Poolbeg Planning Scheme EIS

17.0

February 2009

EFFECT ON THE ENVIRONMENT: MATERIAL ASSETS – RETAIL
IMPACT.

17.1

Introduction.

17.1.1

The Retail Impact Assessment (RIA) is prepared by Declan Brassil & Company Limited
in support of the retail components of the Section 25 Planning Scheme for the Poolbeg
Peninsula as part of the EIS.

17.1.2
17.1.2.1

Context for the RIA
Section 4.6 of the 2008 Dublin Docklands Master Plan provides the retail planning objectives and
policies for Docklands over the period 2008 – 2013. It identifies the existing and emerging retail
hierarchy in Docklands and provides a review of retail centres that have been developed or where
development is underway or permitted. From the review, the Master Plan states the following:
‘Whilst North Docks will certainly benefit from the additional retail provision of the Point Village,
the South Docks is significantly under-supplied with retail outlets, although it does account for the
majority of such units in the planning pipeline. It is considered that the lack of adequate shopping
facilities in the area would discourage families from living in the Docklands.

17.1.2.2

To enable the retail needs of the Planning Scheme Area to be met, Policy LU49 of the Master Plan
states:
‘Require an appropriate provision of supporting retail facilities to be developed in the Poolbeg
area up to Level 3: District Centre in accordance with the ‘Retail Planning Strategy for the Greater
Dublin Area 2008 – 2016’, which are to be well served by public transport and undertaken in
tandem with the rollout of development, in order to serve the new residential and workforce
populations, and the surrounding area. The scale, location and appropriate phasing of the retail
facilities are to be identified within the Section 25 Planning Scheme for Poolbeg, having regard to
the ‘DoEHLG Retail Planning Guidelines, the Retail Planning Strategy for the Greater Dublin
Area 2008 – 2016’ and the Dublin City Development Plan.’

17.1.2.3

To meet the requirements of Policy LU49 of the Master Plan, the DDDA commissioned DTZ, in
association with its sister company DTZ Sherry FitzGerald, to prepare a Draft Poolbeg Peninsula
Retail Strategy. The Draft Retail Strategy was completed in June 2008. The objective and outputs of
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the Draft Retail Strategy were to inform the preparation of the Planning Scheme in respect of the
location, quantum and quality of retail floorspace that was appropriate to serve the Poolbeg
Peninsula and its wider catchment area. It will also inform the Authority’s inputs in respect of the
Poolbeg Peninsula Planning Scheme Area to the retail components of the review and update of the
City Development Plan which is currently underway. The Draft Retail Strategy confirmed the
specific objective of Policy LU49 of the Master Plan that the Poolbeg Area required a District
Centre level provision to meet the needs of the existing and growing residential and working
population. In addition, the Draft Retail Strategy also identified the potential for a
Neighbourhood/Local Centre. The details of each level of provision are provided later in the RIA.
17.1.2.4

As the level of new floorspace proposed in the Planning Scheme would be considered significant
under the Department of the Environment, Heritage and Local Government (DoEHLG) 2005 Retail
Planning Guidelines for Planning Authorities (RPG) and the Dublin and Mid East Regional
Authorities (the Regional Authorities) 2008 Retail Strategy for the Greater Dublin Area (2008
GDA Retail Strategy) guidelines and advice , in accord with the requirements of the 2008 Master
Plan, a RIA is required to assess the retail impact of the Draft Planning Scheme. The purpose of the
RIA is to establish: the capacity of the Draft Planning Scheme Area and its catchment area for the
additional retail floorspace proposed in the Draft Planning Scheme; its consistency with national,
regional and local retail planning policy frameworks; and, that the retail components of the
Planning Scheme will have no adverse impact on the vitality and viability of existing centres within
or adjacent to its catchment area.

17.1.3

Strategic Context for Retail Proposals

17.1.3.1

The RIA will provide a detailed analysis of the strategic need for the retail components of the Draft
Planning Scheme and demonstrate that the Poolbeg Peninsula Retail Strategy is consistent with
national, regional and local planning policy frameworks. It is, however, important in the
introduction to the RIA to highlight key factors and considerations in respect to the retail planning
policy framework that prevails and the issues that require to be addressed to ensure that retail needs
are met in a way that is ‘efficient, equitable and sustainable’.

17.1.3.2

Strategic Location
Figure 17.1 illustrates the strategic location of the Poolbeg Peninsula Planning Scheme Area in the
context of the wider Docklands Master Plan Area and the current and emerging retail hierarchy
covering the Area. It identifies Poolbeg is located in the south east quarter of the Master Plan Area.
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Planning Scheme Area Location

Source: DBCL

Emerging Retail Planning Framework
The recognition in the Master Plan that the Poolbeg Area requires up to District Centre level retail
provision is of considerable importance in respect of the wider context of the Docklands Retail
Hierarchy. This is established not only in Policy LU49 of the Master Plan but also in Figure 4.1 of
the Plan which specifically identifies the proposed Poolbeg District Centre in the emerging
Docklands Retail Hierarchy. This is illustrated in Figure 17.1 above.

17.1.3.4

At the same time that the Master Plan and the Poolbeg Peninsula Planning Scheme were being
prepared, the Regional Authorities commissioned a review and update of the 2001 GDA Retail
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Strategy. A Draft 2008 GDA Retail Strategy was put on public display in May 2008. A submission
on the Draft Strategy was prepared on behalf of the Authority by DTZ which sought that the Point
Village and Poolbeg be designated as ‘Twin District Centres’ in the emerging GDA Retail
Hierarchy. This submission was made to the Regional Authorities in June 2008.
17.1.3.5

The GDA Retail Strategy was published in July 2008. It confirms that both the Point Village and
Poolbeg are designated as Level 3 District Centres in the GDA Retail Hierarchy. This, and Master
Plan Policy LU49, is a key and critical endorsement in respect of the retail planning strategy
proposed in the Draft Poolbeg Planning Scheme that requires to be given considerable weight
in the determination of the Section 25 Certificate application.

17.1.3.6

Meeting Retail Needs
At the outset of the RIA, it is important to understand the context within which the proposed retail
components of the Planning Scheme sit, particularly in respect of the issue of need. It has already
been highlighted that the Master Plan recognises the deficiencies in retail provision in Docklands
south of the River Liffey. Below, we summarise the headline quantitative and qualitative factors
and issues that support the need for the significant existing and emerging deficiencies in retail
provision being redressed:
I.

Meeting the needs of the residential and working population in a sustainable way. The
estimated residential and working population in the designated Docklands Master Plan
Area is projected to grow at least 40,000 and 80,000 respectively over the twenty five year
period of the Draft Planning Scheme;

II.

Meeting the needs of the emerging Draft Poolbeg Peninsula Planning Scheme’s residential
and working population in a sustainable way. The combined residential and working
population of the Area is projected to grow to 26,100 over the timescale of the Planning
Scheme;

III.

Securing greater physical, social and economic integration with the immediate wider
hinterland of the Docklands and planned Poolbeg Peninsula Planning Scheme Area and
the City as a whole to ensure that the significant existing and emerging social, economic
and environmental potential is maximised to the benefit of current and future generations in
a way that is in the interests of the proper planning and sustainable development of the
area;
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The deficit in strategic retail provision in the south east quadrant of the City which is
resulting in leakage of nearly 36% of residents’ convenience expenditure and 85% of
comparison expenditure to outside of the area – this is not either sustainable or desirable in
terms of meeting needs and resultant trip generation, particularly in respect of the less
mobile and disadvantaged sectors of the community; and

V.

The concern identified in the 2008 Master Plan that the lack of shopping facilities will
serve to discourage families from living in Docklands.

17.1.3.7

In response to the above, it is the objective of the Authority to realise the mixed use regeneration of
the Poolbeg Peninsula that will result in the sustainable development of the Planning Scheme Area
with improved public transport infrastructure and services being a key component in the
development strategy. An important factor in the equation is ensuring that the retail, leisure,
services and community needs of people living, working and visiting the area and its hinterland are
met in a sustainable way. This has been achieved or is underway in the remainder of the Docklands
Master Plan Area through:
•

Strategic level provision in the Point Village District Centre which is currently under
construction

•

Local Neighbourhood Centre provision in Mayor Street, Mayor Square, Station Square, Grand
Canal Square and Hanover Quay.

17.1.3.8

The retail hierarchy that has been established in the Docklands Master Plan Area responds to the
significant residential and working populations that are established and are continuing to grow. The
Draft Poolbeg Peninsula Retail Strategy, that underpins the proposed retail components of the Draft
Planning Scheme, seeks to replicate and extend the strategic retail planning framework which has
been achieved and is wholly consistent with the retail objectives of the Master Plan.

17.1.3.9

Providing a Catalyst for Regeneration
The Draft Planning Scheme serves to establish strategic principles to provide clear guidance on
what the planning parameters of the different components of the mixed use regeneration strategy
are. It covers an extensive timescale and must provide sufficient flexibility to be responsive to the
dynamics of the economy and different sectors of the property market.

17.1.3.10 The Master Plan recognises that in view of the likely living and working population in the Poolbeg
Area, there is a need for an appropriate quantum of supporting retail floorspace to serve South
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Docklands and Poolbeg and, in particular, these facilities are needed to encourage families to live in
the Area. The importance of this requires to be taken forward in the consideration of market
dynamics and the role that the District Centre can and will play in providing the catalyst for
regeneration.
17.1.3.11 From around the City, GDA and wider country, experience demonstrates that mixed use strategies
are prerequisites to ensuring that an area is attractive for living, working, leisure and investing in.
The early delivery of the main components of the District Centre is, therefore, an essential
requirement in this equation if the Planning Scheme Area is to attract investors, a new residential
population, employers and workers. This is a key principle even in a buoyant economy and has
much greater weight in a period of economic slowdown.
17.1.3.12 The requirement to deliver a District Centre seeks not only to meet the strategic retail and services
needs of the Poolbeg Peninsula but also to provide the catalyst and profile for the regeneration of
the area. Additionally and importantly, the development of a District Centre in the Draft Planning
Scheme Area will harness this potential and reinforce the delivery of public transport, and other
strategic and local transport and services infrastructure, while creating linkage with the broader
hinterland by addressing existing service deficiencies in the south east of the City. This is wholly
consistent with the principles of sustainable development.
17.1.4

Proposed Retail Components of Planning Scheme

17.1.4.1

The Draft Poolbeg Peninsula Retail Strategy confirmed the Master Plan’s identification of the need
for up to District Centre level of retail provision to serve the Draft Planning Scheme Area and its
wider hinterland. It also identified the potential need for more local level retail and services
provision in the Area.

17.1.5

Strategic Principles

17.1.5.1

The key principles underpinning the Poolbeg Peninsula Retail Strategy can be summarised as:
I.

District Centre: if the strategic retail needs of the Poolbeg Peninsula, South Docks and
south east quadrant of the City are to be best met and the interface between the old, new
and emerging areas delivered then the optimum location for a District Centre is Zone 1, the
former Irish Glass Bottle Site and adjacent Fabrizia lands. The critical mass of retail and
other floorspace that these lands can accommodate provides the basis for the creation of a
vibrant and viable new urban quarter which has its own character and identity founded on a
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street based District Centre. It will predominantly have the characteristics of a District
Centre as prescribed in the RPG and 2008 GDA Retail Strategy rather than being a higher
level shopping centre in the City and GDA retail hierarchies.
Given the street based design of the District Centre, its delivery will be in two stages, the
majority of which will be over the period to 2018 and the remainder post 2018. This
responds to the phasing of the other components of the mixed use regeneration strategy for
Development Zone 1 which is anticipated to extend beyond 2018 in their delivery. As such,
Stage 1 of the District Centre provides the basis of the Strategic RIA underpinning the
Draft Planning Scheme for the Poolbeg Peninsula;
II.

Neighbourhood/Local Centre: the nature, scale and location of the other Development
Zones, combined with the strategy of delivering a District Centre, determine that on the
whole there is limited potential for additional local shopping and services provision. This
reflects what is realistic and realisable based on experience from around the City and the
GDA and, thus, to ensure that space is not planned for that will not be taken up. The only
zone where there may be potential for a Neighbourhood/Local Centre is Development Zone
3; and

III.

Pigeon House Dock: the Draft Retail Strategy examined the potential for retail floorspace
in Development Zone 4 – the Pigeon House Dock. It was concluded that the area had long
term potential for commercial leisure and tourism/cultural development which may include
limited speciality and corner shop convenience shopping. As the timescale is beyond the
assessment period adopted in the Strategic RIA – up to 2018, this potential is not
incorporated in the appraisal.

The proposed locations for the District and Neighbourhood/Local Centre components of the Draft
Retail Strategy are broadly identified in Figure 17.2. The precise locations of the different
components of the centres are not prescribed in the Draft Planning Scheme as these will be
determined in detailed planning applications.
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Draft Planning Scheme Boundaries and Location of Centres

Source: DBCL 2008
Note: District Centre and Local Centre/ Neighbourhood Centre locations are indicative only.
17.1.6

Retail Mix and Principles

17.1.6.1

The Draft Planning Scheme serves to set out strategic principles to provide clear guidance on what
the planning parameters of the different components of the mixed use regeneration strategy are. It
covers an extensive timescale and, therefore, requires to provide sufficient flexibility to be
responsive to the dynamics of the economy and different sectors of the economy over this period.
Reflecting this principle, the RIA is based on what would be termed the Optimum Retail Strategy
for the Draft Planning Scheme Area based on current and predicted economic and market trends.

17.1.6.2

The detail of what is built out and delivered will be the subject of detailed planning applications and
supporting RIA. As has been set down above, the objective is to deliver a District Centre and not a
new out of centre shopping centre. However, it is important to highlight that the quantum of net
retail floorspace – 20,000m² – cannot be delivered and be viable unless there is the introduction of
some middle and higher order comparison floorspace. This has been recognised in the permission
granted by the Authority for the Point Village scheme and by Dublin City Council (the City
Council) and other Dublin Region local authorities in development plans and planning consents.
Examples of existing and emerging Metropolitan Area Level 3 District Centres outside of
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Docklands that demonstrate the acceptance of this principle include: Ballsbridge, Ballymun and
Northside (Dublin City); Blackrock, Cherrywood and Stillorgan (Dun Laoghaire-Rathdown); and,
Adamstown and Clonburris (South Dublin).
17.1.6.3

Founded on these factors and considerations, the envisaged retail mix and components of the
District Centre and the Development Zone 3 Neighbourhood/Local Centre have been derived and
provide the basis of what is essentially a Strategic RIA. These are summarised below.

17.1.6.4

District Centre
Consistent with the advice in the RPG and 2008 GDA Retail Strategy on the likely size that District
Centres in the Dublin area will be, the Draft Poolbeg Peninsula Planning Scheme Area and its wider
hinterland require to be served by a District Centre of up to 20,000m² net of retail floorspace with a
range and quantum of additional non retail services floorspace. Non retail services floorspace
include banks, beauticians, building societies, crèches, dry cleaners, fitness and health, hairdressers,
sandwich shops and commercial leisure floorspace – cafes, public houses and restaurants. The
critical mass of the District Centre’s net retail floorspace (15,500m²) will be delivered in Stage 1 –
the period to 2018, with the residual (4,500m²) in Stage 2.
As described in the Draft Planning Scheme, the design concept for the District Centre is that it will
be street based. In the interests of the viability and delivery of the District Centre, this should not
preclude a component of mall space in the overall scheme.
To ensure that the District Centre is viable and attracts a range of other retail floorspace and
services then it needs to be anchored by a superstore. It is envisaged that the anchor convenience
store would have a net floorspace of up to 6,500m2. The anchor requires to be located on or close to
the Sean Moore Road if it is to maximise trips from the wider Poolbeg Peninsula hinterland by foot,
bicycle and public transport and capture the potential of car based passing trade from workers in
Docklands, and particular those in South Docklands. Founded on comparable experience from
elsewhere and market advice provided by DTZ Sherry FitzGerald, the District Centre’s Stage 1
residual floorspace is deemed to comprise the following:
•

Small second convenience anchor – of the order of 1,500m² net that is envisaged to be a
quality or specialist convenience store. This should be located on the Main Street of the
District Centre to encourage footfall along the street between it and the main convenience
anchor – footfall that is necessary to attract supporting convenience and comparison retailers.
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Other retail units – with a total net convenience and comparison floorspace of 2,500m² and
5,000m² respectively. The convenience floorspace could include a discount foodstore of up to
1,500m² net in the mix.

•

Non retail services units – the quantum envisaged is of the order of 6,000m² gross. We
would highlight that non retail services floorspace is not included in capacity assessments
and RIA, only net retail floorspace is.

For the purposes of the Strategic RIA, the Other Retail and Non Retail Services Units are envisaged
to have the following mix:
I.

Small units – up to 200m2 accommodating boutiques, cafes, pharmacies, florists,
delicatessen, dry cleaners, hairdressers/barbers, other health and beauty outlets, phone
shops, sandwich shops and business and financial services;

II.

Medium sized units – up to 500m2 that would facilitate the provision of crèches and
restaurants; and

III.

Large units – up to of the order of 2,000m2 that would accommodate a discount format
convenience store, an anchor bookstore with cafe, a range of restaurants, bars and health
and leisure facilities.

17.1.6.5

Neighbourhood/Local Centre
The District Centre will generally meet the main food, top up shopping and non retail services
needs of the Planning Scheme Area and its wider hinterland. However, the Planning Scheme needs
to make provision for more local daily shopping and services needs being met if there is market
interest in delivering this. Founded on our strategic appraisal of potential and experience from
comparable areas, the only zone where this may be viable is Development Zone 3. To accommodate
this potential, up to 1,000m² of net convenience floorspace and 500m² non retail services floorspace
is assumed to be the threshold of what would be sustainable. As this is post 2018, then its
assessment is not incorporated in the Strategic RIA.

17.1.7

Strategic RIA

17.1.7.1

Founded on the above considerations, we have derived a retail profile for the quantum and nature of
retail floorspace that requires to be incorporated in the Strategic RIA. This is set out in Table 17.1
and covers the period to 2018. Stage 2 of the District Centre, and the potential retail components of
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Development Zone 3, will be post 2018. This is beyond the timescale that a RIA would normally be
required, particularly – as will be demonstrated – when the capacity for additional retail floorspace
is not an issue.

Table 17.1
Schedule of Indicative Stage 1 Retail Floor Areas for District Centre (m2)
Component

Floorspace (Net m2 )

Turnover Ratio*

Turnover (€m)

Anchor
Convenience

3,500

14,417

50.46

Comparison

3,000

6,481

19.44

Anchor Sub Total

6,500

69.90

Other Units
Convenience
Small Anchor

1,500

12,975

19.46

Other convenience

2,500

12,254

30.64

Comparison

5,000

6,481

32.40

Other Retail Floorspace Sub
Total

9,000

Non – Retail Services**

6,000

District Centre – Total

21,500

82.50
n/a

n/a
152.41

Source: DBCL 2008
*Turnover ratios applied are those derived for new floorspace across the different retail sectors based on a 2005
Price Year.
**Non Retail Services are excluded from capacity and retail impact assessments.

17.1.7.2

The net retail floorspace applied in the assessment (15,500m²) is 77.5% of the 20,000m² that is
likely to be the size of a District Centre in the Dublin area. For the purposes of the RIA, it is
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envisaged that the residual 4,500m² net retail floorspace will come in later phases of the
implementation of the Planning Scheme, post 2018. The RIA identifies that this additional
floorspace will be able to be accommodated in terms of capacity and without impact emerging as an
issue.
17.1.7.3 The table identifies that the Optimum Retail Strategy for the Planning Scheme Area will comprise
the following quantum of retail floorspace and turnover:
•

A convenience anchored District Centre of 15,500m² net retail floorspace, excluding the
additional 6,000m² of non retail services floorspace, which will generate a turnover of
€152.41m

•

The breakdown of floorspace and turnovers applied in the RIA is 7,500m² of convenience
floorspace with a turnover of €100.56m and 8,000m² of comparison with a turnover of
€51.85m.

17.1.8

Methodology
Submission of the RIA in support of the Planning Scheme is in accordance with the advice provided
in the RPG, the assessment criteria set down in the 2008 GDA Retail Strategy and the 2005 – 2011
Dublin City Development Plan (the City Development Plan) and the requirements of the Master
Plan. All of these planning frameworks require that a RIA should examine the potential retail
impact and cumulative impact of new retail developments on the vitality and viability of existing
centres so that any adverse impacts are identified. The different policy frameworks and their
respective criteria are summarised in the paragraphs that follow.

17.1.8.1

Retail Planning Guidelines for Planning Authorities
The RPG require that a RIA should examine the potential retail impact and cumulative impact of
new retail developments on the vitality and viability of existing centres so that any adverse impacts
are identified. In the submission of evidence relating to retail impact, the following criteria are
required to be addressed and it should be demonstrated whether or not a proposal would:
I.

‘Support the long term strategy for town centres as established in the development plan and not
materially diminish the prospect of attracting private sector investment into one or more towns;
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II. Cause an adverse impact on one or more town centres, either singly or cumulatively
developments or other outstanding planning permissions, sufficient to undermine the quality of
the centre or its role in the economic and social life of the community;
III. Diminish the range of activities that a town centre can support;
IV. Cause an increase in the number of vacant properties in the primary retail area that is likely to
persist in the long term;
V.

Ensure a high standard of access both by public transport, foot and private car so that the
proposal is easily accessible by all sections of society; and

VI. Link effectively with an existing town centre so that there is likely to be commercial synergy.’
In this case, the proposal is taken to be the retail components of the Draft Planning Scheme.
17.1.8.2

Retail Strategy for the Greater Dublin Area
The 2008 – 2016 GDA Retail Strategy sets out a broad range of factors and criteria that require to
be addressed in respect of retail developments. Those relevant to the consideration of the retail
components of the Draft Planning Scheme can be summarised as:
•

Impact and cumulative impact of proposed developments within Council’s administrative
areas and on adjoining areas and the GDA as a whole.

•

Qualitative need is usually defined as a sectoral or geographical gap in the distribution of
facilities or deficiencies in the quality of provision. Issues relating to the range of products
being sold, product quality and price and the overall quality of the shopping environment are
all issues to be taken into consideration. In preparing the qualitative case developers should:
¾

Demonstrate that an appropriate distribution of locations is achieved, subject to the
key objectives of promoting the vitality and viability of town centres and the
application of the Sequential Approach, to improve the accessibility for the benefit of
the whole community

¾

Ensure provision is made by the Local Planning Authority for a range of sites which
genuinely allow choice to meet the needs of the whole community, particularly those
living in deprived areas
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Ensure that retail impacts are addressed in detail as part of this process.

Additional benefits in respect of regeneration and employment do not constitute indicators
for need for additional floorspace. However, they may be a material consideration in the site
selection process. The weight to be given to such factors will depend on local circumstances.

•

If additional sites come available as either extensions or enhancements to existing town
centres, then careful consideration should be given to the potential impact on existing
centres. However, where the potential development of a site will significantly improve the
attraction of a centre, the impact on that centre and other nearby centres will need to be
addressed as part of the application.

•

In assessing retail applications, the sequential test should be applied more stringently
founded on the range of criteria set out in the RPG.

•

A variety of approaches to retail impact assessment have been developed over the years.
However, in assessing the impact, Planning Authorities should consider the impact of the
development on the centre or centres likely to be affected, taking account of:
¾

The extent to which the development would put at risk the planning strategy for the
area and the strategy for a particular centre or network of centres, or alter its role in
the hierarchy of centres

¾

The likely effect on future public or private sector investment needed to safeguard the
vitality and viability of the centre or centres

¾

The likely impact of the proposed development on the trade/turnover and on the
vitality and viability of existing centres within the catchment area of the proposed
development and, where applicable, on the rural economy

¾

Changes to the range of services provided by centres that could be affected

¾

Likely impact on a number of vacant properties in the Core Retail Area

¾

Potential changes to the quality, attractiveness, physical condition and character of
the centre or centres and its role in the economic and social life of the community

¾

(Where relevant) the implications of proposed leisure and entertainment uses for the
evening and night time economy of the centre.
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The level of detail provided in a retail impact assessment should be proportionate to the
scale and nature of the application. They should normally accompany an application where:
¾

The development is located within a Level 3 or other centre, or outside a centre,
where the scheme if completed, would result in an increase of over 2,500m² gross
floor area.

17.1.8.3

Dublin City Development Plan
Founded on the 2001 GDA Retail Strategy’s assessment criteria, Appendix 7 of the Dublin City
Development Plan sets out both general assessment criteria for retail developments and those that
should be addressed in the assessment of the retail impact of a proposal. The latter largely mirrors
the criteria established by the RPG but customises them to the City context. We provide both
below.

17.1.8.3.1 General Assessment Criteria: the general assessment criteria for retail developments in the City
Development Plan are:
I. The availability of public transport to serve the retail centre;
II. Current population catchment and areas of project population growth;
III. Current availability of retail floor space in each part of the City;
IV. Potential impact on the vitality and viability of existing and permitted retail centres;
V. The sequential approach to site assessment; and
VI. Relevant provisions of Action Area Plans, Integrated Area Plans and Planning Schemes.

17.1.8.3.2 Retail Impact Assessment Criteria: the retail impact assessment criteria set down in the City
Development Plan requires applicant’s to submit evidence in relation to retail impact and should
address the following criteria and demonstrate whether or not the proposal would:
•

Support the long term strategy for the Central Shopping Area and District Centres as
established in the Development Plan and not materially diminish the prospect of attracting
private sector investment into one or more District Centres
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Cause an adverse impact in one or more district centres or the Central Shopping Area, either
singly or cumulatively with recent developments or other committed planning permissions,
sufficient to undermine the quality of the centre or its role in the economic and social life of
the community

•

Diminish the range of activities and services that the Central Shopping Area can support

•

Cause an increase, likely to persist in the long term, in the number of vacant properties in the
existing centres

•

Ensure a high standard of access both by public transport, foot and private car so that the
proposal is easily accessible by all sections of society

•

Link effectively with an existing district centre so that there is likely to be commercial
synergy.

17.1.9

Quantitative and Qualitative Assessment
The RPG, 2008 GDA Retail Strategy and City Development Plan assessment criteria are important
in the appraisal and determination of a retail application and, as such, the conclusions of the
Strategic RIA for the Draft Planning Scheme are reviewed against them. The RIA will demonstrate
that the retail components of the Draft Planning Scheme will not have an adverse impact on any
existing centre within or adjacent to the catchment area of the Draft Planning Scheme. This will be
demonstrated through both quantitative and qualitative assessments. The approaches taken to both
are summarised in the paragraphs that follow.

17.1.9.1

Quantitative Assessment
RIA methodologies have largely evolved over the last twenty to thirty years. As a result, there are
many different approaches to RIA but no established model. While they have become increasingly
sophisticated and, in many instances excessively and unnecessarily complex, they have enabled
certain accepted industry conventions to be established and agreed. However, to greater or lesser
degrees, largely dependent on the baseline information available, they rely on professional
judgement. They are thus not a perfect science but a valuable tool to inform decision making. The
important test in respect of their fitness for purpose is that the underlying data and assumptions are
sound, reasonable and defensible.
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Taking due account of the above, it is thus important that the approach to quantitative assessment is
clear and transparent. To ensure this, we have adopted a logical step by step approach and explained
the derivation of input data and assumptions that have been made. The stages and components of
the assessment are:
I. Stage 1: establishing the turnover of the proposed development;
II. Stage 2: definition of the catchment area and catchment area population for the proposal;
III. Stage 3: estimation of the current and potential convenience and comparison expenditure
available within the defined catchment area;
IV. Stage 4: calculation of the turnover of existing centres within the catchment area that could
potentially be affected by the development;
V. Stage 5: estimation of the potential capacity for additional convenience and comparison
floorspace within the catchment area; and
VI. Stage 6: assessment of the trade diversion and retail impact and cumulative impact of the
proposal on existing centres.
17.1.9.2

Qualitative Assessment
To properly address retail impact, it is important that the nature, vitality and viability of the
different centres potentially affected by any retail proposal is understood. This is normally
approached by undertaking health checks of centres within and adjacent to the main catchment area
of a proposed development. Annex 2 of the RPG provides guidance on the range of indicators that
should be incorporated in a health check. It should be highlighted that some of the quantitative
indicators set out in the annex are not available for the majority of smaller centres around the City
and country and thus more qualitative information – such as diversity of uses – becomes more
important.
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An important component of the health check is defining the range and quality of retail floorspace
and understanding the role of different centres within the retail hierarchy. The latter will be
reflected in the importance of the centre for different types of shopping and the need or otherwise of
its residents to travel to meet higher order main shopping needs. These factors require to be given
due regard in the quantitative assessment of retail impact and this has been incorporated in our
approach.
17.1.9.3

Sequential Approach
Although both the Master Plan and the 2008 GDA Retail Strategy confirm the need for a District
Centre in the Poolbeg Area, in order to demonstrate that the Draft Planning Scheme Area is the only
appropriate location with the land availability and public transport potential to deliver a centre of
the size required, a sequential appraisal of the Poolbeg Peninsula and alternative locations in and
around existing centres in the south east quadrant of the City was undertaken as part of the
preparation of the Draft Retail Strategy. It was conducted by DTZ Sherry FitzGerald. As required in
the 2008 GDA Retail Strategy and City Development Plan assessment criteria for large retail
developments, the findings of the sequential appraisal are provided in the RIA.

17.1.9.4

Baseline Information
In order that a RIA is fit for purpose, it is important that the baseline information on which it is
founded is reliable and up to date. The RIA is based on the baseline data and information contained
in the 2008 GDA Retail Strategy and surveys and analysis compiled by DTZ in the preparation of
the other studies and strategies for both public and private sector clients within the City and wider
Dublin Region. The public sector studies and strategies include the 2004 Fingal County Retail
Strategy, the 2007 South Dublin Retail Study and the 2008 Swords Retail Study.

17.1.10

Retail Impact Assessment Structure

17.1.10.1 The remainder of the RIA is structured as follows:
•

Section 17.2:

sets the legislative context for the RIA

•

Section 17.3:

examines the receiving environment for the proposed retail strategy for the

Draft Planning Scheme
•

Section 17.4:

explains the derivation of the catchment area and sets out the population

forecasts for the area for the first ten years of the Planning Scheme
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appraises the capacity potential for additional retail floorspace in the

catchment area
•

Section 17.7:

assesses the trade diversion and retail and cumulative impact of the retail

components of the Planning Scheme
•

Section 17.8:

details the sequential assessment of the Planning Scheme Area against

alternative centres in the catchment area
•

17.2

Section 17.9:

summarises the findings and conclusions of the RIA.

Legislative Context
This section of the RIA examines the retail planning policy context for the retail components of the
Planning Scheme founded on the following national, regional and local guidance, strategies and
plans:
I.
II.

2003 Dublin Docklands Area Master Plan/Draft 2008 Dublin Dockland Area Master Plan;

IV.

2005 – 2011 Dublin City Development Plan;

VI.
VII.

17.2.1.1

2008 – 2016 Retail Strategy for the Greater Dublin Area;

III.

V.

17.2.1

Retail Planning Guidelines for Planning Authorities, as revised in 2005;

2000 Grand Canal Dock Planning Scheme;
2005 Grand Canal Dock Amending Planning Scheme; and
2002 Docklands North Lotts Planning Scheme.

Retail Planning Guidelines for Planning Authorities
The RPG were published in 2000 and revised by the DoEHLG in January 2005, with the main
revisions relating to the cap on a standalone large retail warehouses and the 3,500m² cap on
superstores being extended from the Dublin area to across all of the GDA. The guidelines were
prepared in response to the increasing pressure for retail development in the preceding decade. They
highlighted that the challenge to be faced was how to accommodate the additional development that
is projected to be required in a way that was ‘efficient, equitable and sustainable’. To this end, they
state in Paragraph 21:
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‘It is important to establish the optimum location for new retail development which is accessible to
all sections of society and is of a scale which allows the continued prosperity of traditional town
centres and existing retail centres. This can only be achieved if strategic retail policies and
proposals are incorporated in the development plan system. In this way retail development can be
guided by development plans.’
17.2.1.2

To set the framework for local planning authorities to respond to these pressures, the guidelines
identified five key objectives which were all given equal weight. These objectives are of relevance
to the consideration of the RIA and are set out below:
•

Objective 1: to ensure that in future all development plans incorporate clear policies and
proposals for retail development
The Master Plan and the preparation of the Draft Planning Scheme are wholly consistent with
this objective of the RPG.

•

Objective 2: to facilitate a competitive and healthy environment for the retail industry of the
future
The RIA will quantitatively and qualitatively confirm that the South Docklands and the wider
Poolbeg catchment area are deficient in retail floorspace and do not currently facilitate a
competitive and healthy environment for not only the retail industry of the future but in respect
of meeting the existing and emerging living and working populations’ retail and services needs
in a way that is efficient, equitable or sustainable.

•

Objective 3: to promote forms of development that are easily accessible, particularly by public
transport, in a location that encourages multi-purpose shopping and leisure trips on the same
journey
The EIS demonstrates that the transport strategy for the Draft Planning Scheme Area, and the
Area within the context of the strategy for the wider Docklands, will facilitate enhanced
accessibility by public transport, the private car, foot and bicycle to a new Level 3 District
Centre in an area currently significantly deficient in its retail and non retail services offer. The
mixed use regeneration strategy underpinning the Draft Planning Scheme will deliver a new
urban quarter for living, working and leisure and thus will encourage multi-purpose work,
shopping and leisure trips. It will reduce the need for people living and working in the catchment
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area having to travel outside of the area to meet the majority of their shopping, services and
leisure needs. It is, therefore, wholly consistent with this objective of the RPG.
•

Objective 4: to support the continuing role of town and district centres
In accordance with the provisions of the Master Plan and the 2008 GDA Retail Strategy, the
retail components of the Draft Planning Scheme will deliver a new District Centre that will meet
the needs of the South Docks and the wider catchment area of the Poolbeg Peninsula. The RIA
will demonstrate that this will not have an adverse impact on the City Centre or any existing or
emerging centre within or adjacent to the catchment area and, thus, confirm that the role of these
different centres will not be undermined. It would, therefore, be concluded that the proposed
Retail Strategy for the Draft Planning Scheme Area meets the requirements of this RPG
objective.

•

Objective 5: there is a presumption against large retail centres located adjacent or close to
existing, new, or planned national roads or motorways
The Draft Planning Scheme Area is not located adjacent or close to existing new or planned
national roads or motorways and, therefore, complies with the requirements of this RPG
objective.

17.2.1.3

To achieve the incorporation of retail policies and proposals into development plans, the RPG
required that retail strategies be prepared by local planning authorities and that these should address:
I. ‘Confirmation of the retail hierarchy, the role of centres and the size of the main town centres;
II. Definition in the Development Plan of the boundaries of the core retail area of town centres;
III. A broad assessment of the requirement for additional retail floorspace;
IV. Strategic guidance on the location and scale of retail development;
V. Preparation of policies and action initiatives to encourage the improvement of town centres; and
VI. Identification of criteria for the assessment of retail developments.’

17.2.1.4

The Authority cooperated with the City Council in the preparation of the City Retail Strategy that is
set out in Appendix 7 of the City Development Plan. As a consequence of the 2008 GDA Retail
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Strategy, the City Retail Strategy will require to be updated and the 2008 Master Plan and the Poolbeg
Peninsula Draft Retail Strategy/Draft Planning Scheme will be inputs to this process. As has been the
approach adopted to date, the Authority will work with the City Council in any review and update of
the City Retail Strategy. This noted, it will be demonstrated in the RIA that the Draft Retail
Strategy/retail components of the Draft Planning Scheme will not serve to undermine the role and
importance of the City Centre or the role and functions of centres in the wider City Retail Hierarchy,
as set out in the current City Retail Strategy.
17.2.1.5

The designation of a District Centre of the nature and scale proposed in the Draft Planning Scheme
Area is wholly in accord with Paragraphs 71 and 72 of the RPG. These identify:
•

Purpose built district shopping centres are normally provided within the built up areas of major
conurbations and are usually anchored by a large foodstore

•

They perform an important retail function for the local community living within a 15 – 20 minute
drive time of the site

•

There is no clear size threshold for a District Centre although, depending on the density of
population in the catchment area, they are likely to comprise up to 20,000m² within some parts of
Dublin – this was confirmed by the DoEHLG in April 2003 to be net and not gross retail
floorspace and reaffirmed in the 2008 GDA Retail Strategy

•

Normally, the provision of additional District Centres will be based on major growth in
population or a clear proven level of existing under provision – the RIA demonstrates that the
proposed District Centre is consistent with both of these tests.
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17.2.2

Retail Strategy for the Greater Dublin Area

17.2.2.1

The first GDA Retail Strategy was published in November 2001 and, as has been highlighted, this
has been reviewed and updated over the last year in the preparation of the 2008 GDA Retail
Strategy. The new strategy will be the regional retail planning framework under which the Draft
Planning Scheme will be considered. Of key importance is that Poolbeg is designated as a
standalone Level 3 District Centre in the GDA Retail Hierarchy in the 2008 GDA Retail Strategy
which results in Docklands having two designated Level 3 District Centres. This is a very important
strategic reassessment of Docklands in the City and wider GDA retail contexts since the 2001 GDA
Retail Strategy was prepared. Importantly, it recognises and reaffirms the significance of Docklands
existing and emerging living and working populations and the requirement of better meeting these
needs in a more ‘efficient, equitable and sustainable way’ with a critical mass of retail and non
retail services floorspace. However, although the strategic basis for Poolbeg being designated as a
Level 3 District Centre has been established, it also important to examine how the retail
components of the Draft Planning Scheme accord with other principles set down in the 2008 GDA
Retail Strategy.

17.2.2.2

The 2008 GDA Retail Strategy covers the period 2008 – 2016 which responds to the recognised
significant lead in times for the development of retail schemes, particularly those in built up areas.
The purpose of the strategy is to guide the activities and policies for retail planning across the seven
local authority areas that make up the GDA. It aims to set out a coordinated, sustainable approach to
the assessment and provision of retail development in the GDA so that:

‘Adequate and suitable provision is made to meet the needs of the growing and changing
population, both overall and locally, and provide for healthy competition and consumer
choice
Retail in suitable locations is provided, integrated within existing growth areas and public
transport investment
Significant overprovision, which would place more marginal locations under severe
pressure and undermine sustainability driven policies aimed at revitalising town centres is
avoided.’
17.2.2.3

The retail components of the Draft Planning Scheme will ensure that: adequate and suitable retail
provision is made to meet the needs of the Poolbeg Peninsula and its catchment area’s growing and
changing population; healthy competition and consumer choice is introduced to an area relatively
bereft of both; and, the redevelopment of the Poolbeg Peninsula will integrate with the remainder of
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the regeneration strategy for South Docklands. It is, therefore, wholly compliant with the
overarching approach promoted by the 2008 GDA Retail Strategy. In the paragraphs that follow, we
examine further the consistency of the Draft Planning Scheme with the more detailed guidance of
the 2008 GDA Retail Strategy and unequivocally demonstrate that it is fully in accord with the
principles, objectives and strategic vision of the strategy. This is structured by consideration of the
following:
I. Retail hierarchy;
II. Quantum of floorspace;
III. Nature of floorspace;
IV. Regeneration of existing centres;
V. Sustainable travel and community viability; and
VI. Meeting the requirements of the City population.
17.2.2.4

Retail Hierarchy
The Poolbeg Area, with the Point Village, is designated as a Level 3 District Centre in the 2008
GDA Retail Hierarchy. As is a feature of the City Retail Hierarchy, the 2008 GDA Retail Strategy
recognises that the level of existing floorspace in each centre can vary considerably even where the
centres are at the same level in the hierarchy – there is no blanket threshold set down for centres at
different levels of the GDA Retail Hierarchy and this is important in the consideration of the
Planning Scheme proposed District Centre.

17.2.2.5

Quantum of Floorspace
Although the 2008 GDA Retail Strategy does not introduce floorspace thresholds, it does provide a
guideline for Level 3 District and/or Sub County Town Centres located or proposed for areas of
extensive and intense high density development providing for new towns/areas of over 10,000
population. This is set out in Paragraph 6.11 of the strategy which states in such instances:
‘...the guideline of a maximum of 20,000 sq m gross of retail provision can be extended by 10 –
15,000 sq m of lettable floorspace to reflect the dense urban character of the development and the
high population located in a short walking distance of the centre – where the area is not already
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served by an existing centre. Clear justification will need to be included in any City/County retail
strategy outlining the case to support such a designation.’
There are three key points that require to be highlighted in respect of this advice:
•

The Master Plan Area, including the Draft Planning Scheme Area, provide for residential and
working populations of at least 40,000 and 80,000 respectively. These significantly exceed the
baseline set in the GDA Retail Strategy for establishing where it would be appropriate for new
District Centres and the requirement for two District Centres in Docklands.

•

Over the last 10 – 15 years, Docklands has been a key driver of the City, GDA and national
economies and has been the most important location in the City for sustaining and expanding
the City’s living and working populations. As highlighted above, the Master Plan Area,
including the Draft Planning Scheme Area, provides for residential and working populations of
at least 40,000 and 80,000 respectively. In a national and GDA context, these are significant
levels of population that equate to above that of Dundalk and Sligo – both NSS National
Gateways and what – under the 2004 Regional Planning Guidelines Greater Dublin Area
(RPGGDA) – would equate to that of a Metropolitan Area Consolidation Town. In retail
planning terms, the significance of the living and working population base and their
requirements has been understood and responded to in the Docklands Master Plan and GDA
Retail Strategy – the Draft Planning Scheme Area has a vital role to play in the delivery of this
strategic response.

•

Under the 2008 GDA Retail Strategy, Poolbeg is designated as a Level 3 District Centre in the
GDA Retail Hierarchy, of which the likely size in the Dublin area in the RPG and strategy is
recognised as 20,000m² net. Although Stage 1 of the proposed District Centre in the Strategic
RIA (15,500m²) is below these indicative thresholds, as the District Centre will grow to at least
the 20,000m² net retail floorspace, the Draft Planning Scheme is for this order of net retail
floorspace.

17.2.2.6

Nature of Floorspace
Table 6.2 of the 2008 GDA Retail Strategy sets out the retail formats ‘expected’ in each level of the
GDA Retail Hierarchy. This mirrors the matrix presented in the 2001 GDA Retail Strategy. For
Level 3 District Centres, the range of expected retail floorspace is identified as Lower Order
Comparison, Superstore and Supermarket. This range of floorspace is consistent with the RPG
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definition of what District Centres ‘usually’ comprise. The characteristics of the proposed District
Centre in the Draft Planning Scheme Area is generally consistent with the parameters for District
Centres set out in the RPG and 2008 GDA Retail Strategy – the emphasis is on a convenience
anchored centre with a range of supporting convenience, comparison, non retail services and
commercial leisure floorspace rather than destination comparison floorspace. Comparison
floorspace will be an important part of the mix – this is a necessary part of the viability and
attraction of the District Centre – but it will not be the primary attraction for shopping there.
17.2.2.7

Regeneration of Existing Centres
A key objective of the 2008 GDA Retail Strategy’s overall vision is to promote the vitality and
viability of town centres by:
I. ‘Planning for the growth and development of existing centres;
II. Promoting and enhancing existing centres, by focusing development in such centres and
encouraging a wide range of services in good environments which are accessible to all;
III. Integrating the provision of high quality retail with mixed use in towns and centres to create
attractive, active places; and
IV. Supporting the role of town centres as places to visit that have strong community and civic
functions and roles to the surrounding population.’
The qualitative and sequential approach appraisals conducted on all of the centres within the
catchment area of the Draft Planning Scheme Area confirm that the potential for regeneration and
the introduction of the appropriate level of retail and services floorspace to meet the needs of the
area is extremely limited, with the exception of the proposals for the Jury’s Berkeley Court Site in
Ballsbridge. The capacity assessment undertaken in the preparation of the RIA also confirms that
the proposals for the Draft Planning Scheme Area and the proposed Ballsbridge scheme can both be
accommodated. Therefore, although the Draft Retail Strategy underpinning the Draft Planning
Scheme will be an important driver in realising the regeneration of the Area, it will result in a new
centre not regeneration of an existing centre. However, given the lack of scope for the quantum and
quality of new retail and services floorspace to be delivered in any existing centre within the Draft
Planning Scheme catchment area, then it would be concluded that the Draft Retail Strategy
underpinning the Draft Planning Scheme does not undermine this objective of the 2008 GDA Retail
Strategy being achieved in the short, medium or long term.
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Sustainable Travel and Community Viability
An important theme running through the 2008 GDA Retail Strategy is sustainable travel patterns,
accessibility by public transport and the role that retail development – in combination with a wider
mix of uses and activities – can have in regenerating communities and their viability. As the
transport assessment in the EIS clearly identifies, the Draft Planning Scheme Area is set to become
a model for sustainable travel patterns in view of the investment in transport infrastructure that is
underway or proposed in the Docklands Area. An important component in the delivery of this that
requires to be wholly recognised is the need for the development equation/mix of uses contributing
to the implementation and viability of the transport infrastructure required in South Docklands and
specifically the Draft Planning Scheme Area.
This is a key factor in a strong and buoyant economy but has significantly greater weight when
there is a slowdown in the economy. The failure to deliver the District Centre early in the
development strategy for the Draft Planning Scheme Area will reinforce the unsustainable and
undesirable pattern of people having to travel outside of the catchment area to meet the majority of
their shopping and services needs. It will also not serve to address the concern in the Master Plan
that the area requires to have this level of retail and services provision if it is to attract families to
live in the Area. We would submit that even in a healthy economy, and more so in periods of
slowdown or more moderate growth, this issue applies across all segments of the residential
market/socio economic groups as well as the views of investors, employers and employees –
provision/access to shops and services are very important in locational decision making. The Retail
Strategy/retail components of the Draft Planning Scheme will serve to deliver and optimise market
potential.

17.2.2.9

Meeting the Requirements of the City Population
The 2008 GDA Retail Strategy reaffirms the uniqueness and importance of the City Centre in the
shopping patterns of the City, the GDA and the rest of the country. It highlights how essential it is
for the City, and not just the City Centre, to continue to reinvent itself to provide a modern
attractive retail environment that can compete with the Metropolitan Area Level 2 Major Town
Centres but also with other international cities in both attracting trade and new retail formats. The
Draft Retail Strategy/retail components of the Draft Planning Scheme do not seek to undermine the
primacy of the City Centre or, as the RIA will demonstrate, have any negative impact on other
centres, within or outside the catchment area.

27
Cunnane Stratton Reynolds

Effect on the Environment: Material Assets –
Retail Impact

Poolbeg Planning Scheme EIS

February 2009

The designation of Poolbeg in the 2008 GDA Retail Strategy as a Level 3 District Centre responds
to the fact that at present the quality and quantum of the retail floorspace in the south east quadrant
of the City is failing to meet the needs of the population in this large part of the City. The RIA
provides the detailed analysis to confirm the appropriateness of this designation.
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17.2.3

2008 Dublin Docklands Master Plan

17.2.3.1

The Mission Statement set out in the 2008 Master Plan is:
‘We will develop Dublin Docklands into a world-class city quarter – a paragon of sustainable inner
city regeneration – one which the whole community enjoys the highest standards of access to
education, employment, housing and social amenity and which delivers a major contribution to the
social and economic prosperity of Dublin and the whole of Ireland.’

17.2.3.2

Key influences on the retail strategy set out in the 2008 Master Plan were the RPG and 2008 GDA
Retail Strategy. The Master Plan highlights that the 2008 GDA Retail Strategy confirms the District
Centre designations of the Point Village and Poolbeg. It also notes that the RPG indicate that
District Centres can be 10,000m² – 20,000 m² in floor area and this was confirmed as feasible in a
consultant’s report commissioned by the DDDA.

17.2.3.3

Section 4.6.2 of the 2008 Master Plan highlights the number of more significant retail developments
that have been implemented since 2003 – chq which combines higher order comparison shopping
and commercial leisure, the Point Village which is currently being constructed and the
development on the south side of the River Liffey of Grand Canal Square. The Master Plan
recognises the importance of monitoring progress in the development of retail floorspace to ensure
that proposals do not unduly detract from the vitality and viability of the City Centre.

17.2.3.4

As is highlighted in Section 17.0.1, the 2008 Master Plan recognises that while the North Docks
will benefit from additional new retail development, South Docks is significantly under supplied,
however this is set to change with future planning proposals. The policy framework to help redress
this is provided by Policy LU49 of the 2008 Master Plan, which is also set out in Section 17.0.1 of
the RIA.

17.2.4

Dublin City Development Plan

17.2.4.1

The City Development Plan is currently under review and the 2008 Docklands Master Plan and
Draft Poolbeg Planning Scheme will be important inputs from the Authority to the review process.
In respect of the emerging retail strategy for the City, important influences and inputs from the
Authority will be founded in the recommendations of the 2008 GDA Retail Strategy, the objectives
of the 2008 Master Plan and the retail strategy set out in the Draft Poolbeg Peninsula Planning
Scheme, all of which endorse the requirement for Dublin Docklands to be served by two
Metropolitan Area Level 3 District Centres.
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Although the revised planning framework for retail development will form an important part of the
review process, the current City Development Plan is the adopted development plan and, as such,
requires to be given weight in establishing the legislative context for the retail and other
components of the Draft Planning Scheme.

17.2.4.3

Taking due cognisance of the above, as has been noted, the City Retail Strategy is set out in
Appendix 7 of the City Development Plan. In the Plan, Docklands is designated as a Metropolitan
Area Level 3 District Centre in the City Retail Hierarchy, which is the next most important level in
the hierarchy after the Level 1 Central Shopping Area – the City Centre. District Centres are
defined as centres that are usually anchored by convenience shopping, offering middle to low order
comparison retailing and a range of service uses. The City Development Plan states that they
typically serve catchments within 15 – 20 minutes drive time but that density of population and the
proximity of adjoining centres determine the size of their catchments. The Plan advises that, with
the consolidation and expansion of the Metropolitan Area, the potential exists for further Level 3
Centres to be developed within planned residential communities. The proposed District Centre for
the Planning Scheme Area is wholly consistent with this advice.

17.2.4.4

The City Development Plan identifies three sub-categories of District Centre, excluding the Market
Streets, which serve to provide guidance for the allocation of additional floorspace. The subcategorisation of District Centres has been determined by consideration of the following factors:
•

Category A Centres: are new centres in the planned areas where a large population increase
is anticipated or where, as part of the proposed development of an existing centre, it is
designated as a Prime Urban Centre (PUC) incorporating a range of retail, community and
employment uses, the retail element of the centre is expected to be significantly strengthened.
The centres included in this category are:
¾

Category A District Centres and Prime Urban Centres: Ballyfermot, Ballymun,
Crumlin Shopping Centre, Finglas, North Fringe, Finglas, Northside Shopping
Centre/Retail Park, Phibsborough and Rathmines

¾
•

Potential Category A District Centres: Docklands and Ballsbridge.

Category B Centres: are existing or proposed centres with large floor areas of retail use
where there are opportunities for expansion and improved access and the centres act as a
local community/employment focus.
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Category C Centres: are the smaller District Centres serving areas of limited population.
They are larger than Neighbourhood Centres in terms of the range of activities they provide
and generally service a local population.

17.2.4.5

The designation of Docklands as a Potential Category A District Centre is important as it recognises
the importance of the area in the current and future retail planning of the City. It is not designated as
PUC but in view of its unique designation under the Dublin Docklands Development Authority Act
1997, and the powers held by the Authority, then the Area would be viewed as having a higher
status than a PUC. The designation of two Level 3 District Centres in Docklands – The Point
Village and Poolbeg – in the 2008 GDA Retail Strategy endorses that there has been a significant
transition from the area being a ‘potential’ location for a Category A District Centre to one that
requires two Level 3 District Centres.

17.2.5

Grand Canal Dock Planning Scheme

17.2.5.1

Although the 2000 Grand Canal Planning Scheme predates both the 2003 and 2008 Docklands
Master Plan, it has been important to set the framework for individual areas within the context of
the wider vision and strategy. The preparation of the development framework for the Grand Canal
Dock Area was commissioned in November 1998 and was thus founded on and influenced by the
1997 Master Plan and a suite of planning frameworks that have in the interim period been
superseded.

17.2.5.2

The Grand Canal Dock Planning Scheme Area comprises the lands framing the inner and outer
basins of the Grand Canal Dock. Strategically, it is well linked to the City, being on the south side
of the Liffey. The DART line linking Greystones to both Howth and Malahide runs through the
southern part of the area. It has its own station – Grand Canal Dock Station – and benefits from the
pedestrian connectivity introduced by the new Macken Street Bridge which links North and South
Docklands. Pearse Street and Grand Canal Street both provide strong east-west links into and out of
the City.

17.2.5.3

At the time the Draft Planning Scheme was being prepared, the main existing neighbourhood
shopping areas were located around Pearse Street and Ringsend. The scheme envisaged that with
new residents in the area, and surrounding areas, there would be demand for additional shops,
restaurants and public houses. It stated that these should be provided to cater for the demands of the
expected population that would be living, working and visiting the area. The Planning Scheme
highlighted that such a range of facilities would create a lively, atmospheric place, thus reducing the
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need to travel. The potential of Hanover Quay and Grand Canal Quay were identified as requiring
to be maximised into a desirable destination on the waterfront and the most appropriate area for the
concentration of retail use.
17.2.6

Grand Canal Dock Amending Scheme

17.2.6.1

In response to the immense progress that had been made and to ensure that the planning framework
in place responded to the dynamics of the market and economy, a 2005 Grand Canal Amending
Scheme was prepared. This did not materially change the retail planning strategy for the area from
that promoted in the 2000 Planning Scheme, as reflected in the following which is set down in
paragraph 3.1.4 of the Amending Planning Scheme:
‘Small and medium size retail will be required at ground floor level on the main frontages of the
development and on the proposed new square where animation of the public realm is important, as
shown in Diagram 2. The number and frequency of retail units should be maximised to reflect a fine
grain of development at ground floor level. Suitable uses will include local convenience, small
specialist retail, restaurants and cafes, and associated office support such as reprographics and
supplies.’

17.2.6.2

The emphasis in the Amending Planning Scheme, therefore, remained local level retail provision,
with a range of supporting commercial leisure infrastructure and other services.

17.2.7

Docklands North Lotts Planning Scheme

17.2.7.1

The Docklands North Lotts Planning Scheme, incorporating Ministerial modifications, was
published in July 2002. It is currently under review, reflecting the considerable development
progress that has been achieved plus the changes in the wider strategic planning frameworks that
have been introduced in the interim period.

17.2.7.2

The Docklands North Lotts Area includes the area bounded by the Campshires on North Wall
Quay, East Wall Road, Sheriff Street Upper/Lower and Guild Street and extends to the centre line
of the River Liffey. It is strategically located immediately east of the International Financial
Services Centre (IFSC), approximately 1km from the City Centre. The area has good accessibility
to strategic public transport services that is being significantly enhanced by the LUAS extension
from Connolly Station to the Point Village, which is currently under construction. This will provide
access to national, regional and DART rail services and through Busaras, the City, regional and
national bus network.
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At the time that the North Lotts Planning Scheme was being prepared, retail provision in the area
was limited to dispersed small shop units and the introduction of new retail development on Mayor
Street Lower. It was recognised that additional retail facilities would be required to serve new and
existing communities as well as providing for evening shopping. To this end, the following
locations and types of retail development were identified:
I. Station Square: maximum single unit size should be 500m² gross floorspace. Smaller unit
shopping should be located in the station complex and fronting Station Square;
II. Point Village: retail use should be provided to complement the existing entertainment,
events and tourism function in the form of a ‘District Centre’. The maximum gross floor
space of any single convenience unit should not exceed 3,000m². The phasing of retail
development, the number of units and total amount of floorspace should respond to
prevailing market conditions and will be conditional on adequate public transport access to
the Point Village. Further to this, the Docklands North Lotts, Amending Planning Scheme,
July 2006 notes that the Authority ‘will seek to ensure that approximately 25,000 sq.m of net
retail floorspace (18,000 sq.m of comparison retailing and 7,000 sq.m of convenience
retailing) is to be developed in the Point Village in order to achieve critical retail mass in
the centre.’
III. Mayor Street and North Wall Quay:

retail/leisure use may take the form of

predominantly small units which can fit the grain of the streets and integrate with other uses
such as residential and office;
IV. Other Main Streets: such as Castleforbes Road, Sheriff Street and New Wapping Street,
where small units can provide local retail services, fit the grain of the streets and integrate
with other uses; and
V. Along the Linear Park: restaurant/café use in particular will be encouraged fronting onto
the park.
17.2.7.4

In addition to the Point Village, an important driver in respect of the profile and attraction of the
Planning Scheme Area is the development of the National Conference Centre at Spencer Dock and
the proximity of chq – the destination shopping and leisure hub that has enabled the regeneration of
Stack A. The North Lotts Planning Scheme, as amended provides the more detailed planning
framework for the retail planning of this key area of the Docklands and in particular the Point
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Village District Centre.
17.2.8

Conclusion

17.2.8.1

The foregoing summary of the retail land use framework that prevails at all levels of the planning
system reveals how rapidly policy has had to respond to market demand and the delivery of
development in the Docklands Master Plan Area. As has been highlighted, to ensure at the
Docklands level that this stays on course and is responsive to needs and demands across all sectors
of the market generated by the growing residential and working population, retail development is a
key area addressed in the Master Plan. It is recognised that the 2008 Master Plan is being launched
in a period when the country is entering a slower phase of economic development which has
potential implications for consumer spending and consequently the delivery of both strategic and
local level retail floorspace demand. However, this requires to be balanced by the following
considerations and influences:
•

The Docklands Master Plan Area has an emerging residential and working population of at
least 40,000 and 80,000 respectively with the former being:
¾

Larger than the current population of the NSS designated National Gateways of
Dundalk and Sligo

¾

Of the order of

the 40,000 – 100,000 population range of a Metropolitan

Consolidation Town under the RPGGDA which includes Blanchardstown, Bray,
Clondalkin/Lucan, Dundrum, Dun Laoghaire, Swords and, Tallaght
¾

Larger than the envisaged size of RPGGDA designated Large Growth Towns I
(Satellite Town) which include Navan, Naas and Wicklow

•

The 80,000 forecast working population is over 60% of the residential population of Cork –
the country’s second largest city

•

The emerging Draft Planning Scheme Area will have an estimated combined residential and
working population of 26,100 and so will be a major source of the Docklands population and
economic growth for the foreseeable future

•

The needs of this rapidly expanding area, given the significant size of the existing and
emerging living and working populations, cannot be met in a sustainable way by the retail
floorspace that is in place, under construction or zoned for
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This issue is reinforced when the deficiencies in retail floorspace in the hinterland area of the
Poolbeg Peninsula and South Docks – the south east quadrant of the City – are fed into the
equation, particularly when the constraints in delivering the appropriate quality and quantum
of retail floorspace in any of the existing centres in the area are critically reviewed.

17.2.8.2

There has been considerable success in redressing the issues of need, supply and demand in North
Docklands through the emerging Point Village District Centre, the high end retail and retail mix
that has been realised in the chq development and the network of neighbourhood and local shopping
in and around the Area. In contrast, the South Docks is under supplied with the quality and quantum
of retail floorspace to meet the needs of the Area and its wider hinterland in a way that is efficient,
equitable and sustainable – a key principle underpinning the RPG. It is also a concern that the lack
of facilities south of the river, particularly for main food shopping, will discourage families from
living in the Area.

17.2.8.3

The remainder of the RIA provides the quantitative and qualitative baseline and analysis to support
the established strategic case for having a quantum and quality of retail floorspace within the Draft
Planning Scheme Area that better meets the needs of the area and its immediate hinterland in an
efficient, equitable and sustainable way.

17.3

The Receiving Environment

17.3.1

Understanding the Retail Landscape
Section 17.2 has provided the retail land use and planning policy framework underpinning the need
for a greater strategic provision of retail floorspace in Docklands and the South Docks/Poolbeg
Peninsula Area in particular. In this section, we examine the wider context of the retail landscape
within which the Area sits under the following headings:
I. Delivery of new retail floorspace in the City;
II. Spatial distribution of Level 3 District Centres;
III. Expansion of major retail floorspace in the conurbation;
IV. Shopping patterns in the south east quadrant of the City; and
V. Meeting the retail needs of Docklands.
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Delivery of New Retail Floorspace in the City

17.3.1.1.1 In view of the constraints of delivering the level of retail floorspace envisaged in the City Centre,
and the relatively limited new floorspace that has emerged in the City’s Level 3 District Centres,
then there has been significant underperformance in respect of actual new floorspace delivered
against the potential identified in the 2001 GDA Retail Strategy within the City Council’s
administrative area. The major new floorspace that has been developed in the City’s administrative
boundaries over the period since 2001 have been:
•

The Tesco anchored Clarehall in the Northern Fringe and Clearwater in Finglas, in the north
east and north west of the City respectively

•

The expansion of the Omni Shopping Centre and Retail Park in the north of the City

•

Additional floorspace has been the relatively limited introduction of primarily convenience
floorspace in Docklands and the delivery of the higher order comparison/speciality destination
floorspace at chq.

17.3.1.2

Spatial Distribution of Level 3 District Centres

17.3.1.2.1 Outside of the City Centre, the City Council has to date been conservative in its approach to the
nature and scale of new retail floorspace in its Level 3 District Centres, particularly in respect of
comparison floorspace. The approach underpins the priority accorded to retail development in the
City Centre. This position is evidenced to be changing with permissions being granted for large
quantum of new retail floorspace in selected key Level 3 Category A District Centres, which are
also PUCs. Currently, this applies to Ballymun Town Centre and Northside Shopping Centre.
17.3.1.2.2 In terms of understanding the potential role and scope of Docklands and the Poolbeg Peninsula
Draft Planning Scheme Area within the City Retail Hierarchy, it is important to review the
distribution of these centres, what they currently comprise and what the existing or potential
changes are. Figure 17.3 illustrates the distribution of the City’s Level 3 Category A District
Centres in the context of the wider Metropolitan Area retail landscape.
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Distribution of Level 3 Category A District Centres in the Metropolitan Area Hierarchy

17.3.1.2.3 The figure clearly shows that there is a strategic imbalance of Level 3 Category A District Centres
around the City’s suburbs with the majority being located north of the Liffey. In terms of meeting
needs in way that is efficient, equitable and sustainable, the issue is reinforced when the current and
emerging characteristics of these centres is examined. This is summarised below.
17.3.1.2.4 North of City
I. Ballymun Town Centre: current consent is for 28,000m2 gross but there has been a recent
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planning application for this to be increased to over 60,000m² gross/nearly 36,000m² net as
part of a major (over 250,000m² gross) mixed use regeneration strategy for the town centre.
The retail components include an international department store, a national/international
convenience anchor and middle/higher order comparison floorspace. The objective is to
enable Ballymun to have a real town centre. Close by are the Santry Retail Park and the site
of the IKEA store which is currently under construction and nearing completion;
II. Finglas, including Clearwater: has a total floorspace of 21,203m2 net. It is understood that
the regeneration, enhancement and expansion of Finglas Village Centre is currently being
examined by the City Council;
III. North Fringe/Clarehall:

the Tesco anchored Clarehall has a net retail floorspace of

9,909m2 and there is scope for additional retail floorspace within the master plan area which
incorporates the wider Northern Cross/Gateway to the City. This is being delivered under
residential and commercial floorspace but take up has been slow due to a variety of factors –
the physical barrier of strategic road infrastructure and dispersion of space being key issues;
IV. Northside Shopping Centre and Retail Park:

have a combined net floorspace of

21,463m2. Under the current grant of planning permission, this is set to increase to the order
of 45,000m2 net retail floorspace, with a high component of middle order comparison
floorspace founded on the strength and attraction of the anchors;
V. Omni Shopping Centre/Retail Park: although a Level 3 Category B District Centre, with
a net retail floorspace of 34,000m2, this is currently the largest of the City’s District Centres.
While it has been recently expanded, given the nature of the anchors and occupiers, it has a
relatively limited mass appeal;
VI. Phibsboro:

currently has a total net retail floorspace of under 3,000m2 but there are

emerging proposals for the comprehensive redevelopment of the shopping centre
incorporating the Dollymount Park and Mountjoy Prison sites. It is envisaged that retail
floorspace will grow to at least 20,000m2 net; and
VII. Point Village: is a major mixed use scheme that is presently under construction which has
planning consent for 19,235m2 of gross retail floorspace anchored by Dunnes.
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17.3.1.2.5 South of City
•

Ballsbridge: is designated as Level 3 Category A District Centre that is a ‘potential’ and not
‘existing’ District Centre location. This reflects the fact that it has a total net floorspace of only
312m2. There are major mixed use proposals for the redevelopment of the Jury’s Berkeley
Court site that include over 14,000m2 of net retail floorspace incorporating a convenience
anchor and middle and higher order comparison floorspace.

•

Ballyfermot: has a total net floorspace of 12,683m2, is generally of poor quality and limited
mass appeal and has limited scope for expansion.

•

Crumlin Shopping Centre: has a total net floorspace of 9,314m2 but is a poor format and
outdated shopping centre. It is known there are emerging proposals for the major
redevelopment/regeneration of the centre but it is unlikely that Crumlin will emerge as a higher
order shopping centre in view of: its proximity to the City Centre; the critical mass of
floorspace which can be achieved; and, the characteristics of its catchment area population. We
estimate that there is potential for Crumlin Shopping Centre to expand to the order of 15,000m2
net.

•

Rathmines: is a popular centre with some 9,019m2 of net floorspace. In view of the constraints
on development – both heritage and roads – there is limited scope for any sizeable expansion of
the quantum and quality of its retail offer.

17.3.1.3

Review of the Comparative Findings

17.3.1.3.1 The comparative review has clearly quantitatively and qualitatively demonstrated the significant
imbalance in strategic shopping provision, both existing and emerging, north and south of the City
and that this is set to continue given the major proposals which are either underway or in the
pipeline north of the river. Taking a maximum growth scenario, that is assuming all the granted and
emerging proposals are built out, the total net retail floorspace in the City’s northern main Level 3
District Centres could be over 214,000m2 over the next 5 – 10 years against just under 52,000m2 in
those in the south of the City. The issue is not redressed if lower order centres or retail warehousing
are fed into the equation.
17.3.1.3.2 The approach cannot be defended in respect of population size given the scale of the differential as
it is estimated that the north – south population percentage balance is of the order of 59:41. To gain
parity in per capita floorspace – that is m2 per head of population – for the south of the City to
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achieve comparable levels to those living in the northern arc then this would equate to a
requirement of nearly 149,000m2 of retail floorspace in its main Level 3 District Centres. Although
this order of catching up is not realistic or realisable – or does not appear to be – given the nature of
the different centres and their potential, the figure does provide an important headline in respect of
the deficiencies that prevail and are set to continue to do so. In this context, it is important to
highlight that the main potential for expansion of City Centre retail floorspace is also located north
of the river through the major Northern Quarter and Carlton Cinema schemes.
17.3.1.4

Expansion of Major Retail Floorspace in the Conurbation

17.3.1.4.1 The floorspace survey prepared as part of the 2001 GDA Retail Strategy revealed that some 59% of
the 1.2 million m2 net retail floorspace in the GDA was located in the City Council’s administrative
area and 35% of the total was in what was defined as the City Centre. In the intervening period,
there have been significant changes with the key major retail developments taking place outside of
the City. The preparation of the 2008 GDA Retail Strategy did not include a floorspace survey. The
baseline was derived by updating the original survey with information on planning consents
provided by the seven Local Planning Authorities.
17.3.1.4.2 The above noted, and the fact that we have to work within the parameters of the information that is
publicly available, from other detailed studies that we have undertaken or are undertaking, we
estimate that the City’s share of GDA retail floorspace is set to fall from 59% at 2001 to not much
more than 40% at 2008 and that of the City Centre’s share from 35% to not far above 25% for the
same respective periods. It is accepted that the granted and emerging retail schemes will serve to
help redress this but the winds of change are very much in evidence and continuing in parallel to the
City delivering its new floorspace. These trends cross all sectors of the retail market – convenience,
comparison and bulky goods.
17.3.1.4.3 The effects of the changes on the attraction of Dublin City as the premier shopping location in the
country, and consequently the GDA, have been captured by household and shopper surveys
undertaken as part of studies we have prepared for both public and private sector clients. These
were structured by the proforma used in the 2001 GDA Retail Strategy surveys to enable time series
comparative analysis. Those publicly available are the: 2004 Review and Update of the Fingal
County Retail Strategy; 2006 Stillorgan Local Area Plan (LAP) Submission; and, 2007 South
Dublin Retail Study. A fourth study prepared for a private sector client, which is not yet publicly
available, was a quantitative study of the City’s performance and potential. The key headlines that
have emerged from these studies that are of importance to the role and potential of Docklands are:
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I. From zero convenience expenditure outflows in 2000/2001, those from the City have
increased to nearly 20%. The key influencing factors are that, with the exception of Clarehall
and Clearwater, there has been no significant quantitative or qualitative improvement in the
City’s main food offer and this has been set against a canvas of increasing affluence and
mobility. As a consequence, people, particularly on the edges of the City, have had to look
outside of the City – and have been able to – to meet an increasing level of their main food
shopping needs. This is a particular issue and pattern, but not exclusively, in the City’s
southern and western suburbs with the new Dundrum Town Centre, Blackrock and Dun
Laoghaire being particular draws to the south and the centres in South Dublin being the pull
from the south western suburbs. The propensity for linked shopping trips to Blanchardstown
and Swords provides the convenience shopping draw from the north of the City, even with
the counter balances of Clarehall and Clearwater; and
II. At 2000/2001, comparison expenditure outflows from the City were 9.0%. Based on the
suite of household shopper information, it is estimated that these have increased to over
30.0% with key influences being: the new Dundrum Town Centre to the south; the retail
warehousing offer of South Dublin to the west; the significant improvements in both
mainstream and bulky goods comparison floorspace in Blanchardstown and Swords; and, the
increased/increasing affluence and accessibility of people living in the edges of the City to
new centres when set against the congestion of the City Centre. There are now choices in
terms of where people can go to meet these middle and higher order comparison shopping
needs – they do not need to come to the City Centre as evidenced by the spread of key
anchors outside of the City and Metropolitan Area, such as Marks and Spencer and
Debenhams to in new shopping centres in Athlone and Newbridge.
17.3.1.5

Shopping Patterns in the South East Quadrant of the City

17.3.1.5.1 Focusing on the south east quadrant of the City, the detailed published information on shopping
patterns is that provided in the EIS supporting the Jury’s Berkeley Court August 2007 planning
application. This information was derived from a household survey commissioned for across the
catchment area of the proposed development that on the whole covered the south east quadrant of
the City. The catchment area is, thus, comparable to that of the Planning Scheme Area. The key
findings from the survey were:
•

Main Food Shopping: only 32.5% of residents in the south east quadrant do their main food
shopping in the area. This is the reverse of what main food shopping patterns should be and
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found across the rest of the GDA, as evidenced by the findings of the consumer surveys
conducted in the preparation of the 2008 GDA Retail Strategy. Key alternative main food
shopping locations were identified as Blackrock, Crumlin, Dundrum, Rathfarnam and ‘Other’
that accounted for some 19.1% of household preferences. Although close to the City Centre,
only 10.7% did their main food shopping north (4.3%) or south (6.4%) of the Liffey. The
figures confirm that local people have to travel outside of the area to meet the majority of their
main food shopping needs and the majority of these trips are by private car.
•

Mainstream Comparison Shopping: reflecting the paucity of this offer in the area, only 0.3%
of people in the south east quadrant of the City do their mainstream comparison shopping in the
area. Importantly, centres such as Donnybrook, Merrion and Sandymount did not register as
comparison shopping destinations. Not unsurprising was the fact that some 42.3% did their
comparison shopping in the south of the City Centre – the Grafton Street area – with 25.7%
travelling north of the Liffey, which reflects the offer and changing perceptions of this area.
Dundrum represented the key destination for only 11.5% of residents in the south east quadrant
of the City. This lower level of patronage confirms the tradition of and loyalty to shopping in
the City Centre of people living in the south east quadrant of the City.

17.3.1.5.2 Improving the District Centre offer of South Docklands will do little to substantially redress
mainstream comparison expenditure outflows from the south east quadrant of the City but will do in
respect of main convenience food shopping expenditure leakage.
17.3.1.6

Meeting the Needs of Docklands

17.3.1.6.1 The key driver of population and economic growth in the City over at least the last ten years has
been the success of the regeneration of Dublin Docklands. The 2008 Master Plan provides for
estimated residential and working populations of at least 40,000 and 80,000 respectively. These are
on course to being delivered over the period of the Planning Scheme. To serve the rapidly growing
residential and working population, the 2003 Master Plan reaffirmed the designation of the Point
Village as a District Centre, consistent with the 2001 GDA Retail Strategy. In the interim, there has
been a suite of limited convenience anchored retail floorspace both north and south of the Liffey
that have combined with a range of hotels, restaurants, cafes and sandwich shops. The area is alive
during the day but lacks the critical mass for activity and ambience at night and at weekends. It is a
position that is beginning to change with the anchor of chq, combined with both existing floorspace
increasing and, importantly, a high profile events led strategy that is bringing people into the area.
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17.3.1.6.2 However, while the above are very positive, the fundamental issue in respect of the planning of the
area, and its retail and commercial planning in particular, is the fact that it has not been recognised
that the residential and employment zonings and objectives in the current Master Plan provide for
what is essentially a ‘New Town in the City’.
17.3.1.6.3 The Point Village will make an important contribution to addressing District Centre retail needs in
the Master Plan Area. The outcome, however, does not redress:
I. The wider needs that require to be addressed in the future retail planning of the City and
ensuring its national and international competitiveness; and
II. Meeting the main convenience and services needs of the South Docks and its wider
hinterland.
17.3.1.7

Conclusion

17.3.1.7.1 This section has identified:
•

The imbalance in the distribution of main Level 3 District Centres and their potential between
the north and south of the City

•

The significant changes in the retail landscape that have emerged and their detrimental effects
on the City’s retention/attraction of both convenience and comparison expenditure

•

The low level of main food shopping that is undertaken in the south east quadrant of the City in
view of the poor offer that prevails

•

The failure to recognise in the retail planning of the City that Docklands represents essentially a
‘New Town in the City’

•

The retail and services needs of the Area require to be better met in a strategic way – one that is
more efficient, equitable and sustainable.

17.3.1.7.2 As the Poolbeg Peninsula is peripheral to what would be considered as a sequential extension of
comparison shopping in the City Centre and is not a realistic or realisable location for retail
warehousing, then the potential for retail floorspace is focused on the role that Poolbeg can
justifiably contribute to meeting main convenience and local services needs in the area and its wider
hinterland/catchment area. This principle should not be taken to undermine the requirement for
middle and higher order comparison floorspace as part of the required profile to ensure the viability
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and success of the District Centre.

17.3.2

Existing & Emerging Offer of the Catchment Area
Section 17.3.1 has identified the strategic deficiencies that prevail in the south of the City. The
research and analysis provided in this section of the RIA serves to highlight that the issue is
reinforced/of particular significance when the south east quadrant of the City is focused on. It is
structured as follows:
I. Review of offer and distribution of Level 3 Category A District Centres;
II. Focus on the offer and potential of the south east quadrant of the City; and
III. Meeting strategic convenience shopping needs.

17.3.2.1

Review of Offer, Potential and Distribution of Level 3 Category A District Centres

17.3.2.1.1 Figure 17.4 illustrates the distribution of Level 3 Category A District Centres in the South of the
City.
Figure 17.4

Strategic Distribution of Category A District Centres in South of City

Source: 2005 – 2011 Dublin City Development Plan
17.3.2.1.2 There are quantitative and qualitative deficiencies in the Level 3 District Centre provision in the
south of the City and limited scope for this to be significantly redressed. In summary:
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Ballsbridge: currently functions as limited village centre but the current application for the
Jury’s Berkeley Court site includes for over 14,000m2 net of main food convenience and middle
and higher order comparison floorspace

•

Ballyfermot is poor and has little market potential for enhancement

•

Crumlin Shopping Centre is poor and, although there are known proposals for its
regeneration/redevelopment, land and site constraints limit its potential to grow very much
greater in size than 15,000m2 net

•

Rathmines is a popular centre but both heritage and roads constrain the potential for any
sizeable increase in the quantum and quality of its retail offer.

17.3.2.1.3 The key issue that emerges from the analysis is that on the whole people living in the south of the
City are having to travel outside of the area to meet their main shopping needs. Although this may
be acceptable in respect of middle and higher comparison shopping needs, it is not in the case of
main food shopping given that it should be local and convenient – hence its categorisation as
convenience shopping. Within the south of the City, there is not a modern format large space
convenience store. As such, local people are having to travel to meet these needs with the key
destinations being Dun Laoghaire-Rathdown (Dundrum Town Centre and Blackrock in particular)
or South Dublin (Tallaght or Clondalkin).
17.3.2.2

Focus on the Offer and Potential of the South East Quadrant

17.3.2.2.1 Figure 17.5 illustrates the distribution of the main centres at the different levels of the City Retail
Hierarchy in or adjacent to the south east quadrant of the City and the Draft Planning Scheme Area
within this context.
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Distribution of Main Centres in the South East Quadrant of the City

17.3.2.2.2 The issue in respect of the deficiencies in meeting main food and services needs is given further
weight and significance when the more local context of the south east quadrant of the City is
examined and appraised. This essentially forms the catchment area of the South Docks and Poolbeg
Peninsula that is defined/examined further in Section 17.5.
17.3.2.2.3 In the paragraphs that follow, we examine the role, key characteristics, importance and potential of
each of the centres in or adjacent to the south east quadrant of the City. The review is structured by
their designation in the City Retail Hierarchy.
17.3.2.2.4 Level 3 Category A District Centres
I. Ballsbridge: as has been noted, currently has a very limited retail offer but could grow into
its potential as a convenience anchored middle and higher order District Centre forming the
heart of a new city quarter;
II. Docklands: the designated District Centre in Docklands is the Point Village. However, this
could be taken to serve South Docklands poorly in view of the barrier the Liffey presents on
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the following two levels:
¾ Firstly, the perceptual barrier of going north of the Liffey that prevails in the shopping
choices of those that live south of the river
¾ Secondly, the bridge tolls involved in making the journey – albeit that they may be minimal
in the equation of overall spend – they add to costs and decisions on choice.
Without compromising the priority attached to the City Centre, the position in respect of meeting
needs, requires to address these factors and ensure that they are met in an efficient, equitable and
sustainable way in the South Docks Area.
17.3.2.2.5 Level 3 Category B District Centres
There are no designated Level 3 Category B District Centres in the south east quadrant of the City.
17.3.2.2.6 Level 3 Category C District Centres
The figure illustrates that there are three Level 3 Category C District Centres in the catchment area
and a further three in close proximity to its boundaries. These and their characteristics are
summarised below in alphabetical order.
17.3.2.2.7 Level 3 Category C District Centres in the Catchment Area
•

Baggots Bridge: had a total net floorspace at 2001 of the order of 2,500m² and is anchored
by a Tesco Express, which has recently been upgraded/invested in. There are also: a symbol
group Spar; a small Donnybrook Fair which also houses a Post Office; a Sheridan’s Cheese
Shop, banks; pharmacies; gents fashion; a general store; newsagents; drycleaners;
hairdressers; beauticians; off licences; sandwich shops/cafes; fast food takeaways; and, a
range of public houses and restaurants. It is a popular centre that captures the trade of local
people and commuters heading in and out of the City. It would, however, not be described as
a main food shopping destination but rather a top up shopping location.

•

Irishtown/Ringsend: provide a limited retail offer that comprises a small newsagent, a
Tesco Express and a Londis store which meet the daily needs of its young and increasingly
affluent population. The Tesco Express is a welcome relatively recent addition but it does not
serve to stop the requirement for going out of the area to meet main food shopping needs and
this is a critical requirement if families are to be attracted to live in the Area.
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Sandymount: is not specifically identified as a centre in the City Development Plan but
would come under the designation of a Category C centre in the City Retail Hierarchy. At the
time of the 2001 GDA Retail Strategy floorspace survey, Sandymount had a total net
floorspace of 1,566m² of which 442m² was comparison. In the interim, there has been little
change although it has become a more established centre for restaurants and cafes. Tesco
sought to improve the convenience offer of its existing store through a mixed use scheme but
this was refused on appeal by the Board. There is generally limited potential for Sandymount
enhancing its retail offer and potential in view of the nature of the area.

•

Upper Baggot Street: can be taken to extend north to Merrion Row. It has: a poor Tesco
store; small but recently upgraded symbol group Centra and Spar stores; banks; newsagents;
florists; sandwich shops/cafes; fast food takeaways; and, a range of public houses and
restaurants. It services the top up shopping needs of local workers and residents and
commuters coming in and out of the City.

17.3.2.2.8 Category C District Centres Adjacent to the Catchment Area
I. Donnybrook: had a net floorspace of just over 1,300m2 at the time of the 2001 GDA Retail
Strategy floorspace survey. Since then, the small symbol group Centra has closed but a
larger format Donnybrook Fair with restaurant has opened. There is also a small symbol
group Spar that has recently been upgraded. In addition, Donnybrook has: a number of
specialist food and wine shops; a bank; a fishmongers; Foxes’ delicatessen; an interior
design shop; bookshop; women’s fashions; a pharmacy; drycleaners; hairdressers;
beauticians; a ‘party’ shop; florists; sandwich shops/cafes; fast food takeaways; and a range
of public houses and restaurants. An important new addition is a Boots outlet. There are a
number of existing and emerging development sites but none are of sufficient size for a main
food convenience store. Traffic congestion is also likely to be a constraint on any high traffic
generating shopping development. Previous consultations with the City Council, undertaken
in the preparation of other studies, have indicated that Donnybrook has limited scope for
further retail expansion;
II. Merrion Shopping Centre: is anchored by a relatively large Tesco store – in the context of
the general offer of the south east quadrant of the City. At 2001, the centre had a total net
floorspace of 2,942m2, of which 333m2 was comparison floorspace. The remainder of the
shops include fashion, footwear and a newsagent. While the Merrion Centre is the largest
convenience outlet in proximity to the catchment area, it is small and outdated in respect of
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meeting the convenience needs of the wider area; and
III. Ranelagh: has recently witnessed a considerable improvement in its convenience offer with
the opening of Superquinn on the Main Street. It now has the order of 3,500m2 of net retail
floorspace of which just over 51% is convenience. Other convenience shopping includes
symbol group Centra and Spar stores with the remainder of the shopping and services offer
being relatively limited. It is a popular location for public houses and restaurants.
17.3.2.2.9 Other Centres
The other centres in the catchment area where local people can do their food shopping are identified
as:
•

Dublin City Centre

•

South Docklands.

17.3.2.2.9.1 Dublin City Centre: is not the key location where people would generally go to do their main
food shopping but it would form part of a linked shopping trip with food shopping generally being
top up rather than the main purpose of the trip. This is reflected in the nature of the convenience
offer of the City Centre, particularly south of the river. The convenience retail offer of south and
north of the Liffey can be characterised as follows:
I. City Centre South: the main food shopping stores are Dunnes and Marks and Spencer with
the remainder of the offer being: specialist foodstores such as Fallon and Byrne; small but
improving symbol group stores; and, specialist shops such as the Sheridan Cheese Shop or
the recently opened Carluccio’s restaurant and shop; and
II. City Centre North: the main convenience shop is the compromised Tesco store below the
Jervis Shopping Centre. There are a growing number of specialist foodstores and a suite of
improving symbol group and discount food stores in and around the Henry Street area. The
Moore Street Market is an attraction and is becoming increasingly ‘internationalised’.
Shopping north of the river is not convenient to residents of the south east quadrant of the
City with access either by the East Link toll bridge or along the quays with the one way
system adding to the difficulties of accessibility.
17.3.2.2.9.12South Docklands: has evidenced an improvement in its convenience and services floorspace in
recent years but the offer can generally be characterised as being local in attraction and limited in
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scale and diversity. This position is not set to change under the 2008 Master Plan or the 2005
Grand Canal Dock Amending Planning Scheme.

17.3.3

Meeting Strategic Convenience Shopping Needs - Conclusion
This section provides our conclusions and key strategic considerations in respect of the retail role
and potential of Docklands, and in particular the emerging Poolbeg Peninsula Planning Scheme
Area, in meeting convenience shopping needs in a more efficient, equitable and sustainable way.
We focus on addressing the issues and potential of meeting these strategic needs under the
following headings:

17.3.3.1

•

South of City

•

South east quadrant

•

The Docklands dimension

•

Local context.

South of City
Across the south of the City, as is equally applicable to north of the Liffey, the City Development
Plan’s priority is to ensure that main food shopping needs are met in Level 3 Category A District
Centres. However, in respect of meeting the needs of the south east quadrant of the City, this is
not a feasible or sustainable option given the issues and difficulties of cross city connectivity by
road or public transport which is unlikely to be greatly relieved with the introduction of the
proposed east – west LUAS line. The radial road network is the most convenient and easily
negotiable by either private car or public transport. This noted, although shopping and other travel
by public transport is encouraged as the most sustainable option, people do not do their
bulky/trolley food shopping by public transport. It is a fact recognised in the RPG which
acknowledges that main food shopping is a high generator of traffic. Additionally, there is the
practicality of such trips that are particularly an issue for the less mobile in the community,
including the elderly and parents with young children. The emphasis must be on convenience.

17.3.3.2

South East Quadrant
The review of centres in and adjacent to the south east quadrant of the City has confirmed that the
main food shopping needs of the area are very poorly served. It is the most affluent area of the
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City but is the one that is most deficient in main food shopping floorspace and in fact convenience
shopping as a whole. If planning consent for the Jury’s Berkeley Court scheme is fully granted by
the Board, this will contribute to the issue being redressed and will deliver Ballsbridge’s role as a
Level 3 Category A District Centre in the City Retail Hierarchy. However, as the capacity
assessment will demonstrate, there is considerable scope for further quantitative and qualitative
improvements within the area and this reflects both the affluence of the area and the deficiencies
that prevail.
17.3.3.3

The Docklands Dimension

17.3.3.3.1 In the approach adopted to strategic retail planning, founded on the focus of protecting the role and
importance of the City Centre, it has only been relatively recently that there has been recognition
beyond the objectives of the Docklands Master Plans in respect of what the Area is delivering in
terms of the size of its residential and working population. As has been highlighted previously, it is
estimated that over the period of the Planning Scheme the area will have a residential and working
population of some 40,000 and 80,000 respectively. By comparative analysis, we have identified
that what is being created is ‘A New Town in the City’. The designation of two Level 3 District
Centres in Docklands in the 2008 GDA Retail Strategy recognises the requirement for a critical
mass of retail and services floorspace to serve the needs of people living and working in the area in
a more sustainable way than has prevailed to date.
17.3.3.3.2 The Point Village District Centre will be an important and much needed introduction to the
sustainable planning and development of the Docklands Area. The gross floorspace of the District
Centre is 19,235m2. Taking a net to gross ratio of 66%, which is generally accepted as being
appropriate for similar developments – as confirmed in the 2008 GDA Retail Strategy, the resultant
net floorspace is just less than 12,500m2. Until both the Point Village and Poolbeg were designated
as District Centres, this quantum was deemed as appropriate for meeting the needs of a population
that is greater than the current size of either Dundalk or Sligo – both NSS designated Gateways –
and this is without feeding in the added significant dimension of a working population of the order
of 80,000.
17.3.3.3.4 As responded to in the designation of two District Centres in Docklands, and highlighted in the
Master Plan, the Point Village will meet needs north of the Liffey but will not meet those of the
South Docklands Area. The proposed Poolbeg District Centre will meet strategic requirements and
redress the issues that currently prevail.
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Local Context

17.3.3.4.1 The review of convenience shopping provision in the local context – the offer and potential in
Irishtown/Ringsend, Sandymount and South Docklands – identifies that it is very limited in respect
of meeting main food shopping needs given the size and affluence of the population in view of
development potential and site availability. We address this further in Section 17.4 which examines
the potential of the different centres at a site level under the tests of the Sequential Approach.
17.3.3.4.2 Internalising redressing these issues within the heart of the Poolbeg Peninsula will not resolve the
problem. It requires to provide the hub and interface of the old (Irishtown/Ringsend), the new
(South Docklands) and the emerging (the Poolbeg Peninsula) – an approach that provides a sound,
coherent and sustainable basis for the strategic planning of the wider area.
17.3.3.4.3 The conclusions are that a limited small scale convenience anchored scheme will not redress the
issues that prevail in respect of meeting the strategic convenience shopping needs of the South
Docklands, the Poolbeg Peninsula, the south east quadrant of the City and importantly the more
local needs of the existing, new and emerging residential and working population. This section has
provided the strategic planning case that underpinned the designation of Poolbeg as a Level 3
District Centre in the 2008 GDA Retail Strategy and the wider role it will play in meeting the needs
of the immediate established and growing residential and working population that lie in its
hinterland.

17.4
17.4.1

Likely Impact of the Draft Planning Scheme
The review of the retail landscape within which the Draft Planning Scheme Area and its
immediate hinterland sits has identified that the area, and the south eastern quadrant of the City as
a whole, is poorly provided for across all sectors of the retail market, even when emerging
applications are fed into the equation. It has, however, also set out strategic parameters of how the
location should be viewed within the framework provided by the current City Retail Hierarchy and
the additional potential and need that require to be given due consideration. The latter is a key
issue that requires to be squarely addressed in framing the realistic retail potential of the Planning
Scheme Area.

17.4.1.1

Although the expenditure capacity for additional retail floorspace is only one of the considerations
that have an important bearing in the determination of the appropriateness or not of an application
for new retail floorspace, it is a factor that is given substantial weight whereas the real issue that
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should be the focus is whether the proposal will have an adverse impact on the vitality and
viability of any existing centre. This noted, as the first part in the sequence, determining the
expenditure capacity for additional retail floorspace requires to be established. The key initial
inputs to this are:
I.
II.

17.4.2
17.4.2.1

Definition of the catchment area;
Understanding local population trends;

III.

Establishing the historic population trends in the wider City and GDA context; and

IV.

The population projections appropriate to the catchment area.

Definition of the Catchment Area
Definition of a catchment area for new retail floorspace is a matter of judgement informed by
experience and the performance of comparable centres. It depends on factors such as the scale and
nature of the development, the distribution of population, travel times/road network and the
location of competing centres and developments. It is also informed by health check appraisals of
the centres within the catchment area and those of main existing and potential competing centres
adjacent to the area. Based on these considerations, the derived catchment area for the proposed
development is illustrated in Figure 17.6

17.4.2.2

The figure identifies that the catchment area of the Draft Planning Scheme Area does not extend to
the north of the Liffey. This reflects the principle that these needs will be met by the Point Village
District Centre and other floorspace in the north of the City. However, it does extend into the
eastern part of the south of the City Centre which responds to the deficiency of main food
shopping floorspace in the area. This equally applies to its extension to Donnybrook and the N11
and south to the edge/interface with the Merrion Shopping Centre.

53
Cunnane Stratton Reynolds

Effect on the Environment: Material Assets –
Retail Impact

Poolbeg Planning Scheme EIS
Figure 17.6

17.4.3
17.4.3.1

February 2009

Draft Planning Scheme Retail Catchment Area

Understanding Local Population Trends
The population estimates for the derived catchment area were provided by GAMMA, one of the
leading GIS mapping companies in the country. These are set out in Table 17.2.
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Catchment Area Population

Part in

1996

Irishtown/Ringsend

2002

% Chang
96-02

2006

%

%

Change

Change

02-06

96-06

4,349

4,304

-1.0

4,754

10.3

9.3

Sandymount

7,349

7,495

2.0

7,241

-3.4

-1.5

Ballsbridge

9,876

10,665

8.0

11,204

5.1

13.4

Grand Canal Dock

6,599

7,005

6.2

9,385

34.0

42.2

South City Centre

2,387

3,220

34.9

3,291

2.2

37.9

Catchment Area

30,560

32,689

7.0

35,875

9.7

17.4

17.4.3.2

Although numerically the population growth figures in the catchment area are not significant
against trends in the regional ‘hotspots’, the percentages are when set against the picture at the
City level, which we highlight in our review of wider population trends below. The catchment
area of a proposed retail development – in this case the retail components of the Draft Planning
Scheme – is the area from which the majority of the turnover of the retail floorspace will be
derived. As such, of particular importance to the capacity assessment is the distribution of
population in the catchment area. The table illustrates that the catchment area comprises
Irishtown/Ringsend, Sandymount, Ballsbridge, Grand Canal Dock and South City Centre.
Between 1996 – 2006 all of these areas experienced a population increase except for Sandymount,
which saw its population decrease by 1.5% over the period. The Sandymount trends reflect the
restricted current potential of the area for any significant residential development. This noted, the
key trends which have prevailed can be summarised as:
•

The greatest population growth between 1996 – 2002 in the catchment area was in Grand
Canal Dock (42.2%) reflecting the significant regeneration of the area that has taken place,
particularly over the period 2002 – 2006.
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The South City Centre witnessed growth of 37.9% between 1996 – 2006 but this slowed
down significantly over the period 2002 – 2006, largely reflecting the shortage of land and
buildings for new residential development.

•

The next highest area of population growth between 1996 – 2006 was in Ballsbridge
(13.4%),

evidencing

new

residential

developments

and

the

return

of

older

Victorian/Edwardian stock from offices/commercial to residential.
•

The Irishtown/Ringsend area witnessed a reversal in the modest decline of 1% between
1996 – 2002 to achieve an overall growth of 9.3% over the period 1996 – 2006, which
illustrates the new residential development that has been taking place in recent years.

•

As has been noted, Sandymount is the only part of the catchment area that witnessed
overall population decline (1.5%) between 1996 – 2006, with the decline (3.4%) coming
over the period 2002 – 2006 following a modest increase (2.0%) between 1996 – 2002. The
trends reflect the constraints in the area for delivering development land.

17.4.4
17.4.4.1

Historic Population Trends
Historical population trends provide an insight into the comparative performance of an area and
generally inform the approach required in population forecasting. This is built up from an
examination of both the local and wider historical context for the period 1996 – 2006 which is set
out in Table 17.3.
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Population Trends GDA & State 1996 – 2006
% Change

Area

Dublin City

1996

2002

’96-‘02

2006

%

%

Change

Change

‘02-‘06

‘96-‘06

481,854

495,781

2.9

506,211

2.1

5.05

189,999

191,792

0.9

194,038

1.2

2.1

Fingal

167,683

196,413

17.1

239,992

22.2

43.12

South Dublin

218,728

238,835

9.2

246,935

3.4

12.9

Dublin Region

1,058,264

1,122,821

6.1

1,187,176

5.7

12.2

Kildare

134,992

163,944

21.4

186,335

13.7

38.0

Meath

109,732

134,005

22.1

162,831

21.5

48.4

Wicklow

102,683

114,676

11.7

126,194

10.04

22.9

Mid East Region

347,407

412,625

18.8

475,360

15.2

36.8

GDA

952,692

1,004,614

5.45

1,045,769

4.1

9.8

State

3,626,087

3,917,203

8.0

4,239,848

8.2

16.9

Dun LaoghaireRathdown

Source: Census Population 1996, 2002 and 2006
17.4.4.2

From the table, it can be seen that the City has witnessed a significantly lower population growth
between 1996 – 2006 than the Dublin Region as a whole (the former Dublin County comprising
the City, Dun Laoghaire-Rathdown, Fingal and South Dublin), the GDA or the State. Population
growth for the period was just of the order of 5.0% compared with the double digit figures
achieved in the other areas. Although the growth appears to have slowed between the 2002 and
2006 Censuses, as the period was only four years then the per annum growth actually marginally
increased compared with that of the six years between the 1996 and 2002 Censuses.

17.4.4.3

It is also important to note that the Dublin Region also had a lower growth rate than the GDA as a
whole and the State. However, it should be clarified that there has been significant population
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growth in Fingal, and to a lesser extent in South Dublin County, but the lower growth trends in
the City and Dun Laoghaire-Rathdown administrative areas have resulted in the overall lower
average for the Region. The lower population increases in both the City and Region (overall) can
be largely attributed to the combination of the relatively limited land supply for new dwellings in
the City and Dun Laoghaire-Rathdown and high housing prices in the Region forcing people to
locate in the Hinterland Area of the GDA and even further afield as road and rail infrastructure
have continued to improve.
17.4.5
17.4.5.1

Population Forecasts for the Catchment Area
To inform our analysis of the prospects for future population growth, and consequently the retail
potential of the Draft Planning Scheme Area, population projections have been constructed for its
derived catchment area. These are influenced by the recent trends set out above but also take
account of other national and regional data and projections. As such, reflecting these factors, our
population forecasts are constructed from review of the following authoritative sources/projections
and data:
I.
II.
III.

National Spatial Strategy (2002);
Central Statistics Office (CSO) Regional Projections 2006 – 2021 (May 2005);
DoEHLG Circular SP1/07 on Revised National and Regional Projections to Regional and
Local Authorities (February 2007); and

IV.

Review and Update of GDA Population Projections published by the Dublin and Mid East
Regional Authorities (April 2007).

17.4.5.2

Population projections are constructed on facts and trends but detailed demographic forecasting,
especially over longer timescales, can only be viewed as a tool to inform decision making –
history alone can validate whether predictions were right. This is a particular issue in dynamic and
changing economies, such as has been the case in Ireland in recent years. We have given due
regard to changing economic conditions and, consequently, the range of relevant published
population forecasts in our determination of what should be adopted as the basis for the
construction of those appropriate to the catchment area of the Draft Planning Scheme Area.
However, in addition, it is important to highlight there is a degree of flexibility in respect of the
approach to forecasting given that the National Spatial Strategy (NSS) advises that there is still
potential for significant growth above current trends and that this should be planned for if the
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objectives of the 20 year NSS spatial framework are to be achieved. As such, this potential should
also be taken into account in population forecasting at town/village and catchment area levels.
17.4.5.3

The NSS advice is given weight by the fact that the results of the 2002 and 2006 Censuses have
indicated that population growth across the country, and in particular parts of the country, has
been accelerating above the levels and trends which were anticipated in the 2002 NSS and the
2004 revised projections provided by the DoEHLG as the basis for the preparation of Regional
Planning Guidelines. To put this in context, the 2002 NSS provided low and high population
growth scenarios that indicated the population of the country would grow to 4.4 million and over 5
million respectively by 2020. At the time, the lower growth figure was considered to be ‘overly
optimistic’. Based on the results of the 2002 Census, the projected low growth scenario for 2020
was revised upwards by the Department to 4.7 million and this was the basis on which projections
at the regional level were set for the preparation of the 2004 Regional Planning Guidelines. The
2006 Census results identified that the population at April 2006 was over 4.2 million and, on the
basis of this, the DoEHLG issued revised national and regional projections founded on the country
achieving a population of 5.3 million by 2020.

17.4.5.4

As a consequence of the DoEHLG’s revised national and regional projections, the Department
requested that Regional Authorities provided reviews and updates of their Regional Planning
Guidelines and local authorities take due account of them in the preparation of development plans.
This was responded to by the Dublin and Mid East Regional Authorities April 2007 Review and
Update Report of the 2004 Regional Planning Guidelines Greater Dublin Area (RPGGDA).

17.4.5.5

Taking due regard of the above factors and influences, in compliance with the approaches adopted
at both the national and regional levels, both low and high population projection scenarios were
constructed for the catchment area in the RIA. The adoption of the two scenarios responded to the
fact that it was recognised that there would be fluctuations in the economy over the period of the
NSS and RPGGDA. Following an extended period of growth, we are currently witnessing a low
or negative growth scenario and this is accommodated in the low growth scenario estimates
founded on a baseline data deadline of June 2008, the freeze date for the data underpinning the
Draft Poolbeg Peninsula Retail Strategy. Given the long term delivery programme of the Draft
Planning Scheme’s objectives then consistency with the strategic approaches adopted at the
national and regional level are wholly defensible and appropriate.

17.4.5.6

The above noted, it is important to highlight that the Table 17.4 provides the summary population
forecasts which are derived from the trends witnessed in the catchment area over the last ten years
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as well as taking due account of the projections provided by the different national and regional
sources. These are set out for:
•

The Base Year (2008) – the year that the Draft Planning Scheme was prepared.

•

The end of the 2008 Docklands Master Plan plan period (2013).

•

A ten year projection timescale – up to 2018 which takes account of the proposed
development strategy for the Draft Planning Scheme Area and the need to ensure that a
District Centre is sustainable within this period. In setting 2018 as a reference year, it is
wholly acknowledged that the full delivery of the development strategy for the Planning
Scheme Area has a longer timescale. However, in terms of strategic retail planning, the
approach is consistent with the vision for the area prescribed in the 2008 Master Plan and
confirmed in the 2008 GDA Retail Planning Strategy, which have timescale horizons of 2013
and 2016 respectively with both of these identifying the need for a Level 3 District Centre in
Poolbeg.

17.4.5.6

Population projections are not provided for the period post 2018, when Stage 2 of the District
Centre and the potential Neighbourhood/Local Centre will be delivered. This is because the focus
of the RIA is on the major quantum of retail floorspace – the District Centre. Post 2018, projected
population growth in the catchment area, of which the new residential development in later stages
of the Draft Planning Scheme will be of considerable importance in the equation, and will easily
accommodate the expenditure potential required to support Stage 2 of the District Centre and a
new Neighbourhood/Local Centre.

Table 17.4

Scenario

Catchment Area Population Projection Estimates

2008

2013

2018

%

%

Growth

Growth

08-13

13-18

% Growth
08-18

Low

37,583

45,263

54,696

20.4

20.8

45.53

High

38,827

49,145

60,199

26.6

22.5

55.0

Source: Declan Brassil and Company (2008)
17.4.5.7

Founded on the above timescales and principles, the paragraphs that follow provide the detail of
what has underpinned the low and high population growth scenarios adopted in the capacity
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assessment for new retail floorspace in the Draft Planning Scheme catchment area. It is important
to highlight that, given that the Area is currently a brownfield site, the 11,000 population increase
over a 25 year period – attributable to the residential component of the mixed use regeneration
strategy for the Area – is deemed as additional to current forecast trends for the catchment area
and has been built into the model.
17.4.6
17.4.6.1

Low Population Growth Scenario
The low population growth scenario was derived from the population trends experienced in the
catchment area between 2002 – 2006, coupled with the addition of an estimated 5,881 persons
over the period 2010 – 2018. The year 2010 rather than the 2008 commencement year of the Draft
Planning Scheme has been adopted as this takes account of timescale involved in achieving build
out and the beginning of occupancy/take up of residential units. Over the period 2010 – 2018, the
low population growth scenario equates to an annual growth rate of 2.35% which is strongly
influenced by the development of the Draft Planning Scheme Stage 1 Development Zone 1 – the
former Irish Glass Bottle site and adjacent Fabrizia lands. Based on this, the low growth scenario
estimates that the population of the catchment area will be 37,583 in 2008, 45,263 in 2013 and
54,696 by 2018 when Stage 1 of the Planning Scheme is programmed to be fully implemented.

17.4.7
17.4.7.1

High Population Growth Scenario
A high population growth scenario has been based on granted extant planning permissions for
residential development since 2004. Our research indicates that grants provide for of the order of
2,361 units. Applying the average household size of 2.5 for Dublin City (CSO, 2006), this
translates into a population increase of some 5,903. Again, coupled with this is the addition of an
estimated 5,881 persons over the period 2010 – 2018 attributable to implementation of Stage I of
the Draft Planning Scheme.

17.4.7.2

Based on the high growth scenario, the catchment area population is estimated to be 38,827 in
2008, 49,145 at 2013 and 60,199 by 2018. Given that there are a suite of large sized mixed use
schemes in the catchment area at different stages in the planning process which have high
components of new homes plus the fact that Stage 1 of the Draft Planning Scheme will also
provide for a large increase in the residential and working population of the area, then the high
growth scenario should be viewed as the realistic and achievable baseline in respect of the retail
and services needs of the area.
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Capacity Assessment
An important step in the RIA is the capacity assessment. However, it alone does not determine
whether a development/proposed retail floorspace will or will not have a potential retail impact.
The key issue is impact on turnover and hence the viability/vitality of a centre. The role of the
capacity assessment is, therefore, to provide a defensible indication of the broad requirement for
additional retail floorspace in a catchment area.

17.4.8.2

The timeframe for the Draft Planning Scheme is 25 years. However, the key strategic retail
component of the scheme – the District Centre – will be delivered in the early stages of the
regeneration strategy. As such, the assessment covers the period from 2008 – 2018, with 2013
being the assumed Design Year for Stage 1 of the District Centre. This Design Year is consistent
with the objectives of the 2008 – 2013 Master Plan and Poolbeg’s designation as a Level 3 District
Centre in the 2008 – 2016 GDA Retail Strategy. The Design Year is defined as the year that
normal trading conditions will have been established and is accepted by convention to be two
years after a centre has opened. This reflects the timescales involved in fully letting all of the retail
floorspace.

17.4.8.3

The capacity assessment also considers the period from 2013 – 2018 to demonstrate that post 2013
the potential for additional retail floorspace in the catchment area increases. This would be
substantially further enhanced if the 25 year timeframe for the Planning Scheme was applied as
year on year expenditure/capacity potential will increase due to a mix of population and economic
growth. In effect, the extension of the time horizon to 2018 serves the role of the sensitivity
testing of potential and accommodates any slippage in delivery that may occur due to economic or
other development influences.

17.4.8.4

The capacity assessment identifies the type and amount of additional retail floorspace required to
accommodate the projected additional expenditure in the catchment area over the period 2008 –
2018. It makes allowances for:
I.

New retail outlets that are planned to come on stream, identified by extant planning
permissions;

II.

Increases in sales in existing retail floorspace due to improvements in turnover efficiency;
and

III.

Expenditure in alternative forms of retailing – this includes e-retailing, mail order sales and
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market stalls. It excludes wholesale retail and car sales outlets, as set down by the RPG.
17.4.8.5

17.4.9
17.4.9.1

The key steps of the assessment are as follows:
•

Step 1: Population and Expenditure Estimates

•

Step 2: Turnover Estimates

•

Step 3: Turnover Ratios

•

Step 4: Gross Additional Expenditure Potential

•

Step 5: Future Sources of Retail Sales

•

Step 6: Capacity Potential.

Population and Expenditure Estimates
The first step is to calculate the total amount of expenditure on convenience and comparison
goods by the resident population of the catchment area up to 2013 and on to 2018. The per capita
expenditure estimates for comparison and convenience goods are derived from the Central
Statistics Office’s (CSO) Annual Services Inquiry (ASI) and Regional Incomes and County Gross
Domestic Product (GDP) statistics for 2005, the latest year for which comparable disaggregated
information has been published. Table 17.5 provides the per capita expenditure estimates for
convenience and comparison goods in the Dublin Region/former Dublin County – the area within
which the catchment area sits and for which published data are available – and projects them
forward based on recent published personal consumption growth estimates. The figures take into
account/deduct the effects of internet shopping.

Table 17.5

Per Capita Expenditure(€) in the Dublin Region (at 2005 prices)

Type of

% Growth

% Growth

Goods

2008

2013

2008-2013

2018

2013-2018

Convenience

3,891

4,192

7.7

4,516

7.7

Comparison

4,383

5,022

14.6

5,954

18.5

Total

7,076

7,879

22.3

10,470

26.3

Source: DBCL 2008
Note: percentage growth figures are rounded up and down
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Applying the projected population figures for the catchment area from Section 17.4.5 to the per
capita expenditure estimates provides an estimate of the total amount of available convenience and
comparison expenditure in the catchment area. This is set out in Table 17.6 for both the low and
high population growth scenarios. The table illustrates that comparison expenditure growth is
increasing at a faster rate than that of convenience based on the most recent published statistics.
This is evident across the country and reflects a maturing retail economy, even in a period of slow
down.

Table 17.6

Catchment Area Total Expenditure (€m at 2005 prices)

Category

% Growth

% Growth

2008-2013

2013 - 2018

247

30.1

30.0

206

272

36.4

32.0

165

227

326

37.6

43.6

170

247

358

45.3

44.9

2008

2013

2018

Low Population

146

190

High Population

151

Low Population
High Population

Convenience

Comparison

Source: 2005 ASI (CSO, 2006), 2005 County Incomes & Regional GDP

17.4.10
17.4.10.1

Turnover Estimates
The current turnover of retail outlets in a catchment area is estimated by using the expenditure
potential of the catchment’s population and information on inflows and outflows of expenditure.
These flows are defined as follows:
I. Market Share: the proportion of total expenditure by the catchment population that is
retained in the catchment area; and
II. Trade Draw: the proportion of total turnover that is due to people living outside of the
catchment area.

17.4.10.2

Market share and trade draw estimates were informed by the following facts and influences:
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The findings from the proposed Jury’s Berkeley Court development consumer surveys
presented in the 2007 EIS supporting the planning application. The importance of the
findings of these surveys in the preparation of the RIA is validated by the fact that this
proposed development had a comparable catchment area to the Draft Planning Scheme
Area. The consumer surveys confirmed the very low levels of convenience and comparison
expenditure retention and trade draw that prevailed in the area.

•

Consideration of the effects on convenience shopping and expenditure patterns of the
opening of the two convenience stores in the Grand Canal Docks area and the introduction
of the Tesco Express in Ringsend/Irish Town. These introductions serve to increase
convenience market share and trade draw. Convenience market share will not increase to a
significant degree as they are predominantly top up shopping locations. However, they have
potential to increase convenience trade draw in view of their ‘convenience’ to the growing
working population of South Docks and the fact that many of that working population
currently live outside of the catchment area.

•

The accessibility to residents within the catchment area to the City Centre and other main
centres outside of the catchment area for both convenience and comparison shopping and
the general paucity of offer in the catchment area set against expenditure potential – the
effect is high levels of expenditure outflows. The combined effect of this is high levels of
convenience and comparison expenditure outflows and very modest comparison inflows.

•

Review/reconciliation of what the sustainable turnovers of existing centres require to be set
against our qualitative assessment of their vitality and viability.

17.4.10.3

Founded on consideration of these facts and influences, the derived market share and trade draw
estimates for the 2008 Base Year are:
I.
II.

17.4.10.4

Market Share: 40% for convenience and 15% comparison
Trade Draw: 20% convenience and 5% comparison.

Looking ahead, Stage 1 of the proposed District Centre, in combination with current extant
permissions in the catchment area, will serve to help reduce the levels of convenience outflows
from the catchment area due to the nature and scale of the floorspace proposed. This will be a
result of local people being able to meet their main food shopping needs in the area which will
serve to substantially reduce expenditure leakage from the catchment area. Founded on this
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principle, it is assumed that the introduction of Stage 1 of the District Centre will increase
convenience market share to 60% by 2013. This will be further enhanced to the order of 80% by
2018 as a result of other emerging proposals in the catchment area. In parallel, there will be
improvements to comparison trade draw as a consequence of the strategic improvements in the
comparison offer. They will, however, not be as great as those experienced in respect of
convenience trade draw in view of the nature of the offer.
17.4.10.5

The market share and trade draw estimates are applied to the gross expenditure potential figures to
derive the estimated turnover of existing retail outlets in the catchment area. This is set out in
Table 17.7.
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Table 17.7 €m Turnover of Retail Outlets in the Catchment Area (2005 prices)
Year

Convenience
Low

Comparison
High

Low

High

146.3

151.1

164.7

170.2

87.8

90.7

140.0

144.7

58.5

60.4

24.7

25.5

14.6

15.1

1.3

1.3

73.1

75.5

26.0

26.9

189.7

206.0

227.3

246.8

75.9

82.4

181.9

197.4

113.8

123.6

45.5

49.4

37.9

41.2

5.1

5.5

151.8

164.8

50.5

54.8

247.0

271.9

325.6

358.4

49.4

54.4

227.9

250.9

197.6

217.5

97.7

107.5

65.9

72.5

24.4

26.9

263.5

290.0

122.1

134.4

2008
Resident Expenditure
Less Expenditure Outflow

60.0

85.0

Spend by Residents in Outlets in
Catchment Area
Add Imported Expenditure

20.0

Total Spend in Catchment Area

5.0

2013
Resident Expenditure
Less Expenditure Outflow

40.0

80.0

Spend by Residents in Outlets in
Catchment Area
Add Imported Expenditure

25.0

Total Spend in Catchment Area

10.0

2018
Resident Expenditure
Less Expenditure Outflow

20.0

70.0

Spend by Residents in Outlets in
Catchment Area
Add Imported Expenditure
Total Spend in Catchment Area

25.0

20.0

Source: DBCL 2008

17.4.10.6

To explain our approach to deriving turnover, we work through how it was calculated for
convenience turnover at 2008. In 2008, there is between €73.1m – €75.5m of convenience
expenditure available in the catchment area. Some of the expenditure will be spent in retail outlets
outside of the catchment area which is determined by the market share (40%) with the majority
(60%) of convenience shopping expenditure taking place outside of the catchment area. The
outturn of these market share assumptions is that residents of the catchment area are currently
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spending between €58.5m – €60.4m on convenience goods in floorspace in the catchment area.
The remaining turnover supporting existing convenience floorspace is derived from the
convenience trade draw of (20%) from shoppers who are normally resident outside the catchment
area. Given the relative paucity of the existing offer, trade draw is relatively high and, as noted,
reflects the important top up shopping role that the area serves for both the significant and
growing working population in the area and commuters that are travelling through the area. The
trade draws results in the further €14.6m – €15.1m of convenience expenditure spent within the
catchment area by people who live outside of the area.
17.4.10.7

Applying the same approach to comparison expenditure/turnover, the table identifies the even
more significant outflows from the catchment area and very limited inflows of expenditure. This
reflects the very limited quantum and quality of comparison floorspace that currently prevails.

17.4.10.8

This suite of assumptions are applied to our derivation of the turnover of retail outlets in the
catchment area. The exercise is carried out for both convenience and comparison turnover for
2008, 2013 and 2018 under the low and high population growth scenarios.

17.4.11
17.4.11.1

Turnover Ratios
Founded on the information set out in Table 17.7, it is possible to estimate the current retail
floorspace turnover ratios that prevail in the catchment area. We have reviewed the floorspace
survey information provided in the 2008 GDA Retail Strategy as part of the preparation of the
RIA to enable any changes/new developments to be taken into account. This information was
augmented with Authority and City Council planning register information. The review identifies
that there are a number of new retail developments that have been trading since the 2008 GDA
Retail Strategy baseline was established which require to be incorporated into the total floorspace
estimates.

17.4.11.2

Focusing first on convenience floorspace, based on the above sources of floorspace data and the
health checks, it is estimated that there is in the order of 6,382m2 of net convenience floorspace
within the Draft Planning Scheme catchment area. When we set against the total Gross
Expenditure that is available, this results in an average floorspace turnover ratio of €11,648 per m2
for existing convenience floorspace. Based on our work around the City and country, existing
convenience floorspace would normally have a turnover of €12,000 per m2. Comparative analysis
of the two figures would conclude that there is a small degree of underperformance in

68
Cunnane Stratton Reynolds

Effect on the Environment: Material Assets –
Retail Impact

Poolbeg Planning Scheme EIS

February 2009

convenience turnover that can be attributed to the limited quality of the existing offer when set
against expenditure potential.
17.4.11.3

With regards to comparison floorspace, the above sources of floorspace data and the health checks
identify an estimated baseline net comparison floorspace in the catchment area of the order of
2,520m2. When we set this against the Gross Expenditure available at the 2008 Base Year, this
results in an average floorspace turnover ratio of €10,492 per m². This is more than double the
€5,000 per m² that is assumed by convention as the average turnover for existing comparison
floorspace. Comparative analysis of the two figures would generally conclude that there
significant overtrading in comparison floorspace in the catchment area when set against the Gross
Expenditure that is available, which consequently provides a reservoir of additional spend for new
floorspace in the catchment area. In respect of the catchment area, the term overtrading essentially
identifies that there is significantly greater spend available than floorspace to match its potential.

17.4.12
17.4.12.1

Gross Additional Expenditure Potential
Using the turnover estimates presented in Table 17.7, it is possible to estimate the growth in spare
expenditure capacity that will occur in the catchment area up until 2018. The estimates are
provided in Table 17.8. The table shows that population growth over the period 2008 – 2018,
combined with projected growth in per capita consumption, will increase the expenditure capacity
of the catchment area by between €190.4m – €214.4m for convenience goods and between
€96.1m – €107.5m for comparison.
Table 17.8

Gross Spare Expenditure Capacity in the Catchment Area (2005 prices, €m)

Convenience
Period

Comparison

Low

High

Low

High

2008-2013

78.7

89.3

24.5

28.0

2013-2018

111.7

125.2

71.6

79.6

Total 2008-2018

190.4

214.4

96.1

107.5

Source: DBCL 2008
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Future Sources of Retail Sales
The spare expenditure figures that have been estimated for the catchment area are gross estimates
and need to be adjusted to take account of expenditure that may occur via new retail developments
that are due to come to stream, increases in turnover efficiency and any evidence of overtrading.
These are each addressed in the paragraphs that follow.

17.4.13 1 Extant Planning Permissions
Account requires to be taken of extant retail permissions in the capacity assessment. In addressing
this for the Draft Planning Scheme Area, a cap is set on planning applications that are included in
the assessment at 1,000m2 gross for convenience floorspace and 2,000m2 gross for comparison.
These were the thresholds set down for the appraisal of large retail developments in the 2001
GDA Retail Strategy. It is an approach generally adopted in RIA and retail strategies around the
country and has been accepted by both Local Planning Authorities and the Board. This noted, we
would highlight that the threshold/cap is comparable but more detailed and robust than the
combined 2,500m2 gross floor area threshold set out for Level 3 centres or below in the 2008
GDA Retail Strategy. For clarity, extant planning consents are defined as follows:
•

Full planning permissions that have been granted by a Local Planning Authority or the
Board.

•

Retail developments that are under construction.

•

Retail developments that have been trading for less than a year. Those which have been
trading for a year or more are defined as existing floorspace whose turnovers are derived
from the Base Year gross expenditure capacity. They, therefore, with the exception of
floorspace efficiency, do not capture any of the additional expenditure potential for new
floorspace between the Base and Design Years or thereafter.

The freeze date for extant planning permissions incorporated in the RIA was June 2008. This was
the freeze date applied to baseline information in the preparation of the Draft Poolbeg Peninsula
Retail Strategy, which underpins the RIA. Noting these qualifications, our research indicates that
there have been no additional consents in the Draft Planning Scheme catchment area above the
thresholds set granted in the interim period.
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17.4.13.2 Turnover Efficiency
It has generally been accepted that convenience floorspace is trading at a level with little further
scope for further increases in floorspace efficiency. However, over time, it has been assumed that
the efficiency of comparison floorspace will increase by 1% per annum. These assumptions are
generally what have been applied and adopted by leading retail planning consultancies in Ireland.
However, they differ from that set out in the 2008 GDA Retail Strategy which adopts the annual
growth rates of 0.50% and 1.75% for convenience and comparison floorspace respectively,
founded on experience in the UK. Although the principles adopted differ, the important fact in
respect of the capacity assessment is that there is almost indiscernible quantitative difference in
the outturn figures. Noting this, we have adopted the approach generally applied in Ireland and
have calculated comparison turnover efficiency growth for both existing and extant comparison
floorspace. The effect of turnover efficiency gains will reduce the catchment area’s comparison
expenditure capacity by €0.17m per annum.
17.4.14
17.4.14.1

Capacity Potential
The final part of the capacity assessment is to determine the amount of floorspace that is required
over the periods to 2008 – 2013 and 2013 – 2018 within the catchment area. This is the floorspace
needed to accommodate the increase in expenditure potential that will occur due to population and
economic growth under both low and high growth scenarios. The first stage in this exercise is
understanding the net expenditure capacity which is available to support additional retail
floorspace. This is set out in Table 17.9.

Table 17.9

Net Spare Expenditure Capacity in the Catchment (2005 prices, €m)
Period

Convenience

Comparison

Low

High

Low

High

2008-2013

69.3

79.9

23.6

27.1

2013-2018

111.7

125.2

70.7

78.7

Total 2008 - 2018

181.0

205.1

94.4

105.8

Source: DBCL 2008
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The table illustrates that up to 2013, in view of the unsustainable outflows of both convenience
and comparison expenditure and low inflows, there is limited Net Spare Expenditure Capacity
available for additional retail floorspace. This position significantly changes post 2013 in view of
the effects of Stage 1 of the District Centre and other extant permissions on shopping patterns.

17.4.14.3

New convenience and comparison floorspace, in view of their greater efficiency, have higher
turnover ratios than existing floorspace. These ratios differ across each category of floorspace
(convenience or comparison) and the different types of floorspace within each category. For
example, a large new superstore will have a higher turnover per m² than a small supermarket or
discount store and higher order comparison floorspace (such as a department store) will have a
higher turnover than the comparison component of a superstore or supermarket. Founded on
consultations with the retail industry, these differences were established for a 1999 Price Year in
the 2001 GDA Retail Strategy and have been generally accepted as appropriate by local
authorities, the Board and leading retail consultancies in Ireland. In the RIA, the ratios have been
updated to a 2005 Price Year and a median weighted average derived for both categories of retail
floorspace. It is these averages that are applied to determining the capacity/requirement for new
retail floorspace in the catchment area.

17.4.14.4

By applying derived median weighted turnover ratios for new floorspace to the estimated net spare
expenditure capacity presented in Table 17.9, we are able to calculate the estimate net retail
floorspace potential. This assumes that:
I.

New convenience floorspace trades at €13,876 per m², which is the estimated median
weighted turnover ratio for convenience floorspace: and

II.

New comparison floorspace trades at €6,289 per m2, which is the estimated median
weighted turnover ratio for new comparison floorspace.

17.4.14.5

It is important to reiterate that modern convenience or comparison floorspace has a higher
turnover than older less efficient floorspace. Additionally, the assessment has identified a degree
of

undertrading

in

existing

convenience

floorspace

and

a

significant

degree

of

overtrading/untapped expenditure potential in comparison floorspace in the catchment area. Both
require to be taken into account in the assessment with the convenience undertrading deducted and
the comparison overtrading/expenditure potential providing a reservoir of additional expenditure
potential to support new comparison floorspace in the catchment area.
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Noting these considerations, Table 17.10 sets out our assessment of the requirement for additional
floorspace in the catchment area to 2013 and between 2013 – 2018.
Table 17.10

Net Indicative Floorspace Capacity in the Catchment Area 2008 – 2018 (m²)

Period

Convenience

Comparison

Low

High

Low

High

Overtrading at 2008

298

298

1,953

1,953

2008-2013

4,997

5,761

3,337

3,827

2013-2018

8,049

9,021

9,983

11,106

13,046

14,782

15,565

17,413

TOTAL 2008-2018
Source: DBCL 2008

17.4.14.5

The table reflects the limited potential for additional convenience or comparison floorspace to
2013 that is a consequence of the low levels of market share and trade draw that prevail over this
period. Post 2013, as a consequence of the combination of the effects on shopping patterns of
Stage 1 of the District Centre – the higher levels of expenditure retention and inflows and
population and per capita expenditure growth, the position substantially changes. It identifies that
at the 2013 Design Year onwards, there is potential for a significant enhancement in both
convenience and comparison floorspace in the catchment area. At 2018, there will be capacity for
between 13,046m² – 14,782m² of net convenience floorspace and between 15,565m² – 17,413m²
of net comparison – a total of 28,611m² – 32,195m² net floorspace. Set against this, the total net
retail floorspace of Stage 1 of the proposed Planning Scheme District Centre is 15,500m².

17.4.15
17.4.15.1

Conclusion
On the basis of the above, capacity is therefore not an issue in respect of the consideration of
Stage 1 of the District Centre, even in the light of the potential Jury’s Berkeley Court proposal.
Post 2018, as a result of both population and per capita growth over the remaining period of the
Draft Planning Scheme, there will be significant additional capacity to support Stage 2 of the
District Centre and a potential new Neighbourhood/Local Centre in the Planning Scheme
catchment area.
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The conclusion is that capacity for additional retail floorspace should not be an issue in
respect of the determination of the appropriateness of the retail components of the Planning
Scheme.
17.4.16
17.4.16.1

Trade Diversion and Retail Impact
In the different steps of the RIA, we have set out the quantitative facts and analysis for the
projected Design Year (2013) of Stage 1 of the proposed District Centre. This is set as the Design
Year rather than 2018, when it is anticipated that Stage 1 of the District Centre will be fully
developed and trading, to provide the worst case scenario in respect of any impact. Post 2013, any
potential effects of trade diversion to the new centre will be cushioned by projected increases in
retail turnover growth. It also reflects the need to take account of the front loading of retail
development in Stage 1 of the Planning Scheme, as required to provide the catalyst for the
regeneration of the area and also contribute to infrastructure and other development costs.

17.4.16.2

The above principles noted, this section of the RIA considers firstly the proposed convenience
component of Stage 1 of the District Centre, followed by that of the comparison floorspace.

17.4.16.3

It should be highlighted that estimating patterns of trade diversion from established centres is a
matter of professional judgement, based on factors such as distance, scale, accessibility, retail
offer and existing shopping patterns. As such the health check assessments of the main centres are
of particular relevance and hence the weight given to them in the RIA.

17.4.17
17.4.17.1

Definition of Retail Impact
Prior to addressing the figures in the RIA, it is important to highlight what exactly retail impact
means as it has often been wrongly interpreted and applied. We define retail impact as occurring
when a new retail proposal drives the turnover of an established centre below its current trading
levels (2008 in this case). Therefore, the reduction in turnover below current levels is
normally expressed as the percentage retail impact. Current trading levels usually provide the
best benchmark against which the effects of trade diversion can be identified. The approach also
allows for the cushioning effects of projected expenditure growth to be taken into account. To put
this in context, even a 10% impact on any centre is not normally considered a significant
impact and there are cases from the UK where levels of over 20% have been considered
acceptable in respect of large centres. It is stressed that retail impact is the key to assessing
whether there will be any effect on the vitality of an established centre at 2013 and not simply the
level of trade diversion.
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Trade Diversion and Retail Impact
The key aims of the Draft Retail Strategy for the Planning Scheme Area, which underpin the
prescription of the appropriate nature and scale of the retail components of the Draft Planning
Scheme, are twofold:
•

To provide a dynamic heart to the new urban quarter that will have sufficient critical mass
to provide the catalyst for further residential and other commercial investment and enhance
its attraction for living, working, leisure and investing in. It is a fundamental component of
the mixed use approach to the successful regeneration of the Area, consistent with national
and international experience and research. Greater weight to the approach has been
emerging in the ever increasingly competitive and challenged economic environment.

•

To stem the significant expenditure leakage from the catchment area, reduce the need for
local people having to travel to other centres to meet main food shopping needs and meet
these needs in a way that is more efficient, equitable and sustainable.

17.4.18.2

The proposed District Centre will cater for the resident and working population of the Draft
Planning Scheme Area and its catchment area. It will also serve to attract a degree of passing trade
from outside the catchment area in view of its strategic location on what is essentially the eastern
bypass of the City Centre, provided by the joint effects of the Port Tunnel and the East Link.

17.4.18.3

We would highlight that the Point Village, which is currently under construction, is not included
in the impact assessment as, by convention, it is only existing centres/floorspace that are included
in RIA.

17.4.19
17.4.19.1

Convenience Trade Diversion and Retail Impact
Based on the above principles, turnover for the convenience component of the scheme will be
drawn from a wide range of centres both within and outside the defined catchment area. The
assessment of this is provided in Table 17.11.
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Convenience Trade Diversion and Retail Impact at 2013 (2005 prices)

Centre

Turnover

2008

Pattern of Trade

% Loss of

% retail impact

Diversion*

trade against

against 2008

2013

turnover levels

2013

%

€

turnover levels
Centres inside catchment area and inside city
Ballsbridge

2.14

2.68

0

0.0

0.0

0.0

30.64

38.36

2

2.0

5.2

0.0

Ringsend

4.23

5.30

0

0.0

0.0

0.0

Sandymount

10.68

13.37

2

2.0

15.0

Street

14.43

18.07

0

0.0

0.0

0.0

Other

n/a

n/a

0

0.0

n/a

n/a

Grand Canal
Square/South
Docklands
Irishtown/

Upper Baggot

Centres outside catchment area and inside city
City Centre

1,171.80

1,467.23

30

30.2

2.1

0.0

Donnybrook

6.25

7.83

1

1.0

12.8

0.0

20.2

25.31

0

0.0

0.0

0.0

Centre

26.1

32.67

5

5.0

15.4

0.0

Ranelagh

17.9

22.35

0

0.0

0.0

0.0

Other

n/a

n/a

10.1

n/a

n/a

0.0

Mayor Street/
North Docklands
Merrion Shopping

10

Centres outside catchment area and outside city
Blackrock

80.2

100.45

20

20.1

20.0

Dundrum

81.2

101.68

20

20.1

19.8

0.0

Other

n/a

n/a

10

10.1

n/a

n/a

100

100.6

Total
Source: DBCL 2008

Note:* Figures rounded up or down to the nearest decimal point
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The table illustrates that there will be a relatively small convenience trade diversion (2%
respectively) from Grand Canal/South Docklands and Sandymount and an indiscernible diversion
from other centres in the catchment area. This reflects their existing relatively low order
convenience offer – they generally meet top up shopping needs but not main food shopping needs.
The trade diversion to the proposed District Centre will not result in the turnover of these centres
falling below 2008 levels as it will on the whole be rediversion of expenditure leakage from
centres outside of the catchment area. This trade diversion is assumed to comprise the following
profile:
I.

A 30% trade diversion is expected from the City Centre, due to its large convenience
floorspace provision, variety of floorspace and proximity to the Draft Planning Scheme
Area;

II.

A 5% trade diversion from Merrion Shopping Centre which is not serving main food
shopping needs well and, as a result local people are having to travel outside of the area for
these needs to be met; and

III.

Substantial trade diversion from Blackrock and Dundrum Town Centre – this totals some
40% of the trade diversion and reflects the significant current importance of these centres in
the convenience shopping patterns of the catchment area.

17.4.19.3

The table identifies that Stage 1 of the District Centre will not have a convenience impact on any
centre within or outside of the Draft Planning Scheme catchment area. Due to the turnover growth
in the different centres that will take place up to and post 2018 when Stage 2 of the District Centre
and the potential Neighbourhood/Local Centre will be delivered, then we would conclude that this
additional floorspace will also not have an impact on any centre within or outside of the catchment
area.
Founded on the above analysis, considerations and the relative spread of trade diversion, it
can be concluded that the District Centre component of the Retail Strategy for the Planning
Scheme will not have any convenience retail impact on any centre within or outside of the
catchment area.

17.4.20
17.4.20.1

Comparison Trade Diversion and Retail Impact
Currently, people living within the catchment area are having to travel outside of the area to meet
the majority of their comparison shopping needs, particularly in respect of middle and higher
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order comparison goods. The proposed District Centre, in view of the quality and quantum of its
proposed offer, will play a key role in serving to claw back this leakage from the catchment area
in respect of middle and lower order comparison expenditure. This is illustrated in Table 17.12.
Table 17.12

Comparison Trade Diversion and Retail Impact at 2013 (2005 prices)

Centre

Turnover

2008

Pattern of Trade

% Loss of

% retail

Diversion*

trade against

impact

2013

against 2008

turnover

turnover

levels

levels

2013

%

€

Centres inside catchment area and inside city
Ballsbridge

0.49

0.67

0

0.0

0.0

0.0

1.94

2.64

0

0.0

0.0

0.0

Ringsend

0.82

1.11

0

0.0

0.0

0.0

Sandymount

2.21

3.00

0

0.0

0.0

0.0

Street

4.72

6.41

0

0.0

0.0

0.0

Other

n/a

n/a

0

0.0

n/a

n/a

Grand Canal
Square/ South
Docklands
Irishtown/

Upper Baggot

Centres outside catchment area and inside city
City Centre

2,910.20

3,949.93

30

15.6

0.4

0.0

Donnybrook

2.70

3.66

0

0.0

0.0

0.0

Centre

1.67

2.26

1

0.5

22.9

0.0

Ranelagh

8.58

11.64

0

0.0

0.0

0.0

Other

n/a

n/a

10

5.2

n/a

0.0

16.3

0.0

Merrion Shopping

Centres outside catchment area and outside city
Blackrock

58.60

79.53

25

13.0

Dundrum

573.38

778.22

24

12.4

n/a

n/a

Other
Total

10

5.2

100

51.8

1.6

0.0

n/a

n/a

78
Cunnane Stratton Reynolds

Effect on the Environment: Material Assets –
Retail Impact

Poolbeg Planning Scheme EIS

February 2009

Source: DBCL 2008
Note:* Figures rounded up or down to the nearest decimal point

17.4.20.2

Reflecting the comparison offer of the catchment area against the proposed retail components of
the District Centre, the proposed centre will not result in the turnover of any centre in or adjacent
to the catchment area falling below its 2008 level and, thus, comparison impact on any of these
centres is not an issue. The predominant sources of comparison trade diversion are:
•

As with the convenience expenditure trade diversion, it is estimated that a 30% of
comparison trade diversion of spend will be derived from diversion of expenditure in the
City Centre. This totals some €15.6m but is very insignificant in the context of the overall
turnover of the City Centre at the Base Year.

•

Blackrock (25%) – trade diversion at the Design Year does not result in the turnover of the
centre falling below current levels. Impact on the centre is, therefore, not an issue.

•

Dundrum Town Centre (24%) – as with Blackrock, trade diversion at the Design Year does
not result in the turnover of the Town Centre falling below current levels. Impact on the
centre is, therefore, not an issue.

Founded on the above analysis, considerations and the relative spread of trade diversion, it
can be concluded that the District Centre component of the retail strategy for the Draft
Planning Scheme will not have any comparison retail impact on any centre within or outside
of the catchment area.
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Cumulative Retail Impact
Cumulative retail impact assessment is required where there is one or more extant planning
permission for other retail developments in the catchment area of a proposal. Where this occurs,
the applicant needs to consider how the proposed development together, or cumulatively, with the
relevant extant proposal(s) might have a retail impact on one or more centres within or adjacent to
the catchment area. The cumulative assessment would normally be constructed from an
assessment of the retail impact of each proposal at a specific point in time (the Design Year of the
extant planning permissions) between the Base Year and the Design Year of the proposed
development that is the subject of the RIA. This noted, the only planning permission in the
catchment area ‘Fresh’ – a convenience store in Grand Canal Square – has been open and trading
for over a year and, therefore, would not be defined as an extant consent that requires to be
incorporated in any cumulative impact assessment.
Cumulative retail impact, therefore, is not an issue that requires to be considered in the
RIA.

17.4.22
17.4.22.1

Conclusion
In accordance with the requirements of the RPG, we have examined the potential convenience and
comparison retail and cumulative impacts of the retail components of the Planning Scheme. The
assessments have demonstrated that these will not have any adverse retail impact on the vitality
and viability of any centre in the catchment area or beyond. Furthermore, cumulative retail impact
has been confirmed not to be an issue that requires to be considered in the RIA.

17.4.23
17.4.23.1

Sequential Appraisal
The previous sections/sub sections of the impact assessment have demonstrated that there is need
and expenditure capacity for the Poolbeg District Centre in the catchment area of the Draft
Planning Scheme Area. In order to demonstrate that the Draft Planning Scheme Area is the only
appropriate location with the land availability and public transport potential to deliver a District
Centre of the size required, as part of the preparation of the Draft Poolbeg Peninsula Retail
Strategy, DTZ Sherry FitzGerald undertook a sequential appraisal of the area and alternative
locations in and around existing centres in the south east quadrant of the City. The findings of
appraisal is structured as follows:
I.

Description of approach adopted;
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Appraisals of the individual sites; and
The conclusion of the assessment.

Approach
The basis of the sequential appraisal was founded on the need to provide a District Centre to serve
the south east quadrant of the City and redress the convenience and comparison floorspace
deficiencies that prevail and ensure that the needs of the existing and emerging population are
better met in an efficient, equitable and sustainable way. Although the District Centre will be
multi-functional and be street based in design format, for the purposes of the Sequential Approach,
it was assumed that a site of 2 hectares (5 acres) would be required to deliver a suitable quantity
and design of development.

17.4.24.2

In order to follow the principles of the Sequential Approach, the assessment focused on existing
centres in the Draft Planning Scheme catchment area and identified any potential sites within a
400 metre radius of the core of the respective centres. In accordance with the guidance provided in
the RPG, the following factors were addressed in the sequential appraisal:

17.4.24.3

•

Location

•

Zoning

•

Site size

•

Suitability/accessibility

•

Viability

•

Availability.

The centres in the catchment area where the sequential appraisal was undertaken are identified in
Figure 17.6.
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Figure 17.6 Centres/Zones Assessed in the Sequential Appraisal

Source: DTZ Sherry FitzGerald 2008
17.4.24.4

The sequential appraisal was undertaken based on information available to the team. It did not
comprise a detailed review of individual sites and did not extend to seeking expert advice in terms
of issues such as roads and accessibility or site conditions/topography. The Merrion Centre was
also included in the appraisal in view of its proximity to the catchment area. The appraisals of the
sites/locations are summarised in the figures that follow.

17.4.24.5

We would highlight that the appraisal identified no potential sites in Zones B and C –Lower and
Upper Baggot Street respectively.
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Zone A – Irishtown/Ringsend

Site 1

Location

Ringsend Park: Located to the north east of Irishtown.

Site Map

Site Photograph

Zoning Objective

Z9 - To preserve, provide and improve recreational amenity and open space.

Suitability

The site is within 50 metres of what would be defined as the Core Retail Area
of the centre.
Concerns regarding the accessibility of the site. There are a number of
residential properties surrounding the site which would likely need to be
acquired to create suitable access.

Viability

It is a greenfield site that contains no significant structures which would
hamper development.
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Currently, the site is in use as a public park. It is, thus, not assessed to be
available for development.

ASSESSMENT

The current land use zoning of the site does not allow retail development.
Because of no significant direct road frontage to this site, it would not be
possible to provide a safe compliant entrance to the site without acquiring a
number of adjacent residential properties.
It is currently a public park and, thus, not available for development.
Additionally, given the sensitivities involved in the loss of urban public open
space, it is anticipated that any development proposal would result in a profile
ground swell of opposition from the local community and local and national
amenity organisations. Given the combination of its inappropriate zoning and
anticipated opposition, it is unlikely that planning permission for a District
Centre on the site would be achieved.
On the basis of the above appraisal, Zone A Site 1 fails to meet the tests of
the Sequential Approach.
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Zone A – Irishtown/Ringsend

Site 2

Location

Shelbourne Park: Located to the west of Irishtown at the junction of South
Lotts Road and Ringsend Road.

Site Map

Site Photograph

Zoning

Predominantly: Z9 - To preserve, provide and improve recreational amenity

Objective

and open space.
The frontage onto Ringsend Road zoned Z6 - To provide for the creation and
protection of enterprise and facilitate opportunities for employment.
The site is partly located within an Architectural Conservation Area.

Suitability

The site is within 200 metres of what would be defined as the Core Retail
Area of the centre.
It has reasonably good access at the junction of South Lotts Road and
Irishtown Road.
There are a number of residential properties in close proximity of the site and
they would unquestionably have issue with the increase in congestion created
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by any high traffic generating development on the site.
Access to the east is restricted by the River Dodder which runs along the
boundary to the site.

Viability

The site is in operation as the most important Greyhound Track in the
country. Although there are surface car parking lands that may be easily
developable, the northern part of the site also includes a stand that is currently
used in conjunction with the Greyhound Track.

Availability

Currently, the site is in use as a Greyhound Track. As, such, it is not assessed
to be available for development.

The current land use zoning of the site is unsuitable for retail development.
ASSESSMENT
The eastern boundary of the site is fronting onto the River Dodder which is
within an Architectural Conservation Area and restricts any future
development on the site.
It is not available for development and is unlikely to become so in the short,
medium or long term in view of its existing uses and importance and in
view of the investment in the stadium that has taken place.
On the basis of the above appraisal, Zone A Site 2 fails to meet the tests
of the Sequential Approach.
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Zone D –Ballsbridge

Site 1

AIB Bankcentre: Located to the southeast of Ballsbridge Village at the junction

Location

of Merrion Road and Serpentine Avenue.

Site Map

Site Photograph

Zoning

Z6 - To provide for the creation and protection of enterprise and facilitate

Objective

opportunities for employment.

Suitability

The site is within 200 metres of what would be defined as the Core Retail
Area of the village centre/designated potential Level 3 Category A District
Centre.
It has good road frontage and is easily accessible at the junction of Merrion
Road and Serpentine Avenue.

Viability

The site comprises a number office blocks that cover approximately 50%
of the site. The remainder of the site consists of green space and a small
portion of surface car parking.
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Currently, the site is in use as the AIB headquarters but was acquired in
2006.

In

the

interim

period,

there

has

been

a

substantial

expansion/remodelling of the headquarters campus. The combined effects
of this effectively remove any scope and potential of the site for any
significant/strategic quantum of retail floorspace.

ASSESSMENT

The current land use zoning of the site is unsuitable for retail development.
Existing and new AIB development on the site erode its potential and
capacity for any major retail development.
On the basis of the above appraisal, Zone D Site 1 fails to meet the
tests of the Sequential Approach.
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Zone D –Ballsbridge

Site 2

Jury’s Berkeley Court/Veterinary College Site: Located to the north of

Location

Ballsbridge Village with frontages onto Pembroke Road, Lansdowne
Road and Shelbourne Road.

Site Map

Zoning Objective

Site Photograph

Predominantly: Z1 - To protect, provide and improve residential
amenity.
Partly: Z6 - To provide for the creation and protection of
enterprise and facilitate opportunities for employment.

Suitability

The site is within 200 metres of what would be defined as the
Core Retail Area of the village centre/potential Level 3 Category
A District Centre.
It has very good accessibility and good road frontage onto
Pembroke Road to the west, Lansdowne Road to the north and
Shelbourne Road to the east.
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The site comprises two hotels, apartments, Hume House, surface
car parking and a cleared site (previously the Veterinary
College) and is under a number of landownerships.
The premium values pertaining to the land render any District
Centre development only being viable as part of a major mixed
use redevelopment/regeneration strategy.

Availability

The northern end of the site was acquired for redevelopment in
2006. The southern end of the site is another ownership.
Both parts of the site are at different stages of the planning
process and are not considered to be available. In respect of the
northern part of the site, this application seeks permission for a
mixed use high order District Centre.

ASSESSMENT

The site is easily accessible and has good road frontage.
The current land use zoning on the site permits retail
development and this is an integral part of a live planning
application that incorporates a high order District Centre. This
alone will not redress the retail needs of the south east quadrant
of the City. The capacity assessment has identified the scope for
this proposal and a Level 3 District Centre in the Poolbeg
Planning Scheme Area.
The developers that own the site are well advanced in their
respective planning applications and as result the site assessed
as not being available.
On the basis of the above appraisal, Zone D Site 2 fails to
meet the tests of the Sequential Approach.
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Zone D –Ballsbridge

Site 3

Location

Herbert Park: Located to the west of Ballsbridge Village.

Site Map

Zoning

Site Photograph

Z9 - To preserve, provide and improve recreational amenity and open space

Objective

Suitability

The site is within 150 metres of what would be defined as the Core Retail Area of
the village centre/potential Level 3 Category A District Centre.

Viability

Greenfield site which has no significant structures that would hamper
development.
The site has good frontage onto Herbert Park Road but there would be concerns
about the capacity of this road to cope with the potential volumes of traffic from a
high traffic generating retail development.

Availability

The site is part of one of the most profile and important public parks in the City
and, as such, would not be assessed as being available for development.
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The current land use zoning of the site does not allow retail development.
There are issues in respect of the local road network being able to accommodate
high traffic generating retail development.
It is one of the most important public parks in the City and, thus, not available for
development. Additionally, any application for incursion on it by commercial
development would be strongly opposed across all levels of the planning system.
It is, therefore, not a realistic or tenable option.
On the basis of the above appraisal, Zone D Site 3 fails to meet the tests of
the Sequential Approach.
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Zone E – Sandymount Village

Site 1

Location

Roslyn Park (Rehab College): Located to the east of Sandymount Village with
frontage onto Beach Road and Newgrove Avenue.

Site Map

Site Photograph

Zoning

Z12 - To ensure that existing environment amenities are protected in any future

Objective

use of these lands

Suitability

The site is within 150 metres of what would be defined as the Core Retail Area of
the village centre.
There are potential issues regarding the accessibility of the site. It has good
frontage onto Beach Road and Newgrove Avenue but there may be issues in
respect of the capacity of the road network to cope with the potential volumes of
traffic generated by a centre of District Centre level quantum and attraction.
A Protected Structure is located in the centre of the site which effectively removes
the potential for any major redevelopment of the nature and scale of a District
Centre.
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The site consists of buildings and surface car parking which comprise
approximately 50% of the site. The remaining 50% consists of open space which is
ready to be developed.
The central location of the Protected Structure renders the potential of the site as a
District Centre unviable.

Availability

Currently, the site is in use as a college and, as such, is not considered to be
available.

ASSESSMENT The current land use zoning of the site is unsuitable for the proposed development.
The protected structure on the site would restrict the scale and design of any future
development. Traffic congestion is already an issue in this particular location and
any development that has significant traffic generation is unlikely to be able to be
accommodated in terms of road capacity.
On the basis of the above appraisal, Zone E Site 1 fails to meet the tests of the
Sequential Approach.
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Zone E – Sandymount Village

Site 2

Location

Cerebral Palsy Ireland Site and adjacent sports ground: Located to the west of
Sandymount Village with frontage onto Sandymount Avenue.

Site Map

Site Photograph

Zoning

Cerebral Palsy Ireland component: Z12 - To ensure that existing environment

Objective

amenities are protected in any future use of these lands
Sports ground component: Z9 - To preserve, provide and improve recreational
amenity and open space

Suitability

The site is within 100 metres of what would be defined as the Core Retail Area
of the village centre.
There are potential issues regarding the accessibility of the site. It has frontage
onto Sandymount Avenue but there would be concerns about the capacity of this
road to cope with the potential volumes of traffic from any additional
development in the area.
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There are a number of residential properties surrounding the site that would
require to be acquired to create a suitable access.

Viability

The site is in two separate ownerships – the Cerebral Palsy component that
consists of a combination of buildings and surface car parking and the sports
ground component which is effectively ready to go developable space.

Availability

Currently, the site is in use as a health centre and sports ground respectively.
Part is owned by a developer with proposals for a residential scheme. It is not
assessed as being available for development.

ASSESSMENT

The current land use zoning of the site is unsuitable for retail development.
Traffic congestion is already an issue in the area and one that would be
anticipated to restrict intensification of development on the site.
Given its current uses and extant planning consent, the site is not assessed as
being available for development.
On the basis of the above appraisal, Zone E Site 2 fails to meet the tests of
the Sequential Approach.
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Zone F – Donnybrook

Site 1

Location

Old Wesley Rugby Ground Site: Located to the south east of Donnybrook
Village with frontage onto Donnybrook Road and Eglington Terrace.

Site Map

Site Photograph

Zoning Objective

Z9 - To preserve, provide and improve recreational amenity and open space

Suitability

The site is within 100 metres of what would be defined as the Core Retail Area
of the village centre/ Level 3 Category C District Centre.
It has good road frontage at the junction of Donnybrook Road and Eglington
Terrace.
The River Dodder is within a Conservation Area which will restrict any future
development on the site and make the configuration of any potential
development difficult to achieve.
There would also be concerns regarding the accessibility of the site, given the
current traffic congestion issues in the Donnybrook area.
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The site consists predominantly of playing fields which are easily developable
and also has a small stand, surface car parking and club house facilities. It
would be difficult to relocate these within the immediate area due to lack of
land and land prices. The potential for this is further eroded in view of the
investment in facilities that has recently taken place.

Availability

The site is in operational use by the Old Wesley Rugby Club and, given that is
has recently undergone major redevelopment, it is not assessed as being
available for alternative development.

ASSESSMENT

The current land use zoning of the site is unsuitable for retail development.
The site is constrained by the conservation designation which erodes its
potential for development.
Traffic congestion is already an issue in the Donnybrook area and, as a result,
is one which is likely to prevent development of a District Centre on the site.
It is in active use as a rugby club with strong historical linkages with the area.
This important factor, combined with the recent investment in facilities,
renders the site unavailable.
On the basis of the above appraisal, Zone F Site 1 fails to meet the tests of
the Sequential Approach. A
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Zone F – Donnybrook

Site 2

Location

Site assembly around Donnybrook Fire Station lands: Located in Donnybrook
Village with frontage onto Donnybrook Road.

Site Map

Site Photograph

Zoning

Donnybrook Fire Station and other adjacent lands with frontage onto Donnybrook

Objective

Road: Z4 – To provide for and improve mixed services facilities
Land to the rear of the Fire Station: Z1 - To protect, provide and improve
residential amenity.

Suitability

The site is located within what would be defined as the Core Retail Area of the
village centre/Level 3 Category C District Centre.
It has good road frontage onto Donnybrook Road, one of the most important
arterial roads into the City Centre. However, the capacity of the road network
would be anticipated to erode the potential for any significant new traffic
generating development in the area.
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In addition to the Fire Station, the site consists predominantly of a combination of
retail, office and residential properties under a number of ownerships.
Although, land assembly may be problematic, it could be achievable but given the
land prices that prevail then there would be a requirement for significant
intensification/densification of uses if development viability was to be achieved.
The capacity of the road network, combined with precedents in planning decisions,
render it unlikely that this could be achieved.
The critical issue is the importance of the Fire Station within this quadrant of the
City and the lack of any alternatives in view of land availability and land prices.
Relocation of the Fire Station is, therefore, assessed as not being a realistic or
viable option.

Availability

Currently, the site is in multiple ownership and operational use and, as a
consequence, would not be assessed as being available.

ASSESSMENT The zoning of the site restricts it from becoming wholly available for
redevelopment for major retail purposes.
Multiple ownership is one factor in the equation that limits the potential of the site
but this is not insurmountable. The key issues are the strategic requirements of the
Fire Service, lack of viable alternatives for its relocation in this quadrant of the
City and the capacity of the road network to accommodate any high traffic
generating development.
On the basis of the above appraisal, Zone F Site 2 fails to meet the tests of the
Sequential Approach.
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Zone F – Donnybrook

Site 3

Location

Dominican Convent Site and units fronting onto Morehampton Road: Located to
the north west of Donnybrook Village Centre.

Site Map

Site Photograph

Zoning

Units fronting onto Morehampton Road: Z4 - To provide for and improve mixed

Objective

services facilities
Dominican Convent: Z12 - To ensure that existing environment amenities are
protected in any future use of these lands

Suitability

The site is located within 200 metres of what would be defined as the Core Retail
Area of the village centre/Level 3 Category C District Centre.
The site potentially would have good road frontage onto Donnybrook Road.
However, there would be concerns regarding the accessibility of the site, given the
current traffic congestion issues in the Donnybrook area.
There is a Protected Structure on the Dominican Convent Site and also a number
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of other Protected Structures within close proximity of the site which erodes its
potential for redevelopment.
The remainder of the space surrounding the convent is open potentially
developable space but its context would be assessed to severely restrict this
potential being realised.

Viability

The site consists predominantly of a combination of retail and office uses on the
front portion of the site and a convent building to the rear, which is a Protected
Structure. This combination serves to restrict development potential and the
viability of alternative development.

Availability

Currently, the site is operational and in multiple ownership. As such, it would not
be assessed as being available for development.

ASSESSMENT The current land use zoning of the site is only partly suited to the any major retail
development.
Traffic congestion is already an issue in the Donnybrook area and, as a result, is
one that is likely to prevent intensification of development on the site.
There is a Protected Structure on the site and also a number within close
proximity which erodes its realistic potential for redevelopment.
It is in operational use and would not be assessed as being available for
development.
On the basis of the above appraisal, Zone F Site 3 fails to meet the tests of the
Sequential Approach.
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Zone G – Merrion

Site 1

Location

Elm Park Golf Club: Located south west of the Merrion Shopping Centre with a
frontage onto Nutley Lane.

Site Map

Zoning

Site Photograph

Z9 – To preserve, provide and improve recreational amenity and open space

Objective

Suitability

The site is located within 300 metres of what would be defined as the Core Retail
Area of the Merrion Shopping Centre, a Level 3 Category C District Centre.
The site potentially would have good road frontage onto Nutley Lane.
However, there are anticipated issues in respect of the capacity of the road
network to accommodate high traffic generating new development.

Viability

The site is in use as a golf course but is a land resource of considerable potential.
This potential may be reduced given the amenity value of the site and the mature
landscape that prevails.
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Currently, the site is use as a golf course and is being leased for this use from the
Sisters of Charity. It is not considered to be available.

ASSESSMENT

The current land use zoning of the site would not facilitate the development of a
District Centre. Traffic generation would also be an issue, particularly given the
site’s location adjacent to St Vincent’s Hospital and the emergency services
requirements that this introduces. Additionally, the site is not available for
development.
On the basis of the above appraisal, Zone G Site 1 fails to meet the tests of
the Sequential Approach.
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Zone G – Merrion

Site 2

Location

Location St. Michaels College Sports Ground: Located west of the Merrion
Shopping Centre with limited frontage onto Nutley Avenue.

Site Map

Zoning

Site Photograph

Z15 - To provide for institutional and community uses

Objective

Suitability

The site is located within 100 metres of what would be defined as the Core Retail
Area of the Merrion Shopping Centre, a Level 3 Category C District Centre.
There are concerns regarding the accessibility of the site.
There are a number of residential units surrounding the site which would likely
need to be acquired to create suitable access.
There are a number of Protected Structures on the boundary of the site including
the main St. Michaels College building at junction of Merrion Road and
Ailesbury Road which may restrict development on the sports ground site.
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Because of no significant direct road frontage to this site, it would be difficult to
provide a safe compliant entrance to the site without acquiring a number of
residential properties to enable this. It is a premium residential location and
required acquisitions would undermine the viability and potential for a District
Centre.
Its proximity to the hospital, and consequent constraints on high traffic
generating activities, significantly undermine the potential of the site as a District
Centre.

Availability

The site is in active use as the sports ground servicing the college. It is, therefore,
not deemed to be available.

ASSESSMENT

The current land use zoning of the site is unsuitable for the scale of retail
development of the nature proposed.
The traffic that will potentially be generated by a District Centre will
unquestionably be a major issue for the neighbouring hospital and effectively
render the site unsuitable for such a high traffic generating development.
The site is not considered to be available for development.
On the basis of the above appraisal, Zone G Site 2 fails to meet the tests of
the Sequential Approach.
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Zone G – Merrion

Site 3

Location

Spanish Embassy: Located north of the Merrion Shopping Centre at the junction
of Ailesbury Road and Merrion Road.

Site Map

Site Photograph

Zoning Objective

Z2 - To protect and/or improve the amenities of residential conservation areas

Suitability

The site is located within 300 metres of what would be defined as the Core
Retail Area of the Merrion Shopping Centre, a Level 3 Category C District
Centre.
It has good road frontage and is easily accessible from the junction of Merrion
Road and Ailesbury Road.

Viability

The site consists predominantly of open, developable space. There is also a
Protected Structure on the site.

Availability

Currently, the site is use as the Spanish Embassy and is not considered to be
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available for alternative development.

ASSESSMENT

The current land use zoning of the site is unsuitable for the proposed
development.
Despite the good frontage, access to the site is slightly constrained and would
possibly need acquisition of a couple of the houses fronting onto Merrion Road
to make the site more feasible for development. Given the residential land
values that prevail in the area, even accepting the current slowdown in the
economy, acquisition of these properties would render the delivery of a District
Centre unviable.
The Protected Structure on the site is likely to significantly restrict any
development on the site.
On the basis of the above appraisal, Zone G Site 3 fails to meet the tests of
the Sequential Approach.
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Zone H – Poolbeg

General Poolbeg Peninsula Area

Location

Former Irish Glass Bottle Site and adjacent Fabrizia lands: Located to the south
east of Sean Moore Road, close to the East Link Bridge.

Site Map

Zoning

Site Photograph

Former Irish Glass Bottle Site and adjacent Fabrizia lands zoning:

Objective
Z14 - To seek the social, economic and physical development or rejuvenation of
an area with mixed use of which residential and Z6 would be the predominant
uses.
Other zonings for adjacent lands:
Z6 - To provide for the creation and protection of enterprise and facilitate
opportunities for employment creation
Z9 - To provide for the protection and creation of industrial uses and facilitate
opportunities for employment creation
Z9 - To preserve, provide and improve recreational amenity and open space
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The 2008 Draft Docklands Master Plan has identified the requirement for a
District Centre in the Poolbeg area. Additionally, Poolbeg has been designated as
the location for a Level 3 District Centre in the 2008 GDA Retail Strategy. The
Poolbeg Peninsula Retail Strategy has identified that the site – Development
Zone 1 in the Planning Scheme Area – as the most appropriate location for a
District Centre in view of its potential to interface with its surrounding hinterland.

Suitability

There is currently no retail centre and thus Core Retail Area within this zone.
The overall regeneration of the Poolbeg Peninsula should provide for a modern,
efficient transport system to the area. The Traffic Assessment in the Planning
Scheme EIS identifies that traffic generation is not an issue.

Viability

Remediation of the site is currently underway to prepare it for major mixed use
redevelopment/regeneration.
A standalone District Centre would not be viable on its own, it requires to be part
of a mixed use development strategy.

Availability

The land is being made ready for development and is available for development.

ASSESSMENT

The combined Irish Glass Bottle Site and adjoining Fabrizia lands is the most
suitable site for proposed development in the catchment area. They are under the
ownership of two landowners/developers and are available for development.
A District Centre, as part of the proposed mixed use regeneration strategy for
Development Zone 1 and the wider Planning Scheme Area, is viable.
The current land use zoning of the site would enable the quantum of retail
development proposed as part of a wider mixed use redevelopment/regeneration
strategy. This is being reinforced through the policies and principles set out in the
Planning Scheme Certificate Section 25 application. Additionally, the delivery of
a District Centre on the site is wholly in accord with the objectives of the Draft
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Master Plan and the 2008 GDA Retail Strategy.
The regeneration strategy for the site and the wider Poolbeg Peninsula will
facilitate the significant improvement of transport links to and through the area,
thus removing traffic generation issues.
On the basis of the above appraisal, the site – Development Zone 1 of the
Planning Scheme Area – meets the tests of the Sequential Approach.

17.4.25 Conclusion
17.4.25.1

The sequential appraisal has provided an in depth assessment and review of the land use and
development characteristics of a number of sites in established centres in the south east quadrant
of the City. The primary aim of the exercise was to identify the location and suitability of potential
sites that could deliver the necessary quantum of development for a mixed use District Centre
which could accommodate a range of retail, leisure and community uses. The sites were selected
based on being within a 400 metre radius of an existing retail centre and being a minimum of 2
hectares (5 acres) in size.

17.4.25.2

Eight zones were identified and examined as part of the test and individual sites (14 in total)
within these zones that met the required criteria were selected. Each of the sites was appraised
based on various characteristics such as location, size, suitability, viability and availability. Of the
14 sites, only the former Irish Glass Bottle Site and adjoining Fabrizia lands – Development Zone
1 of the Draft Planning Scheme Area was deemed to be suitable for the scale and nature of the
District Centre required to meet the needs and potential of the Area’s catchment area under the
tests of the Sequential Approach.

17.5

Summary and Conclusions.

17.5.1

The RIA has been prepared by Declan Brassil & Company Limited in support of the retail
components of the Section 25 Planning Scheme for the Poolbeg Peninsula. The purpose of the
RIA is to establish the overwhelming need for the nature and scale of the retail floorspace
proposed within the proposed Planning Scheme Area and its wider catchment area, its consistency
with national and local planning policy frameworks and that the retail components of the Draft
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Planning Scheme will have no adverse impact on the vitality and viability of existing centres
within or adjacent to the catchment area.
17.5.2

The review of the retail landscape within which the Draft Planning Scheme Area and its
immediate hinterland sits has identified that the area, and the south eastern quadrant of the City as
a whole, is poorly provided for across all sectors of the retail market, even when emerging
applications are fed into the equation. It has, however, also set out strategic parameters of how the
location should be viewed within the framework provided by the current City Retail Hierarchy and
the additional potential and need that require to be given due consideration. The latter is a key
issue that requires to be squarely addressed in framing the realistic retail potential of the Draft
Planning Scheme Area.

17.5.3

In the RIA, we have presented a full analysis of the relevant planning policy context for the
proposed development, as well as the quantitative and qualitative appraisals of its potential impact
on the vitality and viability of centres within and beyond the catchment area of the Planning
Scheme Area.

17.5.4

Retail Components of the Draft Planning Scheme

17.5.4.1

The retail components of the Planning Scheme were derived from the June 2008 Draft Poolbeg
Peninsula Retail Strategy, prepared by DTZ. They are:
I. District Centre: in accordance with the objectives of the Master Plan and 2008 GDA Retail
Strategy, the delivery of a Level 3 District Centre in the Poolbeg area. It will be a mixed use
street based District Centre comprising retail and non retail services floorspace. The retail
component of the District Centre will be up to 20,000m² net floorspace. Given the current
economic context, a conservative approach has been taken to the phasing and development
of the District Centre. This advises that the District Centre will be built in two stages over
the period of the Planning Scheme. Stage 1 of the district Centre will total 15,500m² net and
be completed and fully trading by 2018, with the remaining 4,500m² net retail floorspace
likely to be post 2018. In addition, Stage 1 of the District Centre will also include of the
order of 6,000m² gross of non retail services floorspace. The envisaged components of the
retail and non retail floorspace are summarised below. The phasing approach reflects the
prescribed Draft Planning Scheme development strategy. However, the full delivery of the
District Centre by 2018 should not be precluded in the light of more favourable and dynamic
economic circumstances emerging, as has prevailed in recent years. The capacity and impact

112
Cunnane Stratton Reynolds

Effect on the Environment: Material Assets –
Retail Impact

Poolbeg Planning Scheme EIS

February 2009

assessments demonstrate that this can be accommodated quantitatively and the RIA has
illustrated the qualitative need for the District Centre in its entirety over the period to 2018.
The location for the District Centre is identified as Development Zone 1 of the Planning
Scheme Area – the former Irish Glass Bottle Site and adjacent Fabrizia lands;
II. Neighbourhood/Local Centre: the Draft Poolbeg Peninsula Retail Strategy identifies that
the nature, scale and location of the other Development Zones, combined with a strategy of
delivering a District Centre, determine that on the whole there is limited potential for
additional local shopping and services provision. The only zone where there may be
potential for a Neighbourhood/Local Centre is Development Zone 3. This will serve very
local needs and comprise up to 1,000m² net convenience space and 500m² gross. The
potential for the centre will be post 2018, again reflecting the Draft Planning Scheme
development strategy. As it is post 2018 and the focus of the RIA is on strategic retail
provision, it is not included in the RIA. However, the quantitative assessment has
demonstrated that capacity and impact will not be an issue in the delivery of the
Neighbourhood/Local Centre; and
III. Pigeon House Dock: the Draft Poolbeg Peninsula Retail Strategy concluded that the area
had long term potential for commercial leisure and tourism/cultural development which may
include limited speciality and corner shop convenience shopping. As the timescale is beyond
the assessment period adopted in the RIA – up to 2018, this potential is not incorporated in
the appraisal. However, as with the Neighbourhood/Local Centre, the RIA has demonstrated
that capacity and impact will not be an issue in respect of additional retail floorspace over the
timescale of the Planning Scheme.
17.5.4.2

As the detail of the retail components of the Draft Planning Scheme will be the subject of a
planning application/applications, the RIA is a Strategic RIA of the Stage 1 of the proposed
District Centre which sets out and assesses what the likely retail and non retail services floorspace
mix will be. This is founded on market advice from DTZ Sherry FitzGerald and our experience
from comparable projects around the City and wider GDA. The key points and principles to be
established are:
•

The Draft Planning Scheme Section 25 Certificate application is for a District Centre of up
to 20,000m² net retail floorspace on Development Zone 1.

•

The mix and nature of the floorspace underpinning the Strategic RIA of the District Centre
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are what is envisaged can be delivered and is viable. These are applied as tests within the
RIA rather than fixed prescription of what the mix might be – the key principles are that it
will be a centre of up to 20,000m² net retail floorspace with a large component of non retail
services floorspace.
•

The objective is to deliver a District Centre and not a new out of centre shopping centre.
However, as has been evidenced in other proposals for new or expanded Metropolitan Area
Level 3 District Centres, the quantum of retail floorspace cannot be delivered and be viable
unless there is the introduction of some middle and higher order comparison floorspace.

17.5.4.3

Stage 1 of the District Centre is envisaged to be built out and fully trading by 2018. It forms the
critical mass of the District Centre and for the purposes of the Strategic RIA will comprise the
following components:
I. Convenience Anchor: of 6,500m² net consisting of 3,500m² of convenience floorspace and
3,000m² of comparison. The anchor requires to be located on or close to the Sean Moore
Road if it is to maximise trips from the wider Poolbeg Peninsula hinterland by foot, bicycle
and public transport and capture the potential of car based passing trade from workers in
Docklands, and particular those in South Docklands;
II. Small second convenience anchor – of the order of 1,500m² net that is envisaged to be a
quality or specialist convenience store. This should be located along the Main Street of the
District Centre to encourage footfall along the street between it and the main convenience
anchor – footfall that is necessary to attract supporting convenience and comparison retailers;
III. Other retail units – with a total net convenience and comparison floorspace of 2,500m² and
5,000m² respectively. The convenience floorspace could include a discount foodstore of up
to 1,500m² net in the mix; and
IV. Non retail services units – the quantum envisaged is of the order of 6,000m² gross. Non
retail services floorspace is not included in capacity assessments and RIA, only net retail
floorspace is. Non retail services floorspace includes banks, beauticians, building societies,
crèches, dry cleaners, fitness and health, hairdressers, sandwich shops and commercial
leisure floorspace – cafes, public houses and restaurants.

17.5.4.4 The Other Retail and Non Retail Services Units are envisaged to have the following mix:
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Small units – up to 200m2 accommodating boutiques, cafes, pharmacies, florists,
delicatessen, dry cleaners, hairdressers/barbers, other health and beauty outlets, phone
shops, sandwich shops and business and financial services

•

Medium sized units – up to 500m2 that would facilitate the provision of crèches and
restaurants

•

Large units – up to of the order of 2,000m2 that would accommodate a discount format
convenience store, an anchor bookstore with cafe, a range of restaurants, bars and health
and leisure facilities.

17.5.5

Quantitative Assessment

17.5.5.1 As the District Centre will have a street based design with retail and non retail services units
generally being street level below residential and commercial (office) floorspace, its different
components will be delivered on a phased basis. In respect of Stage 1 of the District Centre, as has
been highlighted, under a conservative development scenario it will be developed and fully trading by
2018. However, for the purposes of the Strategic RIA, it has been assumed that Stage 1 will have a
Design Year of 2013 to provide the worst case scenario in respect of any impact. This is the year that
we would anticipate that the convenience anchor will have established normal trading patterns. Post
2013, any potential effects of trade diversion to the new centre will be cushioned by projected
increases in retail turnover growth. It also reflects the need to take account of the front loading of
retail development in Stage 1 of the Draft Planning Scheme, as required to provide the catalyst for the
regeneration of the area and also contribute to infrastructure and other development costs.
17.5.5.2 Stage 1 of the District Centre is assumed in the RIA to have a net retail floorspace of 15,500m²,
comprising 7,500m² of net convenience floorspace and 8,000m² of net comparison. At the 2013
Design Year, it will generate an estimated turnover of €152.4m of which €100.6m will be
convenience and €51.8m comparison. All monetary values have been set at 2005 prices.
17.5.5.3 The catchment area for the Draft Planning Scheme Area/District Centre is used to quantify capacity
for additional retail floorspace and to identify centres where the proposed District Centre could have a
retail impact. The population estimates for the catchment area are based on the results of the 2006
Census of Population. Population forecasts are informed by past trends in population for the
catchment area, review projections from published and authoritative sources, current extant
residential permissions in the area and the phasing of residential development in the development
strategy for the Planning Scheme Area. Founded on these, the population of the catchment area is
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forecast to increase from 37,583 – 38,827 at the 2008 Base Year to 45,263 – 49,145 at the 2013
Design Year and 54,696 – 60,199 by 2018 under low and high population growth scenarios. The
application of low and high growth scenarios is consistent with the approach adopted in the NSS and
RPGGDA and provides for fluctuations in the economy.
17.5.5.4 Stage 1 of the District Centre is assumed in the RIA to have a net retail floorspace of 15,500m²,
comprising 7,500m² of net convenience floorspace and 8,000m² of net comparison. At the 2013
Design Year, it will generate an estimated turnover of €152.4m of which €100.6m will be
convenience and €51.8m comparison. All monetary values have been set at 2005 prices.
17.5.5.5 The capacity assessment indicates that within the Draft Planning Scheme catchment area, there is
potential for an additional 13,042m² – 14,782m² of net convenience floorspace and 15,565m² –
17,413m² of comparison at 2018 – a total of 28,611m² – 32,195m² net flootrspace. As has been
highlighted above, Stage 1 of the proposed District Centre will have a total net floorspace of
15,500m², comprising 7,500m² and 8,000m² of convenience and comparison floorspace respectively.
There is, therefore, sufficient expenditure capacity to accommodate Stage 1 of the centre and the
emerging proposal for the Jury’s Berkeley Court site, currently being determined by the Board under
the high growth scenario. Looking at the District Centre on its own, the assessment confirms that
there is more than sufficient expenditure/floorspace potential for the total 20,000m² net being
delivered by 2018. Post 2018, as a result of continuing population and per capita expenditure growth,
the potential for additional retail floorspace increases on a year on year basis. Thus, capacity should
not be an issue in the consideration of the retail components of the Planning Scheme.
17.5.5.6 Retail Impact: is defined as occurring when a new retail proposal drives the turnover of an
established centre below its current trading levels (2008 in this case). Therefore, the reduction in
turnover below current levels is normally expressed as the percentage retail impact. Current trading
levels usually provide the best benchmark against which effects of trade diversion can be identified.
The approach also allows for the cushioning effects of projected growth to be taken into account. It is
stressed that the retail impact is the key to assessing whether there will be any effect on the vitality of
an established centre at 2013 and not simply the level of trade diversion.
17.5.5.7 Our analysis confirms that Stage 1 of the proposed District Centre will not generate any convenience
or comparison retail impact on any centres within or outside of the catchment area at the 2013 Design
Year when set against the 2008 turnover levels of the different centres. This is because of both
ongoing growth in expenditure capacity in the catchment area and an increased ability to increase the
area’s market share and trade draw of convenience and comparison expenditure in view of the effects
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of the proposal and other emerging retail developments. This position is further reinforced post 2013
and, as such, it would be concluded that impact would not be an issue if all of the 20,000m² net
District Centre was delivered by 2018.
17.5.5.7 Cumulative Impact: is defined as occurring when a new retail proposal and that of other extant/full
planning consents drives the turnover of an established centre below its current trading levels. Our
research indicates that there are currently no extant schemes within the catchment area above the
thresholds of 1,000m2 gross convenience floorspace and 2,000m2 gross comparison respectively,
which would be included in a cumulative retail impact assessment. Cumulative retail impact,
therefore, is not an issue that requires to be considered in the RIA.
17.5.6 Qualitative Assessment
The qualitative assessment of the potential effects of the retail components of the Planning Scheme is
founded in addressing the assessment criteria for large retail developments identified in the RPG, the
2008 GDA Retail Strategy and the City Development Plan.
17.5.6.1 RPG Criteria
The RPG criteria and our assessment of the retail components of the Draft Planning Scheme against
these are outlined in the paragraphs that follow.
Support the long term strategy for town centres as established in the Development Plan and not
materially diminish the prospect of attracting investments to one or more towns
The RIA has demonstrated that the proposed District Centre is wholly consistent with the objectives
of the Master Plan and 2008 GDA Retail Strategy, both of which identify the need for District Centre
level of retail provision in the Poolbeg area. This responds to the deficit of main food and non retail
services floorspace in South Docklands and the wider catchment area of the Draft Poolbeg Planning
Scheme. The detailed sequential appraisal of sites in existing centres within the catchment area
identifies that none of the centres have the scope and potential to deliver the quantum and quality of
retail floorspace required to meet the needs of the area in a more efficient, equitable and sustainable
way. The proposed District Centre, therefore, does not undermine their potential being achieved,
accepting that it is limited. Additionally, the assessment has confirmed that there is more than
sufficient expenditure/floorspace capacity in the catchment area for Stage 1 of the proposed District
Centre and the proposals for the Jury’s Berkeley Court site both proceeding in parallel. The two
proposals have very different characteristics and the potential for both to proceed responds to the
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paucity of the offer that prevails in the south east quadrant of the City and the consequent
significantly high levels of retail expenditure leakage.
It would, therefore, be concluded that the proposed District Centre meets the requirements of this
RPG assessment criteria.
Cause an adverse impact on one or more town centres, either singly or cumulatively with recent
developments or other outstanding planning permissions, sufficient to undermine the quality of the
centre or its role in the economic and social life of the community
The quantitative RIA summarised above confirms that the proposed District Centre will not cause
an adverse retail or cumulative impact on any centre within or adjacent to the catchment area of
the Draft Planning Scheme. Of key importance, it will reduce the need for people living in the
catchment area having to travel outside of the area to meet the majority of their main food and
comparison shopping needs. As such, it will greatly contribute to enhancing the quality of life of
people living in the area and, consistent with the objectives of the 2008 Docklands Master Plan make
it an area more attractive for families to locate and live in. Importantly, it will be a key driver and
catalyst for the regeneration of the Poolbeg Peninsula and wider South Docklands Area, bringing
resultant economic and social benefits through the retention of spend and the creation of jobs.
It can, therefore, be concluded that the proposed development and the assessments provided are
wholly compliant with the objectives and requirements of this RPG assessment criteria.
Diminish the range of activities and services that a town centre can support
The 2008 Docklands Master Plan has identified that South Docklands is significantly under supplied
in retail floorspace, even with the area accounting for the majority of new floorspace which is in the
pipeline. In view of the existing and emerging residential and working populations in South
Docklands and the Draft Planning Scheme Area, the Master Plan identifies the need for a District
Centre in Poolbeg. Through this objective, the Authority confirms that the District Centre will not
diminish the range of activities and services in the Point Village District Centre or any other centre in
the Docklands Area. The strategic need for a District Centre to serve the area has been confirmed in
Poolbeg being designated as a Level 3 District Centre in the GDA Retail Hierarchy in the 2008 GDA
Retail Strategy. This followed submissions by the Authority on the Draft GDA Retail Strategy which
provided the basis of case for the Area’s designation as a Level 3 District Centre. The basis of case
was founded on detailed review of other centres within and adjacent to the Draft Planning Scheme’s
catchment area which included the Sequential Appraisal of other centres in the catchment area and
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their potential to accommodate additional retail and non retail services floorspace of the quantum and
nature of a District Centre. The 2008 GDA Retail Strategy’s designation of Poolbeg as a Level 3
District Centre confirms that the Dublin and Mid East Regional Authorities and the GDA local
authorities, including Dublin City Council, saw the need for this level of floorspace in the south east
quadrant of the City and that it would not diminish the range of activities in any other centre in the
area. This has been quantitatively demonstrated in the RIA which identifies that Stage 1 of the
District Centre will not have any adverse impact on any centre within or adjacent to the catchment
area. It highlights that in view of the turnover growth that will occur in existing centres, this
conclusion would equally apply to Stage 2 of the District Centre.
On the basis of the above facts and considerations, the proposed development wholly meets the
requirements of this RPG assessment criteria.
Cause an increase in the number of vacant properties in the primary retail area that is likely to
persist in the long term
The health checks conducted as part of the preparation of the RIA identified that the different centres
in the Poolbeg Peninsula catchment area have low levels of vacant floorspace. As the proposed
District Centre will not have an adverse impact on any of these centres then it is not envisaged that it
will cause an increase in the number of vacant properties in any centre. It would, therefore, be
concluded that the proposed development meets the tests of this RPG assessment criteria.
Ensure a high standard of access both for public transport, foot and private car so that the
proposal is easily accessible by all sections of society
The proposed District Centre will be located in Development Zone 1 of the Draft Planning Scheme
Area and provide an interface between the old (Ringsend/Irishtown and Sandymount), the new
(South Docklands) and the emerging (Poolbeg Peninsula) to maximise the potential for local people
being able to walk or cycle to the centre. The site is located on the Sean Moore Road in close
proximity to the East Link Bridge and Dublin Port Tunnel, with ease of bus and private car access for
both people living and working in South Docklands and the wider catchment area. There are existing
bus services along Sean Moore Road and to the south west of the site on Beach Road and access to
national, regional and suburban rail services from the Lansdowne Road DART Station.
The large combined living and working population of South Docklands and the proposed new
Poolbeg Urban Quarter will provide the driver for significantly enhanced provision of public
transport services. In addition to the demand responsive increased levels of bus services that are
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anticipated, in Stage 1 of the proposed Planning Scheme there will be the introduction of a high
capacity Bus Based Rapid Transit system – the Docklands Rapid Transit (DRT) which will be the
first in the City and country. The system will provide for enhanced east-west public transport links in
the south of the City and enable increased public transport accessibility from the wider south east
quadrant of the City to South Docklands and the Poolbeg Peninsula. This will be further significantly
reinforced in Stage 2 of the proposed Planning Scheme with the introduction of the high capacity
East – West LUAS line that will link with the City Centre to Cherrywood LUAS line, which will be
extended to Bray. The two high capacity public transport systems are required to deliver the quantum
of development proposed in the Draft Planning Scheme Area. Additionally, the option of the new
LUAS line being extended over the Liffey to the Point Village District Centre, the terminus of the
currently under construction Docklands LUAS line, is also under consideration by the Rail
Procurement Agency (RPA).
As a result of the above suite of strategic transport infrastructure investment, the Planning Scheme
Area will be amongst one of the best public transport served areas in the City and wider conurbation.
This, combined with its walk in and strategic road accessibility, confirm that the proposed District
Centre will squarely meet the requirements of this assessment criteria.
Link effectively with an existing town centre so that there is likely to be a commercial synergy
The proposed District Centre will be street based in design and will provide the heart of a vibrant and
viable new mixed use urban quarter which has its own character and identity. It will have commercial
synergy with other centres in the Docklands and wider City retail hierarchies through its role and
function in the Docklands, City and GDA retail hierarchies. To this end, it will:
I. Reduce the need for people living and working in its catchment area having to travel outside
of the area to meet the majority of their main food and comparison shopping requirements
without undermining the role and importance of smaller more local centres in the area’s
shopping patterns; and
II. Not have an offer that will in any way detract from the vitality and viability of Dublin City
Centre.
Although designated as a Level 3 District Centre in its own right, the Poolbeg District Centre will
be a ‘Twin District Centre’ to the Point Village District Centre, which is currently under
construction. Each will serve the needs of the South and North Docklands and their wider

120
Cunnane Stratton Reynolds

Effect on the Environment: Material Assets –
Retail Impact

Poolbeg Planning Scheme EIS

February 2009

hinterlands respectively, reflecting the perceptual and financial barriers of the Liffey and East Link
Bridge tolls.
The proposed District Centre, therefore, wholly accords with the requirements of this assessment
criteria.
17.5.6.2 2008 GDA Retail Strategy Criteria
The key factors that require to be considered in the assessment of large retail applications under the
assessment criteria of the 2008 GDA Retail Strategy are outlined and responded to below.
Impact and cumulative impact of proposed developments within Council’s administrative areas
and on adjoining areas and the GDA as a whole
The RIA has demonstrated that the retail components of the Draft Planning Scheme will not have an
adverse retail or cumulative impact on any centre within the Planning Scheme’s catchment area, the
City Council’s administrative area or those in adjoining areas. It, therefore, addresses the
requirements of this assessment criteria.
Qualitative need is usually defined as a sectoral or geographical gap in the distribution of facilities
or deficiencies in the quality of provision. Issues relating to the range of products being sold,
product quality and price and the overall quality of the shopping environment are all issues to be
taken into consideration. In preparing the qualitative case developers should:
•

Demonstrate that an appropriate distribution of locations is achieved, subject to the key
objectives of promoting the vitality and viability of town centres and the application of the
Sequential Approach, to improve the accessibility for the benefit of the whole community

•

Ensure provision is made by the Local Planning Authority for a range of sites which
genuinely allow choice to meet the needs of the whole community, particularly those living in
deprived areas

•

Ensure that retail impacts are addressed in detail as part of this process.

The proposed retail components of the Draft Planning Scheme will make a major contribution to the
sectoral deficiencies in the retail offer of the catchment area of the South Docklands and Poolbeg
Peninsula being redressed. They will contribute to reducing the need for people living in the area
having to travel to other locations to meet these needs and increase the range of choice for needs
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being met in a more efficient, equitable and sustainable way. The Sequential Appraisal demonstrates
that the proposed location is the only one in the catchment area, with the exception of the Jury’s
Berkeley Court site, that has the scope and potential to deliver the critical mass of floorspace required
to ensure these needs are squarely met. The Jury’s Berkeley Court scheme is currently awaiting
determination by the Board. The capacity assessment has demonstrated that there is
expenditure/floorspace potential to accommodate both Stage 1 of the District Centre and the Jury’
Berkeley Court scheme, noting that the latter will provide a very different offer to that proposed in
the District Centre. The issue of retail and cumulative impact have been wholly addressed in the RIA.
It would, therefore, be concluded that this 2008 GDA Retail Strategy assessment criteria has been
met.
Additional benefits in respect of regeneration and employment do not constitute indicators for need
for additional floorspace. However, they may be a material consideration in the site selection
process. The weight to be given to such factors will depend on local circumstances.
The economic, social and community/cultural long term and sustainable regeneration of the Poolbeg
Peninsula is a key objective for the South Docklands Area in the 2008 Master Plan. It is the next
phase in the regeneration of Dublin Docklands and seeks to build on the profile success that has
been achieved to date in the Master Plan Area. Docklands, including the Draft Poolbeg Planning
Scheme Area, will achieve a working and residential population of at least 40,000 and 80,000 over
the twenty five year period of the Planning Scheme with a significant proportion of this achieved
by 2018, Stage 1 of the Scheme. In the GDA and wider national context, this is a significant
combined population that equates essentially to a ‘New Town in the City’ when set against the size
of main towns around the GDA and country. The needs of this living and working population
requires to be met across all the spectrum of what creates a vital, viable and sustainable
community. This is recognised in the Master Plan and vindicated in Poolbeg being designated as a
Level 3 District Centre in the 2008 GDA Retail Strategy, in addition to the Point Village Centre’s
Level 3 District Centre designation. There are additional factors and influences that further
endorse the strategic and economic case for Poolbeg being the appropriate location for Dockland’s
second District Centre. These can be summarised as:
I. The purpose of the District Centre is not only to serve the needs of South Docklands. It is
located within the south east quadrant of the City, an area that has been demonstrated in the
RIA to be significantly deficient in meeting the needs of its living and working population in
terms of main food and comparison shopping needs and non retail services needs. As a
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consequence, local people are having to travel outside of the area to meet the majority of
these needs;
II. Meeting these needs requires to be redressed in the interests of the proper planning and
sustainable development of the area. The Sequential Appraisal of potential sites within the
different centres around the catchment area identifies that Development Zone 1 of the Draft
Planning Scheme Area is the only location, with the exception of the Jury’s Berkeley Court
site, which can accommodate the critical mass of retail and non retail services floorspace that
will meet these requirements and reduce the propensity for people having to travel outside of
the area to meet them. The capacity assessment of the requirement for additional retail
floorspace that will reduce unsustainable travel patterns and expenditure leakage, identifies
that there is expenditure/floorspace potential for both Stage 1 of the proposed District Centre
and the Jury’s Berkeley Court scheme;
III. The regeneration of Docklands has been achieved by a mixed use development strategy. The
area has been a key driver in the economy at the City, regional and national levels and one of
the principal areas of residential development/population growth in the City. However, only
in recent years has the critical mass of retail and non retail services floorspace become an
important part of the development equation, previously there was reticence/conservatism in
respect of this largely due to concerns in respect of potential effects on the vitality and
viability of the City Centre. A greater understanding of the City Centre’s resilience has
emerged in the interim period and the need to counterbalance the significant expansion of
retail floorspace in the conurbation’s Level 2 Major Town Centres. This is recognised in the
2008 GDA Retail Strategy, hence the designation of Poolbeg as a Level 3 District Centre in
the GDA Retail Hierarchy;
IV. In recent years, there has been an increasing understanding of the dynamics of what make
areas/locations attractive for living, working, leisure and investing in. It is founded on the
principle of mixed use development and regeneration strategies for greenfield and
brownfield sites and areas respectively. People looking to live in an area want to know that
there is good local provision of main food and comparison shopping and non retail
services/supporting infrastructure. This is equally important in the locational decisions of
investors, employers and workers – the day of the industrial estate or business parks devoid
of facilities has gone. The key role of retail and other facilities in the attractiveness equation
of an area has been recognised as of increasing importance in the competitive and buoyant
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economy that has prevailed until recently – it has significant weight and importance in the
current economic slowdown where capturing potential demand is the primary objective
across all economic and development sectors; and
V. Related to the above, is the importance of giving due weight to establishing the profile of the
area and getting the development economics optimised. The Draft Planning Scheme Area
presents a number of challenges in view of its development and environmental context – the
predominance of profile and strategically important port and utilities infrastructure
installations being key considerations. Delivering a District Centre of the scale, mass and
vision proposed will be a – if not the – critical catalyst for the long term sustainable
objectives of Planning Scheme Area being achieved.
The strategic and local circumstances summarised above, provide the weight and importance to
confirm that the proposed District Centre is an essential component in the delivery of the objectives of
the Planning Scheme and, as such, it squarely meets the tests of this assessment criteria.
If additional sites come available as either extensions or enhancements to existing town centres,
then careful consideration should be given to the potential impact on existing centres. However,
where the potential development of a site will significantly improve the attraction of a centre, the
impact on that centre and other nearby centres will need to be addressed as part of the application.
The Strategic RIA has demonstrated that Stage 1 of the District Centre will not have any retail or
cumulative impact on any centre within or adjacent to the Draft Planning Scheme’s catchment area. It
has also highlighted that, in view of the turnover growth of the different centres within or adjacent to
the catchment area which will occur post the 2013 Design Year, the introduction of Stage 2 of the
District Centre – comprising 4,500m² of net retail floorspace – will not change this conclusion. This
would equally apply to the introduction of a potential Neighbourhood/Local Centre in Development
Zone 3.
The proposed phasing of the District Centre, and the later potential addition of a Neighbourhood/Local
Centre, is thus wholly compliant with the requirements of this assessment criteria.
In assessing retail applications, the sequential test should be applied more stringently founded on
the range of criteria set out in the RPG.
The RIA provides a detailed sequential appraisal of potential sites in and adjacent to existing centres in
the south east quadrant of the City founded on the range of criteria set out in the RPG. It concludes that
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the Development Zone 1 site in the Draft Planning Scheme Area is the only one that meets the tests of
the Sequential Approach. The requirements of this assessment criteria have, therefore, been squarely
addressed.
A variety of approaches to retail impact assessment have been developed over the years. However, in
assessing the impact, Planning Authorities should consider the impact of the development on the
centre or centres likely to be affected, taking account of:
•

The extent to which the development would put at risk the planning strategy for the area and
the strategy for a particular centre or network of centres, or alter its role in the hierarchy of
centres

•

The likely effect on future public or private sector investment needed to safeguard the vitality
and viability of the centre or centres

•

The likely impact of the proposed development on the trade/turnover and on the vitality and
viability of existing centres within the catchment area of the proposed development and,
where applicable, on the rural economy

•

Changes to the range of services provided by centres that could be affected

•

Likely impact on a number of vacant properties in the Core Retail Area

•

Potential changes to the quality, attractiveness, physical condition and character of the
centre or centres and its role in the economic and social life of the community

•

(Where relevant) the implications of proposed leisure and entertainment uses for the evening
and night time economy of the centre.

Poolbeg has been designated as a proposed District Centre in the 2008 Master Plan and this has been
confirmed in its designation as a Level 3 District Centre in the 2008 GDA Retail Strategy. Level 3
District Centres are the most important level of centre below the Level 1 City Centre in the GDA and
City retail hierarchies. The quantum and nature of the retail floorspace proposed has been
demonstrated not to have any impact on the City Centre or any other existing centre in the Draft
Planning Scheme’s catchment area. In view of the nature of the centre, which is a street based District
Centre and not an out of centre shopping centre, it will not have any effect on the attraction, viability or
deliverability of the major higher order anchored schemes emerging or granted in the City Centre. The
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critical review and sequential appraisal of other centres in the catchment area identifies that there is
limited scope for any significant enhancement in their retail offers – the proposed District Centre will
not undermine their current important roles. It will serve primarily to capture spend that is leaking from
the area to centres outside of the catchment area and better meet local needs in a more efficient,
equitable and sustainable way.
The RIA has demonstrated that the proposed development will not have an adverse retail or cumulative
impact on any centre nor have an effect on the range of services or vacancy levels that prevail. The
health checks have captured the fact that the main centres in the catchment area have strong attraction
and consumer loyalty, albeit that local people have to travel outside of the area to meet the majority of
their main food and comparison shopping needs. The proposed District Centre provides the opportunity
to redress expenditure leakage through rediverting existing leakage to the centre. This has important
consequential direct, indirect and induced economic benefits through the job creation that will be
generated by the development and expenditure retention which it will achieve.
The proposed District Centre will have an important component of commercial leisure uses to ensure
that the new urban quarter is alive at night and at the weekends. To add value and attraction in a
competitive market, whether that be under peak or slow down scenarios, it seeks to capture the unique
asset of its location on and views onto Dublin Bay and the attraction of Strand Road and space in the
area for both informal and formal leisure. As has been achieved in locations such as Dun Laoghaire or
Howth, the Draft Planning Scheme Area has the potential to provide the necessary supporting
commercial leisure infrastructure to create a destination in the leisure patterns of the City and its
conurbation.
Founded on the above summary analysis, it would be concluded that the proposed development meets
the requirements of this assessment criteria.
The level of detail provided in a retail impact assessment should be proportionate to the scale and
nature of the application. They should normally accompany an application where:
•

The development is located within a Level 3 or other centre, or outside a centre, where the
scheme if completed, would result in an increase of over 2,500m² gross floor area

The RIA that has been prepared is comprehensive and responds to the scale and nature of the retail
components of the Draft Planning Scheme and the threshold set for such developments set down in the
2008 GDA Retail Strategy. It, therefore, wholly complies with the requirements of this assessment
criteria.
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17.5.6.3 City Development Plan Criteria
As has been highlighted, the City Development Plan sets out both general assessment criteria for retail
developments and those that should be addressed in the assessment of the retail impact of a proposal.
We address both in the paragraphs that follow.
17.5.6.3.1 General Assessment Criteria
The general assessment criteria for retail developments in the City Development Plan are:
The availability of public transport to serve the retail centre
This assessment criteria has been addressed under our response to the RPG assessment criteria. We
would, however, reiterate that the proposed location for the District Centre and the Draft Planning
Scheme Area as a whole will be amongst one of the best public transport served areas in the City
and its wider conurbation through the combination of enhanced bus services and proximity to the
DART and the introduction of the DRT system and East-West LUAS line. These ensure that the
retail components of the Draft Planning Scheme accord with the requirements of this assessment
criteria.
Current population catchment and areas of project population growth
The catchment area of the proposed District Centre encompasses the south east quadrant of the City
and reflects the paucity of the area’s main food and comparison offer. This derived area was
provided to GAMMA, one of the leading GIS mapping companies in the country, who provided
baseline population information unique to the catchment area for the period 1996 – 2006. It enabled
analysis of the population trends that had prevailed over the period. The resultant data was an
important component in the derivation of the appropriate low and high population growth scenarios
for the catchment area which were further informed by published authoritative sources including the
NSS, RPGGDA, CSO Regional Projections, the 2007 DoEHLG revised national and regional
projections and the Dublin and Mid East Regional Authorities 2007 review and update of
projections.
It would be concluded that the best and most authoritative sources of deriving population growth
have been incorporated in the RIA and, as such, the requirements of this assessment criteria have
been squarely addressed.
Current availability of retail floor space in each part of the City
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The information on retail floorspace was founded on the data provided in the 2001 and 2008 GDA
Retail Strategies updated to June 2008 that was the freeze date applied to baseline information in
the preparation of the Draft Poolbeg Peninsula Retail Strategy, which underpins the RIA. Noting
these qualifications, our research indicates that there have been no additional retail consents in the
Planning Scheme catchment area above the thresholds set granted in the interim period.
It can be concluded that the requirements of this assessment criteria have been met.
Potential impact on the vitality and viability of existing and permitted retail centres
The retail and cumulative impact assessments presented in the RIA have addressed in detail the
requirements of this assessment criteria and confirmed that the retail components of the Planning
Scheme will not have any adverse effect on any centre within or adjacent to its catchment area.
The requirements of this assessment criteria have, thus, been met in the RIA.
The sequential approach to site assessment
A detailed sequential appraisal of potential sites in all of the existing centres within the catchment
area, and the Merrion Centre which is located just outside of the area, was conducted by DTZ
Sherry FitzGerald in the preparation of the Draft Poolbeg Peninsula Retail Strategy. This has been
reviewed and updated in the preparation of the RIA. As has been highlighted, the appraisal
concludes that Development Zone 1 in the Draft Planning Scheme Area is the only location, with
the exception of the Jury’s Berkeley Court site, which has the scope and potential to accommodate
the quantum and nature of retail and non retail services floorspace required to meet the main food
and comparison shopping needs of the Area and its wider catchment area. The RIA has identified
the very different nature of the two proposals and that both can be accommodated in respect of
expenditure/floorspace potential.
It would be concluded that the requirements of this assessment criteria have been wholly met.
Relevant provisions of Action Area Plans, Integrated Area Plans and Planning Schemes
The preparation of the Section 25 Planning Scheme for the Poolbeg Peninsula is an important
commitment in the 2008 Master Plan. It is wholly founded in the prevailing Docklands, City,
regional and national planning frameworks. All of these have been examined in respect of the
retail components of the Draft Planning Scheme. The RIA and its outputs are, therefore, wholly in
accord with the requirements of this assessment criteria.
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17.5.6.3.2 Retail Impact Assessment Criteria
The City Development Plan’s retail impact assessment criteria largely mirror the criteria established
by the RPG but are customised in the Plan to the City context. They are:
Support the long term strategy for the Central Shopping Area and District Centres as established
in the Development Plan and not materially diminish the prospect of attracting private sector
investment into one or more District Centres
The RIA has demonstrated that the retail components of the Draft Planning Scheme will not
undermine the long term strategy for the Central Shopping Area or any other District Centre in the
City Retail Hierarchy or the potential for any of these areas attracting private sector investment. The
requirements of this City Development Plan retail impact assessment criteria are, therefore, met.
Cause an adverse impact in one or more district centres or the Central Shopping Area, either
singly or cumulatively with recent developments or other committed planning permissions,
sufficient to undermine the quality of the centre or its role in the economic and social life of the
community
The assessments presented in the RIA have demonstrated that the proposed District Centre, which is
the major retail component of the Draft Planning Scheme, will not have an adverse impact on the
Central Shopping Area or any District Centre in the City Retail Hierarchy and will, therefore, not
serve to undermine the quality of any centre or its role in the economic or social life of the
community. It has identified that no extant proposals for additional retail floorspace prevail in the
catchment area and, as such, cumulative impact is not an issue that requires to be considered. The
RIA, thus, meets the requirements of this assessment criteria.
Diminish the range of activities and services that the Central Shopping Area can support
The RIA has demonstrated that Stage 1 of the District Centre will not have any adverse impact on
the Central Shopping Area that would result in any reduction in the range of activities and services
that it can support. This reflects the small quantum of retail floorspace proposed when set in the
context of the turnover of the Central Shopping Area at either the 2008 Base Year or 2013 Design
Year which are €4082m and €5,417m respectively against the €152.4m turnover of Stage 1 of the
District Centre. The requirements of this criteria are, therefore, met.
Cause an increase, likely to persist in the long term, in the number of vacant properties in the
existing centres
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The assessments presented in the RIA have demonstrated that the proposed Planning Scheme
District Centre will not have any adverse impact on any centre that would result in an increase in
the creation of vacancies in the long term. The issue has been further examined in our appraisal of
the proposal under the RPG assessment criteria. The requirements of this criteria are, therefore, met.
Link effectively with an existing district centre so that there is likely to be commercial synergy
Poolbeg has been designated in the 2008 GDA Retail Strategy as a Level 3 District Centre, as has
the Point Village District Centre. Although Ballsbridge is designated in the City Development
Plan’s Retail Hierarchy as a Level 3 Category A District Centre, this has not been
adopted/reinforced in the 2008 GDA Retail Strategy hierarchy. The latter noted, the following are
highlighted in respect of the two nearest District Centres and their potential synergy with the
proposed new Poolbeg District Centre:
I. Point Village: the RIA has established that the Point Village District Centre will meet the
main food and comparison shopping and non retail services needs north of the Liffey and,
while it is close in distance to South Docklands and a large part of the Draft Planning
Scheme’s catchment area, there are inherent perceptual and financial barriers (such as paying
of tolls) that erode its potential for meeting the shopping and services needs of south of the
river. Given the significant existing and emerging living and working populations, as
recognised in the Master Plan and the 2008 GDA Retail Strategy, the need has been
identified for Level 3 District Centres in Docklands both north and south of the river; and
II. Ballsbridge: is designated in the City Retail Hierarchy as a Level 3 Category A District
Centre although it currently has a total net retail floorspace of 312m². The proposed Jury’s
Berkeley Court scheme, which has been the subject of a recent oral hearing, would increase
the net retail floorspace by of the order of 14,000m². The vision for the mixed use scheme in
respect of retail development is to combine a major convenience anchor with predominantly
higher order comparison floorspace to create an equivalent of London’s Knightsbridge in
Dublin, albeit at a lesser scale. This is not the role sought for the Poolbeg District Centre
which is envisioned to predominantly meet main food shopping needs combined with middle
and lower comparison floorspace. There is, therefore, scope and potential for both centres to
work together to significantly improve the shopping offer of the south east quadrant of the
City and reduce the significant outflows of both convenience and comparison expenditure
leakage.
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On the basis of the above summary review, it would be concluded that the proposed Poolbeg
District Centre has synergy with both of the nearest District Centres and, thus, its delivery would
meet the requirements of this assessment criteria.
17.5.7

Reductive and Remedial Measures
From the analysis detailed above, it has been identified that there is sufficient expenditure capacity
to accommodate the proposed Planning Scheme District Centre within the existing and emerging
retail landscape of the south east quadrant of the City. For these reasons, we would conclude that no
reductive or remedial measures are required in respect of retail issues relating to the Section 25
Planning Scheme application.
As there are no negative impacts identified as arising as a result of the operation of the retail
component of the Draft Planning Scheme development strategy, mitigation measures are not
deemed to be required in this instance.

17.5.8

Predicted Impact of the Retail Component of the Planning Scheme
The retail component of the mixed use Draft Planning Scheme accords fully with the policies and
objectives of the 2008 Docklands Master Plan and the 2008 GDA Retail Strategy. Both of these
planning frameworks confirm the need for a District Centre at Poolbeg. The RIA has confirmed
the qualitative and quantitative need for a centre of this quantum and characteristics and that it will
not have any retail or cumulative impact on any centre within or adjacent to its catchment area.

17.5.9

Do Nothing Scenario
In order to provide a qualitative and equitable assessment of the proposed retail component of the
Draft Planning Scheme, it is important to consider the development in the context of the likely
impacts on the receiving environment should the District Centre not be delivered. The key issues
in respect of this scenario can be summarised as:
•

The District Centre is a key driver in the delivery vibrant and viable new urban quarter
within the Draft Planning Scheme Area. This is fundamental to achieving street activity
and footfall during the day, at night and at the weekends. To achieve this requires a
critical mass of predominantly, but not exclusively, street level retail and non retail
services floorspace along the main street/boulevard with different types of retail and
other non retail services anchors providing the attractors along the street/boulevard
which will serve to ensure the required footfall. These principles underpin successful
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city and town centres and new purpose built shopping centres. The failure to achieve this
results in underperforming secondary or tertiary areas of centres. Therefore, the
importance of providing the planning framework for the delivery of anchors requires to
be recognised as a key prerequisite in ensuring that the vision for the new urban quarter
is realised.
•

The delivery of a critical mass of retail and non retail services floorspace are the
essential ingredients in respect of attracting investors, developers, employers, workers
and the new residential population to locate in the Draft Planning Scheme Area. This has
been demonstrated in schemes across the City, country and internationally, even in
buoyant economic circumstances as witnessed by the lack of uptake of floorspace where
the principle has not been understood or adopted. It becomes a significantly more
important requirement in times of economic slowdown, accepting that leading economic
commentators in the country predict that economic growth will return in or post 2010
when Stage 1 of the Planning Scheme is emerging on the ground. The necessity to give
weight to economic factors in planning is recognised as key importance in the City
Development Plan and one that is gaining importance in other Local Planning
Authorities around the country.

•

The RIA highlights the deficiencies in retail and non retail services floorspace that
prevail in the hinterland of the Draft Planning Scheme Area. Given the significant
outflows of retail expenditure from the area, the Jury’s Berkeley Court scheme – if
granted – will only partially resolve the issue in respect of expenditure/floorspace
potential.

•

As a consequence of the above factors and influences, the adoption of the Do Nothing
Scenario in respect of delivering a District Centre – which is wholly compliant with
local (the Master Plan) and regional (the 2008 GDA Retail Strategy) policies and
objectives – will remove the key opportunity for the catchment area to have its retail and
non retail services needs met in a way that is more efficient, equitable and sustainable
given the significant constraints on this being delivered in existing centres, as
demonstrated in the Sequential Appraisal. It will also significantly undermine the viable
and sustainable mixed use regeneration of the Planning Scheme Area being achieved
and, as such, the Area maximising its contribution to:
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¾

Delivering the objectives of the 2008 Master Plan

¾

The economic and population growth of the City and its international
competitiveness

¾

Consolidation of the conurbation/GDA Metropolitan Area and reducing the
unsustainable urban sprawl that has characterised the urban and economic growth
of the GDA in recent years.

In conclusion, based on the above factors and considerations, the ‘Do Nothing Scenario’ is not a
tenable or defensible option in either a low or high growth economic context and would not
provide the foundations for the proper planning and sustainable development of this key area of
Docklands and the City.
17.5.10

Conclusion
The RIA has provided a detailed review of the Poolbeg Peninsula and its potential within the
wider retail landscape of the City, its south east quadrant and Metropolitan Area of the GDA. It
has confirmed the major deficiencies in the retail offer of South Docklands identified in the 2008
Docklands Master Plan and those within the catchment area of the Draft Planning Scheme Area
which are resulting in significant and unsustainable retail expenditure leakages from the south east
quadrant of the City. The 2008 – 2013 Master Plan identifies that the strategic mechanism
required to redress these issues is through the delivery of a District Centre in the Poolbeg Area.
This requirement has been recognised and endorsed in the designation of Poolbeg as a Level 3
District Centre in the 2008 GDA Retail Strategy, founded on the basis of case for the District
Centre submitted on behalf of the Authority on the Draft Strategy.
The planning frameworks for the proposed District Centre are, therefore, in place. The role of the
Strategic RIA within the EIS supporting the Section 25 Planning Scheme Certificate application
has been to provide the detail of the quantitative and qualitative analysis underpinning the
requirement for the District Centre within the context of the Draft Planning Scheme’s vision and
objectives and demonstrate that:
I. There is a need for a District Centre of up to 20,000m² net in the Draft Planning Scheme
Area and the expenditure capacity is available under both low and high population growth
scenarios to support the nature and scale of Stage 1 of the District Centre over the period to
2018. The assessment has also identified that there is capacity for Stage 2 of the District

133
Cunnane Stratton Reynolds

Effect on the Environment: Material Assets –
Retail Impact

Poolbeg Planning Scheme EIS

February 2009

Centre within this timescale and thus the potential for this being delivered should not be
impeded if the market conditions and demand are in place. This will not serve to undermine
the potential for the delivery of the Jury’s Berkeley Court scheme within this timescale,
which is currently being determined by the Board – both centres have important and
differing roles in meeting the retail and non retail services needs of the south east quadrant of
the City in a more efficient, equitable and sustainable way. Capacity is, therefore, not an
issue in determining the appropriateness of the retail components of the Planning Scheme;
II. Stage 1 of the District Centre will not have any adverse retail impact on any centre within or
beyond the Draft Planning Scheme catchment area. As there are no extant retail permissions
in the catchment area that are above the thresholds set for requiring RIA of large retail
developments then cumulative impact is not an issue in respect of the retail components of
the Draft Planning Scheme. The Strategic RIA has assumed that Stage 1 of the District
Centre will be delivered over the period to 2018. The year of testing the retail impact of
Stage 1 of the District Centre – the Design Year – has been set at 2013 when the anchor
convenience store is assumed to be fully trading, although the remainder of the additional
retail floorspace is likely to come forward in the following years to 2018. By setting an early
Design Year for the whole of Stage 1 then the RIA tests the worst case scenario. In view of
the growth in turnover of existing centres in the catchment area post 2013, and consequently
also post 2018, then it is concluded that retail impact will also not be an issue in respect of
the introduction of Stage 2 of the District Centre or any potential Neighbourhood/Local
Centre in Development Zone 3 of the Draft Planning Scheme Area;
III. Under the tests of the Sequential Approach, with the exception of the Jury’s Berkeley Court
site, there is no viable or alternative location within any of the existing centres in the Draft
Planning Scheme catchment area that can deliver the critical mass and characteristics of
retail and non retail services floorspace required to squarely meet the needs that have been
identified and reduce the requirement for local people having to travel outside of the area to
meet the majority of their main food and comparison shopping requirements;
IV. The RIA has highlighted that the Point Village District Centre will meet the main food and
comparison shopping and non retail services needs north of the Liffey and, while it is close
in distance to South Docklands and a large part of the Draft Planning Scheme’s catchment
area, there are inherent perceptual and financial barriers (such as paying of tolls) that erode
its potential for meeting the shopping and services needs of south of the river. Given the
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significant existing and emerging living and working populations, as recognised in the 2008
Master Plan and the 2008 GDA Retail Strategy, the need has been identified for Level 3
District Centres in Docklands both north and south of the river;
V. Through the location of the District Centre in Development Zone 1 of the Draft Planning
Scheme Area, it will provide an interface between the old (Ringsend/Irishtown and
Sandymount), the new (South Docklands) and the emerging (Poolbeg Peninsula) and be
readily accessible by foot or bicycle from each of these areas. Its strategic location on the
Sean Moore Road will enable easy access by private car by those living and working in the
catchment area. The growth in the living and working population will provide the demand
threshold for enhancement of bus services. Of considerable importance is that in Stages 1
and 2 of the Draft Planning Scheme two new high capacity public transport systems – the
DRT and East-West LUAS line – will be introduced which will result in the Planning
Scheme Area being amongst the best public transport served and connected areas in the City
and wider conurbation. As a result of the combination of all of these factors and investments,
the District Centre will be easily accessible by all sectors of the community in the Planning
Scheme catchment area;
VI. The delivery of the District Centre is an integral part of the sustainable mixed use
regeneration strategy for the Draft Planning Scheme Area. It is founded on the experience of
development strategies for both strategic greenfield and brownfield sites and areas around
the City, GDA and wider country. The new urban quarter requires to have a vital, dynamic
heart for living, working and leisure if it is to achieve the vision and ambitions of the Draft
Planning Scheme and be a model of sustainable planning and development. To this end, the
District Centre and its mix of retail and non retail services floorspace are prerequisites if the
following are to be achieved:
¾

The attraction of people, particularly families, to live and work in the South
Docklands and the Draft Planning Scheme Area

¾

The attraction of investors, developers and employers to locate in the area.

These principles were increasingly being recognised of key importance in locational decision
making even in the recent years of a buoyant economy – they have significantly greater weight
in a period of economic slowdown.
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VII. The importance of giving due weight to establishing the profile of the area and getting the
development economics optimised. The Draft Planning Scheme Area presents a number of
challenges in view of its development and environmental context – the predominance of
profile and strategically important port and utilities infrastructure installations being key
considerations. Delivering a District Centre of the scale, mass and vision proposed will be a
– if not the – critical catalyst for the long term sustainable objectives of Draft Planning
Scheme Area being achieved.

Appendix 1

Reference-List of Source Documentation Used

The current policy context and framework for the proposal is provided by the following documents, each of
which we examine in the paragraphs that follow:
I.
II.

Retail Planning Guidelines for Planning Authorities, as revised in 2005;
2008 – 2016 Retail Strategy for the Greater Dublin Area;

III.

2005 – 2011 Dublin City Development Plan;

IV.

2003 Dublin Docklands Master Plan/2008 Dublin Docklands Master Plan;

V.
VI.
VII.

2000 Grand Canal Dock Planning Scheme;
2005 Grand Canal Dock Amending Planning Scheme; and
2002 Docklands North Lotts Planning Scheme.
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