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Our Case Number: ABP-317121-23 e

Planning Authority Reference Numberr- L An

Your Reference: O'Scanaill Veterinary Surgeons Bord ,
Pleanala

Hughes Planning

85 Merrion Square South
Dublin 2

D02 FX60

Date: 20 September 2023

Re: BusConnects Swords to City Centre Bus Corridor Scheme
Swords to Dublin City Centre

Dear Sir / Madam,

An Bord Pleanala has received your recent subrnission in relation to the above-mentioned proposed
road development and will take it into consideration in its determination of the matter.

Please be advised that landowners listed on the Compulsory Purchase Order schedule associated
with this application are not required to pay the €50 fee associated with this case. As your client is
listed as a landowner, a refund of €50 will issue under separate cover.

Please note that the proposed road development shall not be carried out unless the Board has
approved it or approved it with modifications.

The Board has also received an application for confirmation of a compulsory purchase order which
relates to this proposed road development. The Board has absolute discretion to hold an oral hearing
in respect of any application before it, in accordance with section 218 of the Planning and
Development Act 2000, as amended. Accordingly, the Board will inform you in due course on this
matter.The Board shall also make a decision on both applications at the same time.

If you have any queries in relation to this matter please contact the undersigned officer of the Board at
laps@pleanala.ie

Please quote the above-mentioned An Bord Pleanala reference number in any correspondence or
telephone contact with the Board.

Yours faithfully,

W) (1,
Sarah Caulfield
Executive Officer
Direct Line: 01-8737287

HAQ2A
Teil Tel (01) 858 8100
Glao Aitidil LoCall 1880275175
Facs Fax (01) 872 2684 64 Sraid Maoilbhride 64 Marlborough Street
Laithredn Gréasain Website www.pleanala.ie Baile Atha Cliath 1 Dublin 1
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Planning Submission 12" September 2023

1.0 Introduction

Hughes Planning and Development Consultants, 85 Merrion Square, Dublin 2, have been instructed by
our client, O’Scanaill Veterinary Surgeons, to make a submission in respect of the Swords to City Centre
Core Bus Corridor Scheme currently being planned by the Nationai Transport Autharity (NTA).

This submission, which is accompanied by the relevant submission fee (€50), is made in response to a
public notice, available at https://swordsscheme.ie/, inviting submissions, up untjl 12t September 2023,
as part of a public consuitation process on the route corridor (Ref. No. 317121). The purpose of this
submission is to cutline our ciient's concern to the intended route option.

We note the map which presents the location of the route corridor options as presented in Figure 1.0,
below,

ximate location of Subject Site
= Bo=r = ~ ‘;ﬁ-
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Figure 1.0 Extracts from the proposed scheme boundary illustrating the location of our client's site
(blue outline) relative to the intended route option.
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2.0  Subject Site

The site to which this submission pertains is located to the immediate south of the Pinnockhill
Roundabout to which it is accessed from directly. The site also presents an extent of road frontage to
the R125 along its eastern boundary.

The site's boundaries are comprised of dense vegetation behind a low-level wooden fence.
Notwithstanding the dense nature of the vegetation which separates the site from the surrounding road
network, the position of the site and the level of traffic utilising the roundabout results in near-constant
background noise generated by vehicular traffic on this roadway.

The site is occupied by 2 no. buildings from which the O'Scanaill Veterinary Hospital has operated from
since 2001 whilst this family business has been located at this site for in excess of 70 no. years. It is
noted that the number of registers clients from 2022-2023 amounts to 7,213.

Figure 2.0 Street-view image of the subject site illustrating the context of the site relative to the
Pinnock Hill Roundabout.

Figure 3.0 Aerial image illustrating the immediate locational context of the subject site (indicative
red outline).
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3.0 Bus Connects Proposal Relative to Subject Site

As per the documentation available at https://swordsscheme.ie/, the Swords to City Centre Core Bus
Corridor Scheme will have a significant impact upon our client's site as follows:

1. Significant extent of land acquisitioned for temporary use;
2. Significant extent of land acquisitioned (on permanent basis) for delivery of new slip road; and.
3. Construction of new bus lane, cycle lane and bus stop to the immediate north of the site.

Further to the above, the scheme will also provide for a significant revision of existing boundary
treatments/planting between the subject site and the adjoining road network along its northern and
eastern boundaries.
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Figure 4.0 Extracts from Sheet 01 of the General Arrangement drawing illustrating the proposed
works refative to our client's site (purple fill).

4.0 Impact of Bus Connects Proposal on Subject Site

Having regard for the nature of the proposed works and the proximity of these works to our client's site,
we would consider the Swords to City Centre Core Bus Corridor Scheme to present direct impacts to
the commercial viability of our client's business through compromising the accessibility of the site and,
given the sensitive nature of the commercial operation, compromising the standard of healthcare which
can be offered by our client to the animals of their customers. The following sections of this report will
expand upon the impacts which wilf occur as a result of the aforementioned scheme.

41 Revised Access

As detailed on the general arrangement drawings, the subject scheme will compromise the accessibility
of the site through the omission of 1 no. of the 2 no. longstanding vehicular access points to the site.
The removal of a vehicular access point to the site is considered a critical impact of the subject scheme
given the fact that only a handful of local customers travel to the facility by foot with no customers
travelling by public transport as can be expected given the nature of the facility. The subject facility has
enjoyed access through these lands since the inception of the practice, and all investment and spatial
planning of their facility to date have relied on this access.

Swords to City Centre Core Bus Corridar Scheme 4



Planning Submission 12" September 2023

The proposed revision to the existing access arrangement will compromise the ability of HGVs to enter
the site and transport larger animals for veterinary care. Consequently, our client is deeply concerned
about the future success of their business and the potential ripple effects it may have,

Completely removing one of the existing access points poses a significant threat to our client’s business
continuity. This action has the potential to “extinguish” their business altogether, making it an
unacceptable situation which needs to be addressed as this stage.

4.2 Loss of Vehicular Parking

Itis noted that the existing facility has only 23 no. vehicular parking spaces with these spaces routinely
occupied at full capacity over the course of a typical working day. it is considered that the works
Hiustrated on the general arrangement drawings will result in the loss of 6 no. vehicular parking spaces
and, more importantly, it will require all vehicles to perform excessive reverse manoeuvres, creating a
traffic hazard. Our client is deeply concerned about the safety of their clients and the potential knock-
on effects it may have on their insurance premiums.

4.3 Construction Stage Impacts

The construction works described in the available documentation are projected to last for a duration of
several years. These works are expected to generate significant noise, dust, and further restrictions on
access. It is important to note that a large proportion of our client's customers rely on our support for
their equine animals, and horses specifically require calm and tranquil environments.

5.0 Mitigation & Compensation

Having regard, for the identified issues which will compromise the accessibility of our client's property
at Pinnockhill, it is considered reasonable that the National Transport Authority (NTA) engage directly
with our client in relation to identifying appropriate mitigation measures to ensure the adequate
protection of residential amenity at this location. In the absence of comprehensive mitigation measures
to prevent undue visual, vibrations, lighting and noise impacts arising as a result of the subject scheme,
our client would seek compensation to offset potential impacts to the monetary value of their property.

6.0 Conclusion

[n conclusion, the undue visual impact, the vibrations, the significant increase in noise pollution and
light pollution when combined ail clearly render the Swords to City Centre Core Bus Corridor Scheme
as incompliant with the proper planning and sustainable development of the area as it relates to our
client's commercial business at Pinnockhill. It is considered, for the above reasoning, that the subject
scheme will be detrimental to the accessibility of our client's commercial premises, will unduly
compromise the standard of healthcare which can be provided to the animals of our client's customers
and will directly affect the value and viability of the extant and longstanding family business on site.

In this regard, we would herein confirm our client’s willingness to engage with the National Transport
Authority (NTA) to identify suitable mitigation measures to ensure the adequate protection of residential
amenity at this location. In the absence of comprehensive mitigation measures, it is considered
reasonable that appropriate compensation be afforded to our client. It is requested that the NTA have
due regard for the Impact Report prepared by TENT Engineering which is contained within Appendix A
of this report in its assessment of this submission.

We trust that the Board will have regard to the contents of this submission in relation to the wider public
consultation process on the Swords to City Centre Core Bus Corridor Scheme.

Kevin Hughes MIPI MRTPI
Director for HPDC Lid.
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Appendix A Impact Report prepared by TENT Engineering
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Fig 3.4 - Autotracking showing the proposed situation and the impact on the car parking
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Fig 4.1 - Autotracking showing impact on the car parking durlng construction stage
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