MORE DETAILED REPORT ON THE FEASIBILITY STUDY
OPTION 4   FAIRGREEN SITE – NEW BUILDING

SITE APPRAISAL

The proposed site is a mainly rectangular piece of ground of 1.2 acres situated behind the frontage of the Swinford road. The site is accessed from the access road to the existing pool site, a route also shared by a small housing estate. The southwest of the site fronts onto this access lane and contains the main entrance to the site. The south east of the site backs onto the river/SAC which is the continuation of the river adjacent the existing pool site. The remainder of the site is bound by a back lane and back gardens.

The site is in private ownership and any development would only be possible after agreement with or acquisition of the site from the owner. Prior to any contact with the owner in this regard the site was investigated as part of this feasibility study as an option for the development of a new pool facility.

The location of the site is quite central to the town and pedestrian and cycling access would be feasible. The site is also located close to the existing amenity site containing the playgrounds.

The site is sufficiently large to contain the footprint of the building along with the required car parking albeit without any area to spare, and forcing the development to the boundaries of the site (see Planning section below).

SITE CONDITION

The proposed site is made up of a grassed area with scrub and bush growth and does not appear to be used for any specific purpose at present. The site slopes gently towards the river area. No geotechnical survey was carried out. The site condition appears varied from visual inspection. The lower areas of the site are probably originally river bed and seem to have been filled. The ground may be marshy and wet especially in winter months and is likely to be very unsuitable for construction of foundations. The site may also be liable to minor flooding at its lower end.

For the purposes of this report the cost estimates will assume very poor ground conditions to certain areas of the site and a requirement for substantial fill to the footprint of the proposed building and to the site hard-standing areas.

PLANNING

In the Charlestown Local Area Plan (LAP) the relevant site is zoned: Open Space & Amenity: To protect and enhance open lands and areas with a high amenity value,retaining them free from development in order to provide active and passive amenity areas for the growing community.

The ‘Land Use Generally Permitted’ table in the LAP is intended to provide guidance to potential developers. Activities allowed on such a site would be: Open space, amenity facilities, recreational buildings and facilities, sports clubs and facilities, existing uses and public utilities.

The proposal would present a number of concerns to the planning authorities including the following:

Access – Construction
The narrowness of the access road and the residential nature of the shared access route could seriously affect the amenity of the residents in the housing estate during a long construction period especially with the requirement of substantial ground removal and refilling of the site and the construction of a large scale facility.

Proximity to the SAC
The proposal is a very substantial development and due to the size of the building and the shape of the site the building would be situated immediately adjacent an SAC and as such an Environmental Impact Statement would be required. The proximity of the SAC may result in refusal or onerous conditions imposed by the planners or objections or appeals by another government such as An Taisce, Inland Fisheries Ireland, National Parks and Wildlife Service (NPWS) (in the event of such objections and/or appeals it is unlikely that the development would ultimately be grant permission.

Drainage
The proposal would require as minimum a fully pumped sewer line to the existing town sewer at the main road area. A water attenuation system would be required to alleviate the impact of heavy rainfall and flood risk.

Residential Area
The proposal would be a large scale development surrounded by residential sites. The development could be seen to adversely affect the amenities of those sites in its scale and its intensive usage.

Access
Access for very frequent vehicular traffic may be a concern for the planners due to the narrowness of the access road onto which the main site entrance will be constructed. Bus access will be required along with very frequent car access.

BUILDING PROPOSAL

The proposal as detailed is designed in response to the design criteria and brief listed above.

The footprint and location of the proposed design is mainly dictated by the shape of the site which has forced a linear arrangement. The plan form shows a direct progression by the user through the entrance, reception area to the changing rooms and pool area resulting in a long building with a clear and economic layout. Views of the main pool area are available from the main car parking area. The main pool hall is orientated to avail of optimum sunlight.

