

6.0 Lands, Soils & Geology Barrett Mahony Consulting Engineers
7.0 Hydrology & Water Services Barrett Mahony Consulting Engineers
8.0 Noise & Vibration Traynor Environmental

9.0 Air Quality & Climate Impact Traynor Environmental

10.0 Landscape & Visual 3D Design Bureau & McGill Planning Ltd.
11.0 Traffic & Transportation Barrett Mahony Consulting Engineers
12.0 Material Assets McGill Planning Ltd.

13.0 Waste Management Traynor Environmental

14.0 Cultural Heritage IAC Archaeologists
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15.0 Interactions

16.0 Schedule of Mitigations Measure
Table 1.1 List of EIAR Chapters

McGill Planning Ltd.
McGill Planning Ltd.

1.8 METHODOLOGY

The preparation of this EIS requires the co-ordination and synthesis of associated yet diverse elements of the
overall assessment. To facilitate this process, a schematic structure is proposed in order to provide a coherent
documentation of the varied aspects of the environment considered. The grouped format structure of the
Environmental Impact Assessment Reportis listed below with a brief outline of each specific stage.

Methodology
The specific approach or techniques used to analyse impacts or describe environments.

Receiving Environment (Baseline Situation)

Dynamic description of the specific environment into which the proposal will fit, taking account of other
developments likely to occur. The context, character, significance and sensitivity of the baseline is described. The
likely evolution of baseline environmental characteristics without implementation of the proposed project.

Characteristics of the Proposed Development
Description of the physical characteristics of a project havingregard to
e thesite location

e thesize, design and appearance of the proposed project
e the cumulation with other proposed projects

e theuse of natural resources

e the production of waste

e emissionsand nuisances

e the potential risk of accidents.

The description of the development should take account of the full ‘life-cycle’ including construction,
commissioning (if relevant), operation, changesto the project and potential decommission.

Potential Impacts

The potential impact of the proposal comprises a general description of the possible types of impacts which
proposals of this kind would be likely to produce. Impact assessment addresses direct, indirect, secondary,
cumulative, transboundary, short, medium and long term, permanent, temporary, positive and negative effects
as well as impact interactions. This includes consideration of a ‘Do Nothing’ impact which describes the
environmentas it would be in the future if the developmentis not carried out.

Mitigation Measures
A description of any specific remedial or reductive measures considered necessary and practicable resulting from
the assessment of potentialimpacts described above.

Predicted Impacts

An assessment of the net specific impact of the proposal, noting the direct, indirect, secondary, cumulative,
transboundary, short, medium and long term, permanent, temporary, positive and negative effects as well as
impact interactions which the proposed development may have. The predicted impact assumes all mitigation
measures are fully and successfully applied. A “Worst Case’ impact is also considered. A “Worst Case’ impactis an
impact arising where adevelopment orits mitigation measures substantially fail.
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Monitoring
A description of any post development monitoring of effects of the environment which might be necessary.

Reinstatement
A description of any post development reinstatement measures which might be necessary.

1.9 COMPETENCY

For the preparation of this EIAR, the applicant engaged McGill Planning Ltd. to project manage and
coordinate the preparation of the EIAR with a team of qualified specialists engaged to prepare individual chapters,
as listed in the table below. Details of the competency, qualifications and experience of the authors is also outlined:

Chapter Consultant Lead Consultant Qualifications
Introduction & Methodology McGill  Planning | Brenda Butterly Master of Regional &
Alternatives Ltd. Urban Planning, RTPI,
Project Description MIPI, BScSurv, Dip
Populations & Human Health Prop Ec.

Landscape & Visual (Written)
Material Assets

Interactions
Summary of Mitigations Measure

Biodiversity Whitehill Ecology | Noreen McLoughlin BA (mod) — Science
MSc (Ecology)

Lands, Soils & Geology Barrett Mahony | John Considine / Ryan | B Eng, MIEI,

Hydrology & Water Services Consulting Mulvaney MIStructE, C Eng,

Traffic & Transportation Engineers FConsEl

Noise & Vibration Traynor Nevin Traynor BSc. Env, H.Dip I.T,

Air & Climate Environmental Cert SHWW

Waste Management
Cultural Heritage

BA (Hons)
Archaeology (UW
Lampeter) 2001

MA Cultural
Landscape
Management (UW
Lampeter) 2003

IAC Archaeologists | Faith Bailey

Table 1.2 Qualifications of EIAR Authors

1.10 DIFFICULTIES IN COMPILING THE SPECIFIED INFORMATION

There were no significant difficulties in completing the Environmental Impact Assessment Report. Any minor
difficulties are presentedin each of the respective chapters. While every effort has been made to ensure that the
content of this EIAR is consistent there may be instances where typographical errors and/or minorinconsistencies
do occur. These are unlikely to have any material impact on the overall findings and assessment contained in this
EIAR.
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1.11 AVAILABILITY OF THE EIAR

A copy of this EIAR document and Non-Technical Summary of the EIAR document s available for purchase at the
Council office at a fee not exceedingthe reasonable cost of reproducing the document.

Additionally, prior to lodging this application, the required information has been issued for the Department of
Housing, Planning and Local Government’s EIA Portal.
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2 ALTERNATIVES CONSIDERED
2.1 TERMS OF REFERENCE

This section of the EIAR has been prepared by McGill Planning Ltd., Planning Consultants, and examines the
evolution of the proposed development through the various reasonable alternatives examined. Itis arequirement
of the EIA Directive as amended to present an outline of the main alternatives considered and ajustification of the
final proposed development.

2.2 INTRODUCTION

The Guidelines for Planning Authorities and An Bord Pleandla on Carrying out Environmental Impact Assessment
(2018) state the following:
“The Directive requires thatinformation provided by the developerin an EIAR shallinclude a description of
thereasonable alternatives studied by the developer. These are reasonable alternatives which are relevant
to the project and its specific characteristics. The developer must also indicate the main reasons for the
option chosen taking into account the effects of the project on the environment.
Reasonable alternatives mayrelate to matters such as project design, technology, location, size and scale.”

This section of the EIAR document provides an outline of the main alternatives examined throughout the design
and consultation process under the following headings:

e Alternative Locations

e Alternative Uses

e Alternative Designs and Layouts

e Alternative Processes

This serves to indicate the main reasons for choosing the development proposed, taking into account and
providing acomparison of the environmental effects. The type of alternatives depends on the nature of the project
proposed and the characteristics of the receiving environment.

The 2018 Guidelines also note that it is generally sufficient for the developer to provide a broad description of
each main alternative studied and the key environmentalissues. Furthermore, a ‘mini- EIA’ is not required for each
alternative studied.

2.3 ALTERNATIVE LOCATIONS

The 2018 Guidelines note that some projects may be “site specific” so the consideration of alternative sites may
not be relevant.

This point is also made in the Draft Guidelines on the Information to be Contained in Environmental Impact
Assessment Reports (EPA 2017), which states that in some instances alternative locations may not be applicable
or available for a specific project which is identified for a specific location. With regard to locations, the
considerations of alternatives in many cases will already have been addressed and decided at strategic planning
level during the adoption of city/county/local developments plans. Furthermore, these plans will have been
subject to Strategic Environmental Assessment which will have taken into account the environmental
considerations associated with, for example, the cumulative impact of an area zoned for industry on a sensitive
landscape.

The 2017 Guidelinesfurtherstate:
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Note also that plan-level/higher-level assessments may have set out project-level objectives or other
mitigation thatthe project and its EIAR should be cognisant of.

In this regard we note that the proposed development is a brownfield site located in Tallaght and zoned for
developmentinthe current County Development Plan, 2016-22.
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Figure 2.1 Location and zoning map for the site as per the SDCCDP 2016-22

The subjectlands are zoned for REGEN to facilitate enterprise and/orresidential led development. The proposed
developmentisin line with the Development Plan policies and seek permission to build 502 residential units along
with associated communalfacilities, a creche and three retail outlets.

The Draft Tallaght LAP that was published in late 2019 also designates this location for residential development.
The subjectsite is located at a key, high profile junctionin the area where the Airton and Greenhills Roads meet.
The site is located close to high quality public transport, local services, employmentand amenities.

The location of a new, high density residential development (with ancillary services) at this nodalsite is consistent
with the current County DevelopmentPlan and imminent Local Area Plan for the area both of which are subject
to a Strategic Environment Assessment (SEA) and which considered alternatives for this site and the wider area.

In summary, the development of high density, high quality residential development at the subject site has been
pre-empted in the draft Local AreaPlan and the County Development Plan.

As a result, the consideration of alternative site locations for the proposed development were not considered
necessary orjustified in this instance.
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2.4 DO-NOTHING ALTERNATIVE

As highlighted above the site is zoned for REGEN to facilitate enterprise and/or residentialled redevelopment. The
consideration of an alternative location would equate toa ‘do-nothing’ alternative forthe subjectsite. The zoned
lands would not be developed in accordance with the objectives of the draft LAP and the County Development
Plan. This long vacant site (since 2003) would continue to physically deteriorate and become avisual eyesore and
susceptible to anti-social behaviour.

This in turn would have the knock-on impacts on achieving the aims of the LAP and County Development for the
area. This would notbe in line with national and regional planning policies which require the promptand efficient
re-use of zoned, services and accessible brownfield lands such as these.

Furthermore, this site is considered highly sustainable and suitable for immediate development due to its
proximity to Tallaght Town Centre and the wide range of public transport facilities and community facilities within
the area.

2.5 ALTERNATIVE USES

As noted above the site is zoned REGEN with “residential” and/or “employment” permitted in principle uses.

The draft LAP indicates the site as being suitable for residential development. The continuation, and growth of
employmentusesinthe area, are expected with the Broomhill Industrial Estate lands to the north of Airton Road.

The location of the site proximate to public transport, and local services (e.g. primary health care centre, local
retail and recreational facilities), makes it an ideal location for residential development, particularly on a
briownfield site that has remained vacant for over 17 years with no alternative employment uses forthcoming.

As a result, the consideration of alternative uses for the proposed residential development were not considered
necessary orjustified.

2.6 ALTERNATIVE DESIGNS

The layout, scale, quantum, density and design of the proposed development has had due regard to its setting
within the Metropolitan area of Dublin City, close to Tallaght Town Centre and in a mixed use area served by public
transport.

The proposed layout and design have also been influenced by the site’s specific topography, existing boundary
conditions including the river to the south, accessibility, and the need to accommodate the proposed future bus
connects corridor along Greenbhills road.

A number of alternative layouts and designs have been considered on the subject site.

Alternative A : Consideration of the previous permission granted on the site (for retail warehouses, a garden
centre and surface parking)

SDCC RegRef: SD07A/0990 Decision: Granted, 11/11/08
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Permission was granted by the Local Authority for the demolition of existing buildings on site and the construction
of three single storey retailwarehouse units and an external garden centre:: Unit 1 - 3354sq.m., Unit 2- 1543sq.m.,
Unit 3 - 1525sq.m. and garden centre - 952sq.m);

The proposal included surface car parking for 229spaces and creating a new primary access to the site from
Greenbhills Road. An EIAR was also included with the application. This development never commenced.
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Figure 2.2 Layout of permitted scheme Ref. SD07A/0990

This proposed scheme is a low-density commercial development. The design for which is dominated by surface
car parking spaces. The design and layout are similar to the existing industrial units within Broomhill Industrial
Estate. This previous permitted development would now be considered contrary to the zoning for the site and the
development objectives forthe area. Itwould be an unsustainable re-use of this strategic brownfield site close to
services and public transport.



ENVIRONMENTAL IMPACT ASSESSMENT REPORT VOL 1

Alternative B: Pre-app design proposal

An initial layout proposed for the site included a large anchor retail store and some smaller commerecial outlets
within the development. The floor areaforthe anchor store was in excess of 1575 sqm. This layout also allocated
a public open space of 1320sgm towards the centre of the site, another open space of area 1100sqm to the south
of the site, and 979sgm of open space along the riparian corridor.

Access to the site was proposed from Airton road with retail outlets to both sides. Parking is proposed at surface
levelforthe blocks fronting onto Greenhills road and basementlevelfor blocks fronting onto Airton road. Entrance

to the basement carparkingis fromthe rear of the blocks towards the centre of the site.

Blocks proposed within the adjoining site as part of the masterplan for the sites are outlined in black dashed line.
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Figure 2.3 Alternative B

Environmental Effects:

This development would haveresultedin disconnected green spaceswhich are separated by roads and large areas
of car parking. The surface car parking dominated the site and resulted in lower quality openspace for its residents.
The prospect of residential units overlooking surface car parking is also detrimental to the quality of life of the
future residents of the scheme. The large retail unit onto Airton Road was contrary to the Development Plan retail
strategy and the advices given within the Future Analytics report due to the proximity of other existing large retail
units in the area.

Some of the positive aspect of this initial proposal which were carried forward were the public open spacesin the
centre of the scheme and beside the stream to the south.
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Figure 2.4 Alternative C

Alternative C: Pre-app design proposal

Alternative C layout was for 350 units within 6 blocks ranging in heightfrom 4-6 storeys at a density of 140 units
per hectare. 200 car parking spaces provided at surface level and 150 within the basement under block C&D.
750sgm of retail floor space is provided under blocks B&C.

Access to the site is provided only from Airton road. The scheme has allocated 2500sgm of public open space in
between blocks Band C with direct access from the proposed entrance to the site.

Environmental Effects:

This proposal also had a significant quantity of surface parking and road network making the open space
piecemeal, disjointed and compartmentalised. This can decrease the viability of the proposed spaces. Pedestrian
safety is given lower priority within the layout as the scheme is dominated by car users and parking spaces. This
proposaldoes not include allowances to accommodate proposed Bus connects corridor for Greenhills road.
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Figure 2.5 Alternative D

Alternative D: Design proposal submitted for S247 discussion with the Local Authority

The layout is for a high-density scheme that proposes 220 units per hectare. Total number of units proposed
amount to 550units with one bed amountingto 34% of the total share. This layout has a limited number of surface
car parking spaces proposed. The units are distributed within 6 blocks(A-F) rangingin height from 4-8 storeys. The
proposed height scheme creates strong urban frontage along Greenbhills road and improve site legibility.

The layout also includes provisions for the proposed bus connects corridor along Greenbhills road. Primary access
to the site is from Airton road with a secondary access from Greenhills Road. 10% of the site areais designated as
Public open space within scheme. 285 Car parking spaces are provided at undercroft level and a limited number
of spaces are provided at surface level.

Environmental Effects

The layout has an interactive design that connects to its surrounding context. The variation within the setbacks
provides visual interest within the street scene. Restriction of car parking at surface level has resulted in better
urban design, better connections and good quality openspace within the scheme. The proposed layout safeguards
the riparian strip along the southern corner of the site and enables the creation of ariverside walk. The layout also
incorporates proposals for bus connects corridor along Greenhills road. This layout is an improvement to the
previous scheme with better quality of open spaces and increased pedestrian permeability within the scheme.

The Local Authority raised following concerns over the following design aspects
- Protection offered to River Poddle(Tymon) within the proposed layout
- Quality and usability of proposed publicopen space
- Provide an emergency junction and to show emergency vehicularaccess.
- Revised cornerelement of the scheme
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Figure 2.6 Alternative E

Alternative E: Design submitted SHD Stage 2 to An Bord Pleanala

This is an improved version of the previous layout that incorporates the input from the Local Authority.

The proposalis for 544 units distributed within 6 blocks(A-F) rangingin height from 4-8 storeys. Proposedscheme
has a density of 217 units per hectare. The proposal has segregated pedestrian/cyclist zones from vehicular
accesses to improve the pedestrian comfort and safety within the scheme. Public open space of 2043sqm is
provided as a central courtyard within the scheme. Communal open spaces are provided at podium levels in
betweenblocks A/B/Cand forE/F. Total open space within the scheme amountsto 13.9% of the site area.

A second vehicularentrance is proposed from Greenbhills road into the scheme.

Environmental Effects

This layout has improved pedestrian permeability throughout the scheme and good quality open spaces.
Independent entrance is providedto the podium level of the schemefrom the ground level. The masterplan layout
for both sites underthe applicant’s ownership was also indicated. It showsthe full development potential of the
site in relation to the adjoining site under the applicants’ ownerships. The masterplan includes proposals for
developinga Riparian strip along the southern boundary of the site with Technological University Dublin Tallaght
Campus.

An Bord Pleandla raised following concerns regarding the proposal submitted:
- Proposal should demonstrate that it is not ad hoc, piecemeal, or premature development and how the
development of all the lands could be progressed
- Proposalshould ensure thatit makes a positive contribution to the character of the area
- Furtherconsideration and/or justification of the documents as they relate to the ground floor uses of the
proposed scheme in particular along Greenhills Road, Airton Road and surroundingthe ‘Courtyard Open
Space’ in terms of the creation of an active and vibrant streetscape at this location.
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- Betterrelationship for the pedestrians within the development
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Figure 2.7 Masterplan submitted at SHD Stage 2 to An Bord Pleandla

Alternative F: Chosen Option

The layout has been subsequently updated to provide more distinct character areas and to ensure that the
proposal will provide quality living spaces and urban design. The proposal in line with ABP comments provides a
strong urban edge along Airton road and Greenbhills road. The proposed developmenthas re-examinedthe location
of the retail units and the creche and how they interact with both the Greenhills Road, Airton Road and the
Courtyard Open Space as well as the future masterplan site. The revised layout provides for the creche and also
some interesting open spaces along the internal route which would become a street through the developmentin
any future scheme.

Along Airton Road and Greenhills Road a strong urban edge has been retained with commercial elements at the
ground floor level. These commercial units complement the existing commercial development in the area while
also providing activity in these areas. It is envisaged that the relationship with the ground floor of the corner unit,
the open courtyard and the creche will have a key relationship in creating activity within this space enabling a safe
largely car free area for children to play in and adults to enjoy withinan otherwise urban area. In blocks E and F,
the car parking has been moved into a basementcar park rather than in an under-croft parking area. This creates
more visibility and flow between the areas, enhances the open space to the south and generally creates more of
a draw through the site. This s in line with the current Regen zoningfor the site.
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Figure 2.8 Chosen layout within proposed Masterplan

Environmental Effects

The overall masterplan area for this development measures c. 3.8ha. An overall masterplan documentforall the
lands under the ownership of the applicant sets out how the overall site can develop in the future. This layout
provides an improved design that includes a new centralised route though the site which will be car free, with
pedestrian and cyclist priority and a series of interesting spaces as you journey through the site.

The approach to the overall layout of the masterplan area, and the application site, ensures that not only these
lands but also the adjoining sites, outside of the ownership of the applicant, can come forward in acomprehensive
manner and unlocks the potential of all of the surrounding sites to this application site. It is considered to be an
appropriate form of development and cannot be considered piecemeal or ad hoc. This proposal willnotin any way
prohibit the development of any lands adjoining the site.
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