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SANDFORD ROAD LRD ENVIRONMENTAL IMPACT ASSESSMENT REPORT

1.0

1.1

INTRODUCTION
Preamble

This Non-Technical Summary (NTS) of the subject Environmental Impact Assessment Report
(EIAR) has been prepared on behalf of Sandford Living Limited (the Applicant) in relation to
a Large-scale Residential Development planning application at Milltown Park, Sandford
Road, Dublin 6, Do6 VgK7. This application principally relates to the demolition of c. 4,883.9
sq m of existing structures on site, the refurbishment and reuse of Tabor House (1,575 sq m)
and the Chapel (767.84 sq m) and the provision of a residential scheme comprising 636 No.
residential units, in addition to a creche and community/cultural space.

The proposed development is described as follows as per the Statutory Notices:

“Sandford Living Limited intend to apply for permission for a large-scale residential
development at this c. 4.26 hectare site at Milltown Park, Sandford Road, Dublin 6, Doé
VgK7. Works are also proposed on Milltown Road and Sandford Road to facilitate access
to the development including improvements to pedestrian facilities on an area of c. 0.16
hectares. The development’s surface water drainage network shall discharge from the
site via a proposed 300mm diameter pipe along Milltown Road through the junction of
Milltown Road / Sandford Road prior to outfalling to the existing drainage network on
Eglinton Road (approximately 200 metres from the Sandford Road / Eglinton Road
junction), with these works incorporating an area of c. 0.32 hectares. The development
site area, road works and drainage works areas will provide a total application site area
of . 4.74 hectares.

The development will principally consist of: the demolition of c. 4,883.9 sq m of existing
structures on site including Milltown Park House (880 sq m); Milltown Park House Rear
Extension (2,031 sq m); the Finlay Wing (622 sq m); the Archive (1,240 sq m); the link
building between Tabor House and Milltown Park House rear extension to the front of
the Chapel (74.5 sq m); and 36.4 sq m of the 'red brick link building’ (single storey over
basement) towards the south-western boundary; the refurbishment and reuse of Tabor
House (1,575 sq m) and the Chapel (767.84 sq m), and the provision of a single storey
glass entrance lobby to the front and side of the Chapel (51.9 sq m); and the provision of
636 No. apartment and duplex units (87 No. studios, 227 No. one bed units, 296 No. two
bed units and 26 No. three bed units).

Block A1 will range in height from part 5 No. storeys to part 10 No. storeys and will
comprise 96 No. apartments; Block A2 will range in height from part 6 No. storeys to
part 8 No. storeys (including part double height at ground floor level) and will comprise
128 No. apartments; Block B will range in height from part 3 No. to part 7 No. storeys
and will comprise 93 No. apartments; Block C will range in height from part 2 No. storeys
to part 8 No. storeys (including part double height at ground floor level) and will comprise
163 No. apartments; Block D will range in height from 3 No. storeys to 5 No. storeys and
will comprise 39 No. apartments; Block E will be 3 No. storeys in height and will comprise
24 No. duplex units and apartments; and Block F will range in height from 5 No. storeys
to part 7 No. storeys and will comprise 93 No. apartments.

The development also includes the refurbishment of Tabor House (4 No. storeys
including lower ground floor level) and the Chapel to provide cultural/community space;
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1.2.1

the provision of ancillary residents’ amenities and facilities; and the provision of a creche
within Block F (380 sq m) with an outdoor play area.

The proposed works also include a new 2.4 metre high boundary wall across the site from
east to west (towards the southern boundary) requiring the demolition of a portion of
the red brick link building that lies within the subject site towards the south-western
boundary (36.4 sq m) and the making good of the fagade at the boundary. The existing
Link Building is the subject of a separate planning application (granted permission under
DCC Reg. Ref. No. 3866/20 and ABP Reg. Ref. ABP-311552-21) that included a request
for permission to demolish that Link Building, including the part of the building on the
lands the subject of this application for LRD permission. If that application is first
implemented, no demolition works to the Link Building will be required under this
application for LRD permission. If that application is not first implemented, permission
is here sought to demolish only that part of the Link Building now existing on the lands
the subject of this application for permission and to make good the balance at the red
line with a blank wall.

The development also provides a new access from Milltown Road (which will be the
principal vehicular entrance to the site) in addition to utilising and upgrading the existing
access from Sandford Road as a secondary access principally for deliveries, emergencies
and taxis; new pedestrian access points; pedestrian/bicycle connections through the
site; 337 No. car parking spaces (288 No. at basement level and 49 No. at surface level);
set down area for deliveries; bicycle parking; 18 No. motorcycle spaces; bin storage;
boundary treatments; private balconies and terraces facing all directions; external
gantry access in sections of Blocks A1, A2 and C; hard and soft landscaping including
public open space and communal open space; sedum roofs; PV panels; substations;
lighting; plant; lift cores; and all other associated site works above and below ground.

The proposed development has a gross floor space of c. 54,507 sq m above ground level
overa partial basement (under part of Block A1 and under Blocks A2, B and C) measuring
c. 10,607 sq m, which includes parking spaces, bin storage, bike storage and plant.”

History of the Application Site

Previous Strategic Housing Development currently Subject to Judicial Review

A Strategic Housing Development (SHD) was previously permitted by An Bord Pleanala on
the subject site for 667* No. dwellings (principally Build-to-Rent), a creche, communal
internal amenity and facilities and public and communal open spaces, with heights ranging
from part 2 No. to 10 No. storeys (ABP Reg. Ref. ABP-311302-21). Permission was granted on
23 December 2021.

This Grant of Permission was subsequently Judicially Reviewed and a Decision from the High
Court is awaited at time of writing this EIAR. As will be detailed further in this Report, there
are limited changes proposedto the LRD scheme, with all changes provided to reflect policies
in the new Dublin City Development Plan 2022-2028, which was adopted in December 2022,
subsequent to the SHD Decision on the site in December 2021.

*Reduced from 671 No. units via condition.
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1.2.2

1.3

Change of zoning from SHD Application

The zoning of the site changed with the adoption of the new Dublin City Development Plan
2022-2028 ("Development Plan”), changing from Objective Z15 ‘Institutional and Community’
in the Dublin City Development Plan 2016 — 2022 to Objective Z12 ‘Institutional Land (Future
Development Potential)’ under the newly adopted Development Plan (came into effect in
December 2022).

Having regard to this zoning change, this is, in our opinion, a recognition of the facts that the
lands are no longer institutional and have not been since prior to 2019 when the lands were
sold to the Applicant.

Requirement for this Environmental Impact Assessment Report

The Environmental Impact Assessment (EIA) requirements for certain developments derive
from EU Directives. Directive 2011/92/EU as amended by Directive 2014/52/EU amended (the
"EIA Directive") imposes requirements to assess the effects of certain projects on the
environment. To assist with such assessments, the EIA Directive requires that an
Environmental Impact Assessment Report (“EIAR") is prepared for certain projects. The EIAR
was introduced by Directive 2014/52/EU and replaces the Environmental Impact Statement
("EIS") required under Directive 2011/92/EU.

The European Union (Planning and Development) (Environmental Impact Assessment)
Regulations 2018 have now transposed the 2014 Directive into Irish law.

The preparation of an EIAR is required for the subject proposed development as the scheme
falls within the remit of those listed in Schedule 5 (Part 2) of the Planning and Development
Regulations, 2001 (as amended), which sets out the relevant thresholds which require the
carrying out of an EIAR. The subject development falls within the threshold of Category 10
(b)(i) as it comprises the “construction of more than soo dwelling units”.

The EIAR has also been prepared having due regard to the Environmental Protection
Agency’s Guidelines on the Information to be Contained in Environmental Impact Assessment
Reports, 2022 which sets out that:

"A systematic approach, standard descriptive methods and the use of replicable
assessment techniques and standardised effect descriptions must be adopted to ensure
that all likely significant effects are adequately considered and clearly communicated.”

This EIAR has been prepared on behalf of the Applicant, Sandford Living Limited, in relation
to the subject development of 636 No. units, a creche and community/cultural space. As
noted above, the proposed development falls within the remit of Category 10(b)(i) Schedule
5 (Part 2) of the Planning and Development Regulations, 2001 (as amended), which states that
the carrying out of an EIAR is required when development comprises the “construction of more
than soo dwelling units".
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1.4 The Applicant '
We confirm that our Client, Sandford Living Limited, owns the majority of the site (c. 4.26 .
Ha).
In addition, we note that a letter of consent has been received from Dublin City Council to '
carry out works on Milltown Road, Sandford Road and Eglinton Road (c. 0.48 Ha).
The total site area within the red line boundary will be c. 4.74 Ha. '
1.5 The EIAR Team '
This EIAR was prepared by a team of experts as outlined below and was collated by Thornton
O'Connor Town Planning. Each consultant is appropriately qualified and experienced in their .
respective fields in accordance with Directive 2014/52/EU as outlined in each individual
chapter. .
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2.0

2.1

SITE LOCATION AND CONTEXT
Existing Site Details
Location and Description of the Subject Lands

The total red line application site boundary is c. 4.74 Ha (c. 47,335 sq m) and is broken down
as follows:

1. The developable site of c. 4.26 Ha (c. 42,547 sq m) at Milltown Park, Sandford Road.

2. Road works to Milltown Road and Sandford Road adjacent to the 2 No. entrances to
the site (1 No. existing and 1 No. newly proposed): c. 0.16 Ha (c. 1,597 sq m).

3. Drainage works from Milltown Road to Eglinton Road: c. 0.32 Ha (c. 3,2915g m).

The developable lands are located at the corner of Sandford Road and Milltown Road, Dublin
6. The subject site is bounded to the north by Norwood Park and Sandford Road, to the east
by Milltown Road, to the south by a carpark associated with the Milltown Park Institutional
and Community premises (buildings retained by the Jesuits after the disposal of the
‘developable lands') and to the west by 2 No. storey existing residential dwellings located on
Cherryfield Avenue Upper and Lower.

> e P P
Norwood Park
| Cherryfield

Avenue Lower

1 Cherryfield

v & Avenue Upper

Figure 2.1: Aerial View of Subject Site, Indicative Appllcatlon Site Boundary in Red

(Source: Google Maps, annotated by Thornton O’Connor Town Planning, 2023)

Site Context

The subject site is located at the junction of the Milltown Road and Sandford Road. This
junction also immediately connects to Eglinton Road (R824) and St James Terrace [
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Clonskeagh Road (R825). This places the subject site at the interface between the urban
villages of Ranelagh, Milltown, Donnybrook and Clonskeagh.

The immediate area beyond the site is predominantly residential and institutional in nature.
The residential units include 2 No. storey houses located adjacent to the western site
boundary along Cherryfield Avenue Lower and Cherryfield Avenue Upper and in Norwood
Park located adjacent to the north-western boundary. In addition, a 6 No. storey apartment
development known as Cedar Hall and a 3 No. storey apartment complex known as Mount
Sandford, both of which are located to the east of the subject site across Milltown Road.

Institutional uses are located adjacent to the south-west of the subject site and comprise
Milltown Park Community House, Cherryfield Lodge Nursing Home and Gonzaga College.
Muckross Park College is located to the north-west of the subject lands . A Circle K Petrol
Station is located to the north of the subject lands along Sandford Road.

There are a number of neighbourhood centres near to the subject site with some forming
strong urban villages. The following neighbourhood centres are within walking/cycling
distance of the subject site:

¢ Milltown-c.450 metres/c.6 minutes walking distance/c.1 minute cycling distance;

¢ Donnybrook-c.500 metres-c.goo metres/c.6-10 minutes walking distance/c.2-3
minutes cycling distance;

* Clonskeagh - c.350 metres - 1.3 km /c.6-16 minutes walking distance/c.1-6
minutes cycling distance;

* Ranelagh-c.500 m-1.4 km/c.6-18 minutes walking distance/c.1-5 minutes cycling
distance;

* Beechwood-c.1 Kilometre/c. 13 minutes walking distance/c.4 minutes cycling
distance; and

* Rathmines-c.1.8-2.2 km/c.22-c.28 minutes walking distance/c.6-c.8 minutes
cycling distance:

We note that there is a large quantum of services, facilities and amenities located in these
areas which are all in close proximity to the subject lands. This includes medical centres,
dentists, pharmacies, shops, cafes, restaurants, bars, gyms, sports clubs, hair salons and
banks for example. Furthermore, we note that a creche and community/cultural space is
proposed as part of the development, which will benefit the future residents of the
development and the local community. In addition, the final layout of the community/cultural
spaces will ultimately be agreed through compliance with Dublin City Council, as agreed at
the LRD Opinion meeting as identifying occupiers at this juncture is likely futile whilst the
planning application goes through the planning and construction process as any identified
end user at this juncture may no longer need the space once planning has been secured and
construction completed.
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2.2

2.2.1

2.3

Accessibility of the Subject Site
LUAS Green Line and Bus Services
The subject site is located in close proximity to the following Green Line Luas stops:

e Beechwood: c. 720 metres as the crow flies (1 Km/ c. 13 minute walk)
Ranelagh: c. 1.27 Km (1.1 Km walk/14 minute walk)

Cowper: ¢. 740 Metres (1.3 Km walk/17 minute walk)

Milltown: c. 918 Metres (1.3 Km walk/17 minute walk)

e« & o

There are also numerous bus routes serving the subject site such as the No. 11, 393, 44, 463,
61, 145, 155 and 700 (Aircoach service). The proximity of the site to high frequency public
transport provides opportunities for residents of the scheme to travel to significant
employment locations and business districts such as the Canal, the Docklands, Harcourt
Street, Ballsbridge, Sandyford Business District, Belfield Office Park and neighbourhood
centres such as Ranelagh, Donnybrook and Rathmines. The majority of these areas are also
located within cycling and walking distance of the site. Furthermore, University College
Dublin and 4 No. hospitals are located within walking and cycling distance of the site
(Clonskeagh Hospital, The Royal Hospital Donnybrook, Saint Vincent's Hospital and Saint
Luke’s Hospital).

Therefore, it is clear that there are significant employment opportunities easily accessible
from the subject site.

Zoning of the Subject Lands

The subject site is zoned Z12 ‘Institutional Land (Future Development Potential)’ in the Dublin
City Development Plan 2022-2028. The stated aim of this land use zoning is:

"To ensure existing environmental amenities are protected in the predominantly
residential future use of these lands”.

The zoning of the site has recently changed from Z15to Z12 under the new Development Plan
(came into effect in December 2022).
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Figure 2.2: Zoning Map Demonstrating the Z12 Zoning Pertaining to the Subject Site
(Green Coloured Corner Site)

(Source: Dublin City Council Development Plan 2022-2028, annotated by Thornton
O’Connor Town Planning, 2023)

Please see the image below in Figure 2.3 prepared by O’ Mahony Pike Architects, which
highlights the land uses across the entirety of the newly zoned Z12 lands and wider Z15 lands.
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Figure 2.3: Image Demor;lst:ating the Land Uses at the _Subject Location
(Source:  O' Mahony Pike Architects, 2023)
In summary the lands can be broken down as follows:

1. Developable Site

Building range within the subject red line boundary which were formally utilised by the
Jesuit Community at Milltown Park for institutional purposes from the 1850s. It has been
confirmed by the Jesuit Community that the lands are surplus to their requirements due
to a decline in vocations and are no longer required for the purposes of its function and
mission. As a result, the buildings are currently vacant and have become impossible to
maintain. It is noted that these lands were always in private use and the buildings and the
lands subject to development were never publicly accessible lands.

2. Milltown Park Campus (Retained Jesuit Lands)

The Jesuits will retain these institutional lands to the south/south-west of the proposed
development, which addresses their future operational needs due to this decline in
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vocations, and they will also retain the separate access already established from Milltown
Road. The Jesuits have invested substantially in these lands in recent years to cater for
their future operational needs in terms of residential accommodation and training. These
lands currently comprise the Cherryfield Lodge Nursing Home and Milltown Park
Community House. In addition, planning permission has recently been granted by Dublin
City Council for a new modern archive building (DCC Reg. Ref. 3116/22) within the
retained Jesuit lands, lands that were retained for this purpose (see No. 4 on the map
above). We note that a 2.4 metre high boundary wall is proposed to separate the
proposed development from the retained Jesuit lands. The proposed development can
facilitate future potential links to the remaining institutional lands through the wall
should this be required in the future, if the retained Jesuit lands become further surplus
to requirements and are redeveloped.

3. Gonzaga College

The third parcel of land is occupied by the Gonzaga College Secondary School. Gonzaga
School has always been a separate use and the lands were purchased at a later date to
the main Jesuit campus in the 1950s. The subject development building range and lands
and the school are separated functionally and physically from the other. The tenuous
relationship between the subject group and the school in particular will therefore be
unaffected by the severance of links between the two.

With regard to Z12 zoned lands, the Development Plan states that “these are lands, the
majority of which are or which have been in institutional use, which may be developed for other
uses in the future”.

The subject lands have not been in institutional use since 2015 when the institutional
operations on the site ceased permanently, and the property was vacated by the Jesuits in
2019. In a previous SHD Application at the subject site (ABP Reg. Ref. ABP-311302-21), a
letter was received from the Jesuit Community which confirmed that “the former Jesuit
Community property...is no longer required by the Society for the purposes of its functions and
mission”. An updated letter has been received from the Jesuit Community, dated 1* June
2023, and reiterates this fact. The letter notes that the Jesuit Community has “experienced
a dramatic decline” and confirms that the application lands became surplus to their
requirements and had become impossible to maintain, which lead to their sale in 201g. The
Jesuit Community has retained the residential and administration accommodation to the
south of the application lands with a separate access already established from Milltown
Road. The letter confirms that the Jesuit Community considered their “future requirements
thoroughly and have confirmed that the lands retained are adequate for their future needs.
Planning permission was recently granted by Dublin City Council for a new modern archive
building (DCC Reg. Ref. 3116/22) within the retained Jesuit lands, lands that were retained for
this purpose”.

The application site has always been in private use and was not open or accessible to the
public as confirmed in the letter, and the Society never provided any community facilities
on site. The public have never enjoyed any right of access to these privately owned lands.
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We note that the Development Plan sets out the following requirements in relation to the
extent and layout of public open space on Z12 zoned lands as well as general development
principles:

"Where lands zoned Z12 are to be developed, a minimum of 25% of the site will be
required to be retained as accessible public open space to safeguard the essential open
character and landscape features of the site. Where such lands are redeveloped, the
predominant land-use will be residential.

In considering any proposal for development on lands subject to zoning objective Z12,
other than development directly related to the existing community and institutional
uses, Dublin City Council will require the preparation and submission of a masterplan
setting out a clear vision for the future development of the entire landholding.

In particular, the masterplan will need to identify the strategy for the provision of the
25% public open space requirement associated with any residential development, to
ensure a co-ordinated approach to the creation of new high-quality public open space
linked to the green network and/or other lands, where possible. in addition, development
shall have regard to the standards in Chapter 15.

On Ziz lands, the minimum 25% public open space shall not be split up into
sections/fragmented and shall comprise soft landscape suitable for relaxation and
children’s play, unless the incorporation of existing significant landscape features and
the particular recreational or nature conservation requirements of the site and area
dictate that the 25% minimum public open space shall be apportioned otherwise.

Where there is an existing sports pitch or sports facility on the Z12 lands subject to
redevelopment, commensurate recreational/social infrastructure will be required to be
provided and retained for community use where appropriate as part of any new
development (see also Chapter 10: Green Infrastructure and Recreation, Policy Gi49).”

A Masterplan has been prepared for the site and has incorporated all the requirements of
the Z12 zoning objective including public open space. In line with the specific text of the
Z12 zoning objective, the ‘predominant’ use of the site is proposed to be residential, with
ancillary cultural/community space and a creche.

The development will have a significant positive impact due to the sustainable utilisation
of these lands that are currently completely closed off from the public, which are
proximate to public transport, employment locations, services and facilities. The site has
always been in private use, and this will be replaced by a high-quality, aesthetically
pleasing development providing 636 No. residential units, a large quantum of public open
space and many permeable links through the site, which will be a significant planning gain
for the area, and thus will be consistent with the proper planning and sustainable
development of the area. This section demonstrates that the proposal is fully in
accordance with the policies and objectives of the Z12 zoning pertaining to the site.

The proposed development requires 25% of the site area to be designated as public open
space in accordance with the Z12 zoning objective. The developable site area is 42,547 5q
m which therefore requires the provision of 10,637 sq m public open space.
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