SANDFORD ROAD LRD ENVIRONMENTAL IMPACT ASSESSMENT REPORT

It is our opinion that there is a significant opportunity to densify this area of Dublin with a mix
of studio, 1, 2 and 3 No. bedroom units to achieve a balance between household sizes and
dwelling sizes.

Employment, Local Services and Facilities

The Census 2016 figures noted that 4.37% of the Rathmines East B ED are unemployed which
is significantly lower than the national unemployment figure of 12.9%. This is a very
favourable comparison to the national unemployment rate and is a direct reflection of the
sustainable location of the site within this ED which has easy access to a wide range of
employers. Therefore, the unemployment figures for 2016 for the Rathmines East B ED are
considered very low when compared to the national figure of 12.9% as derived from the
Census 2016, reflecting the multitude of employment nodes that are easily accessible to the
area.

The Economic and Social Research Institute (ESRI) Quarterly Economic Commentary Spring
2027 provides a forecast overview of the Irish economy post the Covid-19 pandemic and
Ukraine war:

“The economy has performed particularly well during the pandemic and appears to have
weathered the energy crisis emanating from the war in Ukraine.”

The ESRI notes that demand for house will like exceed supply in the medium term:

“"Housing supply levels reached a 15 year high in 2022 of 29,000 units. While the number
of units supplied in 2023 is likely to be less than this owing to the reduced number of
commencements in 2022, the underlying trend is an upward one as far as completions
is concerned. However, in light of new population estimates which will be available in
Q3 2023, it is now likely that the structural demand for housing will be revised upwards.
This means that the demand for housing is likely to exceed the supply over the medium
term. As a result, house price inflation and increases in rents are likely to continue, albeit,
in the case of house prices, at a slower pace than was the case in 2022.”

The proposed development including 636 No. residential units will positively contribute to
the supply of housing available in the Dublin 6 area, which will assist in alleviating the housing
crisis being experienced in the Country.

There are a wide range of services and facilities available in close proximity to the subject site
as the site is positioned at the prominent interchange of Sandford Road and Milltown Road
which is a key arterial crossroads between Milltown, Clonskeagh, Donnybrook, Ballsbridge
and Ranelagh. Therefore, there are a number of neighbourhood centres in proximity to the
site within easy cycling andfor walking distance of the subject site. In addition, Chapter 5
references the Community and Social Infrastructure Audit prepared by KPMG Future
Analytics, which notes the following in relation to schools:

"The existing schools within the study area and the additional 29 No. schools within the
2km radius is considered sufficient to serve the proposed development.”

7 https://www.esri.iefpublications/quarterly-economic-commentary-winter-2019
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The Community and Social Infrastructure Audit concludes that:

"The baseline study undertaken identified a wide range of services which contribute to

quality of life for local residents, with around 160 No. facilities located in close proximity
to the subject site.”

In addition, we note that community/cultural spaces is proposed as part of the development
which will serve the local area (in accordance with the requirements of the Development Plan).
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.

Interms of health services and facilities, the Community and Social Infrastructure Audit notes:

"The development is well served by an extensive number of healthcare facilities. In total
there are 65 No. healthcare facilities serving the subject site with majority of them
located within the 750m catchment of the subject site. The range of healthcare services
available within the Study Area includes 2 No. hospitals, 4 No. nursing homes and a
number of other Healthcare Centres, Pharmacies and Specialist Clinics.”

We note that there is a variety of facilities and services located in close proximity to the
subject site that the future residents of the scheme can utilise on foot or bicycle. The
proposed scheme also provides co-working space, concierge and lounges to serve the future
residents of the scheme. In addition, the significant quantum of public and communal open
spaces provided throughout the development and the proposed permeable link through the
public park and pedestrian boulevard is considered a unique planning gain for the area given
that these lands were in private use and not publicly accessible. The proposed
community/cultural spaces will also serve the residents and local community.

Potential Impacts of the Proposed Development and Summary of Mitigation Measures
Proposed

The development will have a long-term positive impact on population due to the provision of
a wide range of dwelling unit types which includes provision for Part V units and will cater for
a wide cohort of persons.

As a result of the construction of the proposed development, c. 550 No. workers will be
directly employed during the construction period in addition to c. 40 No. indirect workers
(e.g. marketing, suppliers etc.). This increase in employment will clearly have a positive
impact on existing population in the area as there would be employment opportunities for
any workers living in the wider area surrounding the subject lands. We also note that
additional workers on the site will utilise local shops and other businesses in the surrounding
areas during the construction phase which will benefit the local economy. Therefore, the

impact of the proposed development on employment and the economy is considered
positive.

The application site will be opened up to the public, allowing access to previously inaccessible
private lands. A total of 14,809 sq m (c. 34.8% of the site area) has been designated as public
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open space at the application lands which is a significant planning gain for the area,
particularly as the lands have never been publicly available.

The subject site has significant frontage onto Sandford Road and Milltown Road and this in
tandem with the large quantum of public open space provision, facilitates the unique
opportunity to provide permeable connections through the site.

If the development did not proceed, this large site would principally remain in a vacant state.
This could have a potentially negative effect on health and safety for security reasons as the
large extent of the open site could encourage antisocial behaviour to take place at the subject
lands. The buildings could also fall into disrepair as they have no existing active use, which
also represents the opportunity for anti-social behaviour to occur.

There would be no change to the existing local services and amenities provision as there is
currently no such provision at the subject lands which have always been in private use and
not publicly available. As the application lands and buildings are vacant, there is nobody
present at the site to spend money in the local economy.

As associated with all new developments, there will be a slight temporary negative impact on
the surrounding area during construction stage arising from construction traffic entering and
exiting the site and their associated noise, dust and slight nuisance. However, these issues
can be appropriately mitigated as set out in Chapter 12 (Air Quality and Climate) 13 (Noise
and Vibration) and 15 (Transpertation) of this EIAR.

The Preliminary Construction Management Plan enclosed separately with this application also
notes that a Traffic Management Plan (TMP) will be prepared for the site works which will
minimise disruption to the adjacent road network (Outline Traffic Management Plan
provided within the PCMP).

The Contractor shall be responsible for overall management of the site for the duration of the
proposed works and must progress their works with reasonable skill, care, diligence and to
proactively manage the works in a manner most likely to ensure the safety and welfare of
those carrying out construction works. The Contractor shall comply with all relevant
Statutory requirements such as the 2005 Safety Health and Welfare at Work Act, the
Construction Regulations (SI 291 of 2013), Safety, Health and Welfare at Work (General
Application) Regulations 2007 etc. (and any amendments thereof). In addition, the Contractor
shall comply with all the reasonable safety requirements of the Client, the Project Supervisor
for the Design Process and the Project Supervisor for the Construction Stage. Measures that
would be taken under these Statutory requirements include:

1. Appointment of a competent project supervisor for the design process, and a
competent project supervisor for the construction stage.

2. Contractor to ensure that all staff have received site-specific safety induction
instruction.

3. Appointment of a safety officer.

4. Safemeans of access to and egress from site are provided and maintained.
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To negate any potential impacts during construction stage, a Dust Management Plan will be
implemented. In addition, the site will be securely fenced off from adjacent properties, public
footpaths and roads.

Chapter 15 notes that a large proportion of construction workers are anticipated to arrive in
shared transport and car sharing will be encouraged, therefore reducing the quantum of
vehicles arriving at the site during construction.

The promotion of sustainable modes of transport from the site during the operational stage
will significantly mitigate against any potential impacts that may arise on traffic in the area.
Please see Chapter 15 (Transportation) which details the proposed development further in
relation to potential traffic impacts and mitigation measures such as the implementation of
a Parking Management Strategy, Mobility Management Plan, provision of ample cycle parking,
junction enhancements and promotion of car sharing. We note that the scheme has been
designed in line with the Design Manual for Urban Roads and Streets.

Chapter 11 fully assesses the potential impact of the development on water-hydrology and
sets out measures to ensure that the potential impacts do not occur on water and hydrology
and ultimately there is anticipated to be no impact on population and human health in this
regard. Mitigation measures include implementation of the PCMP and Outline CEMP during
construction and SuDs measures will be implemented for the operation stage of the
development.

In relation to air quality and climate, there may be potential for impacts on human health such
as dust emissions during construction stage. A Dust Management Plan has been created and
will be implemented to minimise such emissions. The Dust Management Plan is submitted
along with this EIAR.

In relation to noise and vibration, in the short term the local area will be impacted during the
construction period due the influx of construction traffic, noise, vibrations and dust. However,
we note that these impacts are temporary and are generally associated with all new
developments in residential areas. Mitigation measures include selection of quiet plant, noise
control at source, screening, liaison with the public and monitoring.

The impacts on the population and human beings in relation to landscape and visual impact
are fully assessed in Chapter g. The chapter notes that potential visual impacts during the
construction phase are related to site set up (hoarding, construction compound etc.),
demolition and site clearance, site services installation, construction of new buildings, frames
and envelopes, interior fit-out of buildings and external works (landscaping, streetscape,
boundary works etc). However, Chapter g notes that any moderate and negative effects on
the townscape in the immediate vicinity of the site would be temporary, reducing in
significance with distance from the site. Chapter g concludes that significant townscape
benefits would be achieved as a result of the proposed development such as place
identification, improved legibility and introduction of buildings of high design and material
quality. The assessment concludes that the townscape effects are predicted to be positive.

Chapter 14 of this EIAR (Material Assets - Waste Management) sets out that a carefully
planned approach to waste management and adherence to the project specific Resource &
Waste Management Plan (RWMP - Appendix 14.1) will ensure appropriate management of
waste and avoid any negative impacts on the local population.
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Chapter 8 further notes that there will be an interaction between bicdiversity and population
and human health as there will be provision of lighting to provide a safe outdeor realm for
residents which, without mitigation, could impact on nocturnal species, particularly on bats.
Mitigation measures proposed include the provision of a dark corridor with restricted lighting
in the core and buffer zones as appropriate, and a lighting design minimising impact on bats
and another nocturnal animals, ensuring suitable commuting and foraging habitat is
maintained.

The open space within the site will provide amenity areas for residents, including play areas,
fitness areas and benches. This will involve thinning of trees within the woodland which,
without mitigation, could impact on wildlife in the area for which the woodland provides
cover and foraging ground. Mitigation measures involve planting native shrubs in the
understory which will enhance the woodland structure and planting of 196 No. new trees
across the site. These measures will provide habitat for wildlife to safely commute and
nesting/feed opportunity for birds.

In relation to Microclimate-Wind, Chapter 17 outlines specific mitigation measures that have
been incorporated into the proposed design to prevent excessive wind speeds during the
operational phase of the development. The proposed development has been designed to
have acceptable pedestrian wind comfort conditions during the operaticnal phase. It is
expected the wind microclimate will gradually adjust from the existing conditions to the final
modelled scenario as construction progress develops. However, measures outlined in
Chapter 17 (such as landscaping and solid balustrades to balconies on Floors 5 to g of Block
A1) will need to be implemented before completion to ensure comfortable conditions once
the proposed development becomes cperational.
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ARCHAEOLOGICAL AND CULTURAL HERITAGE

An archaeological, architectural and cultural heritage study was undertaken at the subject
site in order to identify and record the location, nature and dimensions of any archaeological
or cultural heritage features, fabric or artefacts that may be impacted by the proposed works.
This assessment included a desk-based study and site walkover survey. The desktop study
collated data from the Record of Monuments and Places (RMP), the Topographical files of
the National Museum of Ireland (NMI), cartographic sources, aerial photography,
documentary research and relevant on-line databases. In addition to the desktop assessment
and site inspection, geophysical survey and test excavation assisted in providing an
understanding of the receiving archaeological and cultural heritage environment and
potential. The site is large in scale, occupying an area of c. 4.26 Ha./4.74 Ha.
(developable/total application site) on the southern fringe of Dublin City. While no potential
archaeological sites or features were recorded within the subject site, human skeletal
remains have been recorded adjacent to the SW site boundary in the Topographical files of
the NMI. Consequently, there remains moderate potential for the survival of buried
archaeological remains at the site.

Potential Impacts

The proposed development will involve considerable ground disturbance works across the
subject site including excavations and other groundworks (e.g. provision of access roads and
service trenches), movement of machines and storage of material in sensitive areas. In the
absence of the mitigation measures described below, significant impacts on potential buried
archaeological remains at the site would be direct, negative and permanent.

Mitigation

Mitigation measures shall be undertaken as directed by the DHLGH in compliance with
national policy guidelines and statutory provisions for the protection of archaeology and
cultural heritage.

Mitigation. All ground disturbance works across the development site will be monitored by
a suitably qualified archaeologist. Inthe event that archaeological material is recorded during
monitoring, further discussion/consultation with the DHLGH will be sought in order to
ascertain the appropriate treatment (i.e. preservation by record/preservation in situ) of any
additional archaeological remains. Should the DHLGH recommend preservation by

record/full archaeological excavation, this work will be undertaken under the appropriate
licence.

Should archaeological sites or features be recorded during monitoring of groundworks as per
Recommended Mitigation Measure 1, further discussion/consultation with the DHLGH will
be sought to ascertain the appropriate treatment (i.e. preservation by record/preservation in
situ) of any additional archaeological remains.
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ARCHITECTURAL HERITAGE

The proposed development site is occupied by a large-scale institutional building range,
largely vacant since November 2019 on departure of its long-term occupant, the Jesuit
Community. The existing building group ranges in origin from the late-18" century through
to the mid-20th century, none of which are protected structures or included in the National
Inventory of Architectural Heritage. There are protected structures in the vicinity of the
development site, most notably those fronting onto Sandford and Clonskeagh Roads, and to
the southeast fronting on Milltown Road. The Belmont Avenue/Mount Eden Road & Environs
Architectural Conservation Area is positioned northeast of the subject site.

Chapter 7 of the EIAR identifies buildings and other features of heritage significance within
and in the environs of the development site. It has recorded all building fabric on the site and
qualifies the significance of each building to inform a viable strategy of purposeful retention
and adaptive re-use. Baseline assessments have led to the intended retention of two
buildings within the grouping, a chapel and a former residential building (Tabor House), both
dating from the late 1gth century. It is proposed to demolish all other structures on the site.

The chapter reviews aspects of change arising from the physical, visual or morphological
impacts on architectural and cultural heritage, as a consequence of the proposed
development, using a number of resources including the Record of Monuments and Places,
the Dublin City Development Plan, cartographic and documentary sources and visual
inspections of the building fabric.

It examines existing inter-relationships between the buildings and their singular and
collective interactions with architectural heritage in the vicinity of the site, assessing
potential impacts from the site’s proposed development for their respective fabric, character
and setting.

The enclosing boundary wall has an inherent historical character, contributing to the
character of the area. Proposals to introduce additional entrances within this wall will
improve the visual and physical permeability of the site, whilst considerable, are predicted as
maintaining an essence of that character.

The development of a suite of residential blocks enclosing the retained structures and set
within the extant parkland has been assessed in terms of visual impact, in the interest of
maintained integrity of the retained structures and also with regard to morphological
changes to the urban setting of protected fabric in the vicinity.

The assessment takes into account the proximity of the designated Architectural
Conservation Area to the north of the development site and reviews potential impacts the
development may present for its character.

Ameliorative measures are proposed where necessary to safeguard features of interest. In
order to protect the sylvan nature of the boundary and to buffer the visual impact of the
proposed development, protection of mature specimen trees and supplementary planting
within the enclosure is acknowledged as a key mitigation in the Chapter. The implementation
of other mitigation measures detailed in the Chapter will ensure that the effect during the
construction phase is neutral and imperceptible.
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BIODIVERSITY

The chapter on Biodiversity assessed potential impacts on sensitive receptors within the site
of Milltown Park, Sandford Read, Dublin 6, and its immediate surroundings.

The proposed site is located approximately 2.2km from South Dublin Bay ‘Natura 2000’ or
‘European’sites, namely South Dublin Bay SAC and South Dublin Bay and River Tolka Estuary
SPA, and approximately 6km from the North Dublin Bay European sites, namely North
Dublin Bay SAC and North Bull Island SPA. A further 14 No. European sites occur within the
precautionary Zone of Influence (ZOI) of the proposed development. The potential impacts
on these European sites are discussed further in the Appropriate Assessment (AA) Screening
Report accompanying the application.

Twenty-seven (27 No.) proposed Natural Heritage Areas (pPNHA) were considered to be
within the precautionary ZOI of the proposed development, Grand Canal being the closest
(1.5km distance). These are largely located upstream of the site or lack any potential impact
pathway to the proposed development. The Grand Canal and the Dolphins, Dublin Docks
pPNHA are hydrologically linked to the proposed development via the local stormwater
drainage network and are assessed in this Biodiversity Chapter as a precaution. All other
PNHAs are not anticipated to be significantly impacted by the proposed works due to
distance from the site, their location, or lack of impact pathways. Potential impacts to Dublin
Bay Biosphere and Dublin Bay Ramsar sites were alsc considered.

Other habitats and species identified at the site which could be impacted by the proposed
works include mixed broadleaved/conifer woodland, treelines, small sections of low-quality
hedgerow, scrub, grassland and buildings; as foraging/roosting/nesting habitat for terrestrial
mammals, bats, breeding birds and wintering birds.

Following assessment, potential impacts identified at site to local level include:

* Physical damage to retained vegetation during removal of vegetation.

General loss of some vegetated habitats at the Site.

Loss of foraging habitat for terrestrial mammals.

Entrapment or injury to mammals during the construction works.

Loss of foraging and commuting habitat and potential roosts for bats.

Lighting during hours of darkness would reduce the quality of foraging and roosting
habitat for bats and small nocturnal mammals.

* Lossof nesting habitats for birds.

Mitigation measures during vegetation removal include timing of clearance to minimise
impacts to nesting birds and small mammals and the protection of retained vegetation e.qg,,
tree protection measures etc. Regeneration of young trees is safeguarded by retaining
young/early mature trees of high quality. Vegetation will be cleared on a rotational basis with
scrubby patches along the margins of the site to left to provide nesting and cover for birds
and mammals, including Hedgehog.

The woodland along the north and east boundary will be largely retained thus securing
habitat for terrestrial mammals and bats using the site. There will be removal of low-quality
trees and other treesto enable the development footprint, as well as some understorey scrub
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in these areas. However the planting of native trees, scrub and ground cover vegetation will
replace the removed vegetation, some of which is non-native (e.g., Snowberry).

Further mitigation for bats includes further examination by an experienced bat specialist of
trees priortofelling and buildings prior to demolition/renovation. A re-assessment of the roof
space of the buildings destined for demolition/renovation will be carried out before any such
works begin. Bat boxes will be installed on a number of mature trees in the woedland. The
lighting on site is designed to reduce the impact on bats and other nocturnal mammals.

The site is considered to be of local importance for breeding birds, given the presence of
woodland and scrub. Jackdaw and Herring Gull were identified to nest on the roof of some of
the buildings. Removal of trees and scrub will take place outside of the bird nesting season
(March to August inclusive). Demolition or reroofing of buildings must take place outside of
the bird nesting season (March to August inclusive). Works should take place outside of the
bird nesting season or the chimneys should be bird proofed by a specialist contractoer prior to
nest building/egg laying and a new breeding bird survey by a qualified ecologist should take
place before any demolition works starts.

Mammal protection will be considered during the construction works, with means of escape
from trenches/excavations provided each night e.g., ramps or planks of wood. All pipes will
be capped and plastic sheeting/netting disposed off carefully to prevent entrapment/injury.

Ecological enhancement measures are incorporated in the scheme and detailed in a
Biodiversity Enhancement Plan (BEP) prepared and submitted with the application as a
separate document. Enhancement measures include: planting of native scrub as ground
cover in the woodland, which will provide habitat and cover for mammals and birds using the
site, and strengthen the woodlands function as a connecting habitat for wildlife in the wider
area; and the management of the existing and new woodland understorey areas along the
outer margins of the site in a way that maximizes the ecological value they provide at the site,
through a low-intervention management approach. Further enhancements include planting
of native wildflower meadows, installing insect hotels to provide habitat for solitary bees, bird
boxes to replace lost habitat, swift bricks within the apartment block designs for swifts, bat
boxes and log piles located throughout the wilder sections of the site.

In conclusion, it is considered that through the implementation of appropriate mitigation and

enhancement, the proposed development is not predicted to have a significant impact on the
species and habitats present.
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9.0 LANDSCAPE AND VISUAL IMPACT
9.1 Receiving Environment

The principal development site (hereafter referred to as the site) is a c. 4.26 ha. land parcel
formerly a part of the Milltown Park Jesuit Centre. It is comprised of two main parts:

e A complex of buildings (Milltown Park House, the ‘Extension’, Tabor House, the
Chapel, Finlay Wing and the Archive) in the southern part of the site near the
existing Milltown Park entrance off Milltown Road;

e A large area of parkland character, through which an access road leads from
Sandford Road to the buildings. This area includes grassland fields, a hard
standing area, and - most significantly - a broad belt of mature woodland inside
the east and north boundaries (along Milltown Road and Sandford Road
respectively). There is also a line of mature trees inside the north boundary
(shared with the neighbouring estate, Norwood Park), and a line of maturing trees
inside the west boundary (shared with a row of houses fronting Cherryfield
Avenue).

A notable feature of the site is the tall (2m+) boundary wall along the north and east
boundaries. The wall is of cement render along Sandford Road and a combination of
cement render and exposed stone along Milltown Road. The character and presence of the
site in the townscape are largely determined by the woodland belt and the boundary wall.
Even in winter with the trees out of leaf, these screen most of the interior of the site from
view from the surrounding roads and properties.

The character of the site environs is mixed, with a distinct difference between the
townscapes of the Sandford Road area to the north and the Milltown Road area to the east
and south. The elements and areas of greatest sensitivity to change include:

e Belmont Avenue Architectural Conservation Area;

e Sandford Road, Clonskeagh Road, Eglinton Road and Cherryfield Avenue
Residential Conservation Areas;

e Norwocd Park, a more recently developed estate enclosed by the site to the east
and south, also zoned Residential Conservation areg;

e The protected structures in close proximity to the site, including 132, 134, 136, 138
Sandford Road, and the western end of St James's Terrace on Clonskeagh Road;

e The historic buildings on the site;

e The mature trees/woodland on the site.

Balancing the area’s sensitivities, there are also indications of some capacity for change,
which are given heightened importance by compact growth policy. These include:

e Milltown Road character area: This townscape corridor is characterised by (a) a
wide variety of plot and building typologies, scale and architecture with a large
proportion of modern development including mid-high density residential
schemes, and (b) infill development on previously institutional lands. The site has
a greater presence in the Milltown Road area than it does in the Sandford Road
areg;

e Location at a key junction: The junction funnels traffic from three urban cores, i.e.
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