Submission in Respect of the
The College Green Project
On behalf of

DublinTown
Level 1
Nos. 43-45 Middle Abbey Street
Dublin 1

June 2017

An Bord Pleanála
No. 64 Marlborough Street
Dublin 1
Friday, 30th June 2017

Dear Sir/Madam
RE:

SUBMISSION ON BEHALF OF DUBLINTOWN IN RESPECT OF THE COLLEGE GREEN
PROJECT

1.0

INTRODUCTION
Thornton O’Connor Town Planning1 has been retained by DublinTown2 to prepare this Submission
in respect of the public consultation process for the Part 10 application for The College Green
Project.
This Submission is made before the deadline of 30th June 2017.
The requisite fee of €50 to make a Submission is enclosed.

1.1

An Overview of Our Client - DublinTown
DublinTown is a Business Improvement District (BID) in Dublin City Centre. A BID is a business-led
and business-funded body formed to improve a defined commercial geographic area. BIDs support
the long-term sustainability of town and city centres. This support is needed because town and
city centres have been under increasing pressure since the development of out-of-town shopping
centres and the over-provision of retail space in suburbs as well as changes in shopping habits with
the rapid rise of online retail and mobile commerce. Business Improvement Districts enable town
and city centres to approach the management of the trading environment / public space in a
proactive and planned way which allows them gain and retain competitive advantage over the
managed environment of shopping centres.
The DublinTown area spans approximately 2.5km, running from Stephens Green to Parnell Square
and from Capel Street to Amiens Street on the northside of the city and Dawson Street to South
Great Georges Street on the southside of the city. The area is made up of 115 streets, just under
4,000 buildings and 2,500 members. DublinTown works on behalf of these 2,500 No. businesses to
create an attractive, welcoming, vibrant and economically successful space for Dublin City.
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The key objectives of the BID scheme is to develop and implement a series of new and additional
initiatives that are designed to both further promote and improve the trading environment for the
area within the BID boundary in which the ratepayers operate their businesses. It will also improve
the image of Dublin City Centre from a tourist perspective and improve the quality of life for
residents and workers in the BID area.
These initiatives are designed to promote the reality that Dublin is the Nationʼs Capital City and
more particularly that Dublin City Centre is a great place to shop, work, be entertained, live and
visit as a tourist. The Dublin City Development Plan 2016-2022 includes policy RD16 which aims to
facilitate and support Dublin’s Business Improvement District (BID).

1.2

The Purpose of this Submission
As detailed in Section 4 of this Submission, our Client DublinTown welcomes the principle of
providing a civic amenity space at College Green, however, they are extremely concerned that the
development will adversely affect trade generation in the city centre. The key purpose of this
Submission is to ensure that An Bord Pleanála is provided with the relevant information to allow a
robust and comprehensive assessment of the impacts of the proposals. Our Submission will
address the following key issues:
1. The proposals needs to fully consider the impacts of the development having regard to the
policies and objectives of the Dublin City Development Plan 2016-2022, which is the statutory
plan that provides visions and goals for the continued development of the city. DublinTown is
concerned that the development if implemented will hamper the realisation of stated goals
and objectives in relation to retailing, transport and movement (detailed in Section 3).
2. It is our opinion that a flawed assessment has been prepared in respect of the proposal. The
plans and particulars submitted with the application do not facilitate a true assessment of the
impact on movement and trade as a piecemeal approach has been adopted where the subject
scheme is considered is isolation with no consideration of other current major projects that
will affect circulation and permeability in the city centre (particularly the Liffey Cycle Route
and the Eden Quay Traffic Management Measures). Therefore, it is requested that the project
splitting that has occurred be redressed to allow a robust and thorough assessment of the
development and in particular its impact on trade generation (detailed in Section 4).
3. To detail aspects of the development that in our opinion requirement further assessment or
adjustment to ensure that the primacy of the Dublin City Centre retail core is protected
(detailed in Section 4).
This is discussed in detail below.

1.3

Layout of this Submission
Section 1 provides the Introduction including an Overview of DublinTown
Section 2 provides an Overview of the Proposal
Section 3 provides Relevant Planning Policy to be Considered in the Assessment
Section 4 provides the Key Issues of Concern
Section 5 provides the Conclusion
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2.0

OVERVIEW OF PROPOSAL
The subject Part 10 application relates to the development of a civic plaza and ancillary traffic
management measures on an overall site of 1.396Ha. (of which the plaza component covers an
area of c.7,300 sq m).
The lands comprise roadways and pathways on a site which includes the full area of College Green
and Foster Place (to the south of Bank of Ireland (former House of Parliament)) the immediate
west of Trinity College and encompasses parts of Church Lane, Trinity Street, St. Andrew Street,
the northern end of Grafton Street, and the southernmost part of College Street. The eastern
edge of the proposed plaza is demarcated by the north-south alignment of Luas Cross-City
(currently under construction), and runs westwards as far as Anglesea Street (with a maximum
east-west length of 148m).
The proposed Plaza Layout is shown in Figure 2.1 below.

Figure 2.1: Layout of Proposed Civic Plaza
(Source: Figure 4.11 abstracted from Chapter 4 of the EIS)

3|Pa g e

3.0

RELEVANT PLANNING POLICY RELATING TO RETAIL DEVELOPMENT, MOVEMENT AND
TRANSPORT

3.1

Introduction
The Dublin City Development Plan 2016-2022 was adopted by Dublin City Council on 23rd
September 2016 and the Plan came into effect on 21st October 2016. The Plan sets out policies and
objectives to guide how and where development will take place in the city over the lifetime of the
Plan. The Plan is intended to provide an integrated, coherent spatial framework to ensure the city
is developed in an inclusive way which improves the quality of life for its citizens, whilst also being
a more attractive place to visit and work.
All development planned in the next 6 No. years should adhere to the policies and objective of the
2016 Plan.

3.2

Proposal Needs to Respond to Adopted Policy Relating to Retailing and Conclusively
Demonstrate that Trade Generation in the City will be Protected
Chapter 7 of the Dublin City Development Plan 2016-2022 provides guidance, policies and
objectives on retail development. The first line of the Chapter states that:
‘A healthy retail sector is central to a city’s success’.
Therefore, it is clear that the Development Plan recognises that the success/failure of the retail
sector in the city will have knock on/catalytic impacts to the success of Dublin City. DublinTown
are seriously concerned that the proposed civic plaza project has not been robustly assessed to
determine if impacts of the proposal will undermine the health of the retail sector (which will
directly affect the economic performance of the capital city).
As a background to the Submission, it is important to note that market research undertaken by
Millward Brown for the National Transport Authority (NTA) in 2014 demonstrated that the most
common reason for visiting the City Centre is for shopping. The research also found that driving is
the second most important mode of transport for shoppers and those who enter the city by car
account for the highest average spend. Therefore, it is clear that shoppers using cars are very
important to trade in Dublin City and the implications of any displacement/interruption to these
users needs to be carefully considered and be robustly assessed. Furthermore, the NTA study
concluded that the bus is an extremely important mode of transport in delivering retail spend into
the city centre with between 34% and 39% of spend accounted for by this mode. Therefore, any
potential for disruption to bus services needs to be carefully considered in the context of impact
on city centre trade.
As recognised in the Dublin City Development Plan 2016-2022, the economic downturn has
restricted expected retail growth since 2008 and is only now showing signs of tentative recovery.
It is imperative that the return to growth is protected and encouraged. Retail Ireland Monitor is a
quarterly release by Retail Ireland which contains analysis of the latest Central Statistics Office
Retail Sales Index figures. The May 2017 edition report refers to threats to the retail market
including ‘falling prices, shaky retailer confidence and anecdotal evidence of more difficult trading
conditions’. It is clear that there are challenges ahead for the retail environment and the planning
system needs to ensure that projects are not permitted where the potential impact to trade in the
city centre has not been fully explored.
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Section 7.3 of the Dublin City Development Plan 2016-2022 recognises that retailing in Dublin City
faces challenges and states that with the recovery underway there is a challenge to ensure that the
city centre remains the prime retail destination of the State. The Dublin City Development Plan
2016-2022 includes the following policy for its six year tenure:
‘RD13: To affirm and maintain the status of the city centre retail core as the
premier shopping area in the State, affording a variety of shopping, cultural and
leisure attractions and having regard to relevant objectives set out in the Retail Core
Framework Plan (2007).’ [Our emphasis added.]
The Plan recognises that a key threat is the attraction of suburban and regional centres outside of
the city’s administrative area. Many of the suburban and regional centres are designed to
maximise convenience for private car users with a substantial quantum of low/zero cost car parking
spaces. We further note that many of these shopping centres are currently planning substantial
redevelopments and extensions.
The challenge posed by suburban and regional retail centres is clearly identified in the Plan and our
Client, DublinTown, is acutely aware of the importance of responding to this challenge to ensure
that the retail provided in the capital city centre retains its role as the primary shopping destination
in Dublin and in the State.
Whilst DublinTown fully support the concept of providing the College Green Plaza, they are very
concerned that the proposal has not fully considered the impacts of the scheme on trade
generation in Dublin City, particularly through rerouting private car and bus routes and therefore
they are seriously concerned that project will accentuate existing challenges that face the retail
market.
Proposals to reroute car and bus movements need to ensure that they have been rigorously
assessed to protect the role and functioning of the city centre retail core and to ensure that the
proposal doesn’t ultimately result in vehicular permeability of the city becoming so arduous that
the attraction of the suburban and regional retail centres is strengthened thus undermining the
vitality and viability of the city’s retail sector with wider implications for the success of the city.
As detailed in Section 4.1 of this Submission our Client is very concerned about the traffic
congestion and traffic hazard that will be a result of the subject project being implemented in
conjunction with other city centre transport projects including the Liffey Cycle Route and the Eden
Quay Traffic Management Measures. The cumulative impacts of these 3 No. projects has not been
considered. If a plan-led approach had been put in place, there would much more clarity on the
real impacts of the 3 No. city centre projects on the economic performance of the city.
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4.0

ISSUES OF CONCERN
This Section of the Submission sets out the key areas of concern of DublinTown in respect of the
proposal. It is respectfully requested that the Board require greater assessment of key issues that
have been identified to ensure that economic performance of Dublin City is not adversely affected
by the proposal.

4.1

Cumulative Traffic Impacts Have Not Been Assessed
The fundamental concern of our Client is the traffic impacts that will be generated by the subject
proposal in conjunction with other city centre projects. The EIS states the following in respect of
the changed in car movements:
‘The projected change in traffic flows is dispersed among the wider street
network serving the city centre and it is envisaged that overall there will be no
significant change in traffic conditions on the surrounding street network during
the peak hour periods, with congestion remaining on the strategic access routes
serving the city centre.’ [Our Emphasis]
In our opinion, it is totally unsuitable to conclude that the closure of major routes in the city centre
to cars will result in traffic flows being dispersed among the wider street network without
considering all current projects that may affect these routes. The ‘wider street network’ to which
it is referred is subject to other current proposals including the Liffey Cycle Route and the Eden
Quay Traffic Management Measures. These two concurrent projects fundamentally alter the
permeability of the city to vehicles. We submit that it is not possible to assess the impact of the
subject scheme on traffic flows and movements without fully considering the impacts of the traffic
rerouting in the Liffey Cycle Route and Eden Quay projects. How will these three projects interact?
We note that Section 17.5 of the EIS provides an assessment of cumulative effects. It states:
‘An examination of the potential for other projects to contribute cumulatively to
the impacts from this Proposed Project was undertaken during the preparation
of this EIS. Due to the city centre location of the Proposed Project, development
is continually occurring in the area. However, no major projects have been
identified that would result in a significant cumulative impact with the
Proposed Project.’ [Our Emphasis]
We submit that the assessment of cumulative effects is fundamentally flawed by its failure to
consider the subject scheme in the context of the Liffey Cycle Route and the Eden Quay Traffic
Management Measures, which are major schemes that will significantly alter vehicular
movements within the city. These schemes cannot be considered in isolation and in our opinion
to do so clearly represents project splitting which does not allow a comprehensive assessment of
the impacts in their entirety.
It is noted that the 3 No. interconnected projects have all been applied for under different planning
processes – the subject scheme is an application in accordance with Part 10 of the Planning and
Development Act 2000 (as amended), the Eden Quay Traffic Management Measures were
submitted under Sections 37 and 38 of the Road Traffic Act 1994 and the Liffey Cycle Route is
subject to an application in accordance with Part 8 of the Planning and Development Act 2000 (as
amended).
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The failure to consider the interrelationship of the 3 No. projects results in a lack of assessment.
Key questions that need to be addressed include how the displaced traffic from the 3 No. schemes
will interact? How will the displaced cars from Parliament Street interact with the rerouted
vehicular movements from the other 2 No. city centre projects?
As aforementioned, the market research undertaken by Millward Brown for the National
Transport Authority (NTA) in 2014 found that driving is the second most important mode of
transport for shoppers and those who enter the city by car account for the highest average spend.
Therefore, the use of the private car is intrinsically linked to the economic performance of the city.
The Board should note that high end retailers (that have a key role as a retail attraction in the city
centre) are particularly reliant on car borne shoppers and therefore the cumulative impacts of
changes to traffic routes needs to be carefully assessed for impacts on high end retailers in
particular. Research has also conclusively demonstrated that families are more inclined to travel
to the city via car and therefore the cumulative impacts of the change in vehicular movements
needs to be assessed in respect of the impacts on businesses that are reliant on the family market.
The EIS references no significant change in traffic conditions on the surrounding street network
during the peak hours. DublinTown is concerned that this conclusion may not be accurate if the
cumulative impacts of the 3 No. major city centre projects is assessed. It is imperative that the city
centre remains accessible and permeable to vehicular traffic to protects its economic
performance. DublinTown is concerned that increased traffic congestion will inevitably add to
driver frustration/confusion leading to increased risk of collisions at junctions and lane change
points approaching turns. Critically, increased congestion will likely negatively affect decisions to
travel to the City Centre in future meaning that a proportion will choose to visit other suburban or
regional centres, thereby reducing spend in the city.
We therefore respectfully request the Board to require a detailed cumulative impact assessment
of the project which also considers the impacts of the Liffey Cycle Route and the Eden Quay Traffic
Management Measures thus allowing robust conclusions to be drawn.

4.2

Diversion of Bus Routes – Detailed Assessment of Suitability of New Routes is Required
The impacts associated with diversion of bus routes and relocation of bus stops is another major
concern of DublinTown. Routes currently travelling through College Green westbound are
proposed to be rerouted to travel along the South Quays and along Parliament Street southbound,
to meet Dame Street.
We note that the number of buses permitted on Parliament Street at any time period will be
limited on the basis of ensuring compliance with Air Quality Standards. The EIS refers to limiting
the number of buses on Parliament Street to less than 60 No. buses in the AM peak and only
allowing public transport between 7am and 7pm. How will this management take place? What
route will these buses use after 7pm?
Routes previously travelling through College Green eastbound will be rerouted to travel along
Winetavern Street northbound, across O’Donovan Rossa Bridge and along the North Quays. The
plans and particulars submitted with the application do not include any assessment of the
capability of the infrastructure at Winetavern Street to accommodate the bus movements. The
traffic lanes on Winetavern Street are narrow and steep and therefore the use of the street as a
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primary corridor for bus transit needs to be subject to a detailed assessment. The impacts of harsh
weather conditions and in particular ice and hill stops on the incline also need to be considered.
The documentation submitted with the application does not clarify whether the existing on-street
car parking spaces at Winetavern Street proposed to be removed to accommodate these
movements? The issue of access to the Wood Quay car park which has its entrance and exit onto
Winetavern Street has not been considered.
Another key omission from the assessment is how the relocated bus routes and stops will
correspond with the Bus Connects Plan? The NTA has already commissioned consultants to
undertake a complete reorganisation of the Dublin Bus network, which could see old bus routes
omitted and new ones introduced. The reorganisation of bus routes is expected to be introduced
from next year. It is therefore key that a collaborative approach is adopted which would ensure
that the significant changes proposed to bus routes to facilitate the College Green Plaza are in
locations considered appropriate by the NTA for the reorganisation of the bus network.
DublinTown is justifiably concerned that continuous changes to the network will create confusion
and negatively impact the use of this mode of transport to and from the city, which could
ultimately result in detrimental impacts on trade generation, vitality and viability in the city centre.

4.3

Relocation of Bus Stops
Bus stops are proposed to be relocated distances of up to 500 metres from existing locations. The
impact of this major change to a key mode of transport to the city has in our opinion not been
adequately assessed. An efficient bus network including centrally located bus stops is intrinsically
linked to trade generation and therefore the relocation of bus stops up to 500m from current
locations may have a major impact on the vitality of city centre businesses.
Chapter 3 of the EIS states that respondents were asked to consider the most important function
of College Green and respondents noted that ‘linking/central/transit point for city’,
‘social/meeting/focal point’, ‘transport hub/access to transport’ and ‘tourism’ as being among their
most valued functions. Therefore, it is clear that ‘transit point for city’ and ‘transport hub’ are
clearly recognised as being key functions and benefits of College Green. Whilst DublinTown
supports the plaza concept, it is imperative that the function of a transport hub in the core retail
area is not removed as part of the subject scheme.
We note that the EIS references a drop in the order of 12,000 No. daily boardings at College
Green/Dame Street which in our opinion is inaccurately classed as a ‘short-term negative impact’.
A robust assessment should detail the impact on surrounding businesses of removing 12,000 No.
daily boardings from a central point in the city. The documentation also needs to demonstrate
where it is anticipated that these boardings will be diverted to and the socio-economic impact of
this major change.
Figures 4.1 and 4.2 below provide a copy of the maps submitted in the EIS to demonstrate the
proposed amendments to the bus routes. The maps physically demonstrate very clearly that the
current bus routes serve the core retail area in Dublin City South and the proposed routes will only
serve the outskirts of the retail core. The impacts of the relocation of bus stops needs to be fully
considered particularly having regard to viability of city centre businesses that are reliant on trade
generated by customers that travel to the city by bus.
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Figure 4.1: Proposed Rerouting of Buses Which Currently Pass Through College Green to
South Great George’s Street and will Reduce Service to Retail Core of South City which is
Indicatively Shown in Yellow (Source: Figure 6.5 of EIS as annotated by Thornton O’Connor
Town Planning to Demonstrate Location of Retail Core of South City)
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Figure 4.2: Proposed Rerouting of Buses Which Currently Pass Through College Green to High
Street and will Reduce Service to Retail Core of South City which is Indicatively Shown in
Yellow (Source: Figure 6.6 of EIS as annotated by Thornton O’Connor Town Planning to
Demonstrate Location of Retail Core of South City)
DublinTown is also very concerned that the EIS has not given due consideration to the provision of
centrally located bus stops for tour bus services. The area immediately adjacent to College Green
including Lower Grafton Street and Trinity College is a major tourist hub and it is very important
that visitors to the city centre can access sightseeing tour buses close by.
We note for example that any relocation of the Dualway Bus Stop No. 8 at College Green, which is
strategically located adjacent to their Visitor Centre will have a serious negative impact on the
viability of the business. The impact both to customers and the continued operation of Dualway is
compounded by the recent temporary relocation of the Dualway bus stop at St Stephen’s Green
(to facilitate Luas Cross City works). We respectfully request that the impacts of bus stop
relocations on the tourist industry needs to be fully considered.

4.4

Protecting Permeability - Access to Carparks and Hotels and Taxi Access
The impact of the proposed development on access to both city centre car parks and hotels has
not been detailed in the EIS. Ease of access to car parks is essential to the efficient functioning of
city centre trade and therefore needs to be subject to detailed assessment. In addition, vehicular
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access to hotels is critical to ensure the protection of the tourism industry and its associated spinoff benefits to the city which are significant.
Of particular concern is ease of access to the Fleet Street Carpark which has not been addressed in
the submitted documentation. The car park has a key role in generating business for traders in the
South City retail core and it imperative that ease of access is maintained to ensure its viability as a
business and its key role in supporting other businesses in the city centre.
As aforementioned in Section 3.2, the National Transport Authority (NTA) in 2014 demonstrated
that those who enter the city by car account for the highest average spend. In addition, car borne
shoppers are particularly important to the trade generation of higher value retailers. Therefore,
the availability of car parking spaces is key to ensuring the success of city centre businesses. We
respectfully request that the Board require a robust assessment of the impact of the proposed
development on access to carparks.
The ability of taxis to permeate the cite centre is another important consideration that needs to be
subject to detailed analysis. Taxi access is critical for tourism, leisure and business generation and
therefore ease of taxi access to and from the city centre is vital for a vital and vibrant commercial
and retail centre. Taxi access is particularly important for the hotel sector for tourists travelling
with bulky luggage. The protection of taxi access is also crucial in preventing antisocial behaviour
by ensuring that the city centre empties out quickly at night. DublinTown supports the retention
of north/south taxi movements as part of the subject proposal.

4.5

Security by Design
Chapter 4 of the EIS references the positioning of metal planters punctuated with retractable
bollards between them to inhibit motor traffic from entering the pedestrian priority area. The
planters will be 1.25m by 1.25m by almost 1m in height, and will contain seasonable planting. They
will be movable and made of corten steel.
There is a need to assess the suitability of these measures from a security perspective and ensure
the maximisation of the security of the plaza having regard to the potential for terrorism acts.

4.6

Suitability/ Longevity of Selected Materials
A granite floor is proposed to the extent of the space. It will be divided into 10 No. bays of charcoal
setts, defined by bands of lighter granite. Surrounding this the pavements will be finished in
honey-coloured Leinster granite flags or equivalent. It is essential that the materials are
hardwearing to ensure their longevity without continued maintenance works that may further
disrupt businesses and compromise the public realm.
In addition to the paving slabs, the materials proposed for the street furniture need to ensure that
they are hardwearing and can withstand etching/vandalism etc. Furthermore, the Board is
requested to ensure that the proposed 22 No. trees are mature species to ensure that the vision
for the public space can be achieved in the short term.
Whilst DublinTown is supportive of the proposed water feature, assurances are sought that the
water will rise vertically and will not be affected by wind tunnel effects.
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4.7

Use of Plaza for Events
The documentation submitted with the application details the intent to use the proposed plaza for
possible events and an indicative sketch was submitted as part of the Design Statement to
demonstrate such potential uses (see Figure 4.3 below).

Figure 4.3: Sketch Diagram Submitted with Design Statement Showing Possible Events at the
Proposed College Green Plaza
We respectfully request that the part of the plaza that is proposed to be utilised for events needs
to be clearly delineated. There is a concern that events that will attract significant numbers of
people that may impede pedestrian permeability and ultimately significantly compromise the
ability of adjacent business to function. A ‘pedestrian movement zone’ would protect the
continued permeability and connectivity of the plaza.

4.8

Use of Plaza for Casual Trading
Many existing businesses in Dublin City Centre have been and continue to be severely impacted by
the development of the Luas in the city centre. Whilst DublinTown support the flexible use of the
plaza, they are keen to ensure that existing businesses that have continued to pay rates during this
significant disruption are protected in the future and requests that permanent casual trading
pitches not be permitted at the Plaza due to concerns over the impact it would have on the viability
of rate-paying longstanding businesses.

4.9

Construction Stage Impacts
Chapter 17 of the EIS acknowledges that during the construction phase, the accessibility of certain
businesses in the vicinity of the proposed project may be reduced due to the presence of temporary
construction hoarding and pedestrian diversions. Given the construction stage is anticipated to
last for 12-18 No. months there is a need to put detailed plans in place to ensure that businesses
are not forced to close. Detailed plans with regard to maintaining access to businesses adjacent
to College Green during the construction stage are required.
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The application references that it may be necessary to work outside of normal working hours
during certain activities and stages of the development. DublinTown is concerned that such nonregular working hours be strictly controlled having regard to the need for adjoining businesses such
as hotels to operate at nighttime without significant noise disturbance.
The application sets out that during the construction phase, the Contractor will be obliged to put
measures in place to ensure that there are no interruptions to existing services and all services and
utilities are maintained unless this has been agreed in advance with the relevant service provider
and local authority. DublinTown is concerned that any disruption to services would have a
detrimental impact on the operation of businesses and therefore should not be facilitated during
the daytime.
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5.0

CONCLUSION
To conclude, DublinTown, which is a Business Improvement District (BID) in Dublin City Centre
fully supports the concept of providing a civic amenity space at College Green but is very
concerned that an inadequate assessment has been carried out to identify the potential negative
impacts arising from the development.
As detailed in this Submission, the key concern of our Client is that the EIS has not considered the
cumulative impacts of the scheme with other major transportation projects in the city centre and
therefore it is not possible to determine the real impacts on traffic movements and vehicular
permeability in the city centre. DublinTown are also very concerned about the economic impacts
of bus transport moving away from the retail core and the lack of clarity in respect of access to city
centre car parks.
DublinTown is particularly concerned regarding the impacts that the proposals in their current
form will have on the trading environment of the capital city. It appears that the proposals will
impact negatively on on the trade/turnover, vitality and viability of the city centre.
Our Client respectfully suggests that any major transport proposal such as the subject scheme be
required to be looked at in a holistic and planned approach taking account of all transport projects
proposed for the city as an isolated assessment as currently proposed ultimately may result in a
misunderstanding of the proposed impacts of the development particularly relating to patterns of
bus and car movements.
DublinTown and the businesses that they represent would value the opportunity to express their
concerns in an Oral Hearing in respect of the proposal.
I trust that the points raised above will be taken into consideration in the assessment of the
proposed College Green Project.
Your Sincerely

Sadhbh O’Connor
Director
Thornton O’Connor Town Planning
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