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Dear Sir

Re:  White Water Shopping Centre, Newbridge Co. Kildare
Application for New Cinema on Athgarvan Road
Response to Request for Clarification of Further Information

(06/106)

Further to your correspondence dated 13" July 2006 in the matter of the above, we
set out below our response to the various issues raised. Six copies of all relevant.
drawings/surveys are provided.

Item No. 1
Please submit certifiable objective data and comparable data from existing cinema
operators to approve statements forwarded that the cinema will not be viable at its

current location

In order to adequately respond to this question, the following documentation was
consulted and reviewed:

 Arts Council of Treland & Sgrin; The cultural and economic trends in Cinema in
Treland and Wales; 2004; hitp://vww.artscouncilie.

« Baker, Robin, Inglis, J. Ron, Voss, Julia; At a cinema near you: strategies for
sustainable local cinema development; 2002; British Film Institute;
http://www.independentcinemaofiice.org.uk.

Copies of these Reports are provided at Appendix A.

These reports allude to the importance of quality cinema provision and in particular
the Report prepared on behalf of the Arts Council of Ireland & Sgrin which was
commissioned to 'draw attention to emergent issues and questions that confront ai
of us who are involved in the exhibition of what we are calling cultural cinema’. One
of the key findings in the executive summary of this report is of particular relevance
to the matter raised here:
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‘Population [sic] size is not the only factor to be considered in examining
what scope for investment specific urban centres offer. High per capita
cinema-going often occurs in smaller centres than in larger, as high
concentrations of third level students and more affluent socio-economic

groupings are often greater.

The quality of cinema provision in terms of management, programming and
facilities is an equally crucial factor in determining how many people will |
attend. This theme of quality Is a recurring one throughout this report and |
echoes wider Government policy objectives for balanced  regional /
development with quality as a key determinant of capacity to achieve
objectives of sustainability and regional enhancement:. e

The original proposed cinema at the Whitewater Shopping Centre location cannot
provide the quality that is demanded by the market because of its size restriction. It
is approximately half the size of the proposed new cinema on the Athgarvan Road.
The provision of a quality spacious cinema, with programming facilities and potential
comparable to the cinemas associated with the Regional Shopping Centres on the
outskirts of Dublin will assist in fulfilling Newbridge's role as a key growth centre in
the hinterland of the GDA. Providing high quality facilities, be they retail or leisure,
to service an ever growing population fully accords with the provisions of the
National Spatial Strategy and the Regional Planning Guidelines. The policy directions
in these documents seek to achieve a better distribution of population to the regions
and to service that population with high quality services commensurate in quality
with Dublin. Only by investing in regional centres in this manner can identified
growth centres such as Newbridge make a real contribution to balanced regional
development.

This theme of quality is evident in the Shopping Centre itself. A strategic decision
was taken following the grant of permission for the proposal to invest some €180m
m in the development and provide a high quality Shopping Centre in terms of the
finish of the internal space and to target the higher order retail operators. The
tenant profile is testament to the success of this approach, with the Centre
accommodating Debenhams, Marks and Spencer, Karen Millen, etc all high order and
high end retail operators. There were a number of subsequent planning permissions
lodged that altered the scheme to respond to the requirements of this tenant mix,
including the design of the outdoor areas along the Avenue, providing evening time
uses such as restaurants along the Avenue and the use of high quality materials on
the externals to the building, a theme that was carried through to the inside of the
Centre. The provision of a cinema with restricted programming and catering facilities
is contrary to the ethos of guality considered essential to the successful operation of

the Shopping Centre.
Enhanced Cinema Offer
The provision of large multiplex cinemas offers the potential to promote cultural

cinema that might not have the same appeal as more main-stream showings. As
noted in the aforementioned Arts Council report: ;
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/.on/y a handful of commercial Irish exhibitors outside Dublin and Belfast
’/ have the capacity to play anything more than the small number of highest- \
earnings titles available, In these crcumstances, there is simply no space for |

films with a more limited appeail....... This has significant implications for films ]
seen as having only limited or specialist audience appeal’,

In providing 8 no. screens, the proposed cinema provides the potential for increasing
customer choice and hence the wider appeal of the facility.

Changing Market Trends

Shifting market trends require flexibility and space to accommodate change. As
noted in the Arts Council Report, the main drivers for the continued economic

success of a cinema relate to the space provided for food/concession sales and the
potential for future expansion.

Space for food/concession areas

The Arts Council of Ireland Report (in collaboration with its Welsh equivalent, Sgrin),

emphasises the importance of incorporating sufficient space for concession areas in
any commercial cinema venture:

‘Confecuonery, ices and soft drinks sajes (‘concession sales’) in the fo yver are
critically important for most commercial cinemas.’

KPMG, which indicates the estimated spend of each cinemagoer on concession sales
to be anything up to 25% of the cost of the average cinema ticket. From a

commercial and viability viewpoint therefore, the provision of adequate floorspace for
this purpose is an essential consideration.

The aforementioned Baker, Inglis, Voss Report discusses the importance of catering
in a cinema:

Bars and restaurants are another opportunity to make your venue distinctive
from your competitors, Many would argue that it is almost a commercial
imperative to offer audiences some kind of refreshment before, during and
after the main event. The Style of operation, ambience, good food, a range
of interesting refreshments can all make 5 contribution to the overall product
offering to your audiences. The food and drink available coupled with a

pleasant ambiance will often be the reason why your audiences choose your
venue over that of your competitors’,

Itis this market trend that the proposal seeks to respond to.

Space for future expansion

The continuous change in market trends, as witnessed in the context of the original

application, means that cinema providers have to adapt their facilities on a regular
basis: ‘ - i
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Leisure trends are changing rapidly and cinema design is in a particularly
turbulent period. There are few certainties but one Js that a cinema built
today will be due some refurbishment and perhaps modification within 5—10
years. It [s important that sites for new cinemas make allowance for future
changes. Many of the problems facing existing cinemas are due to a lack of
expansion potential.”(Baker, Inglis, Voss, 2002)

Further to this, the report by the Arts Council and Sgrin found that a number of
cinemas were planning or undergoing changes at the time of survey, including the
addition of food and drinks areas: .

L1 cinemas in Ireland (17%) and 18 in Wales (32%) indicated that they
were planning specific improvements to their building. The changes ranged
from re-seating the auditorium, improving disability access, and adding
facilities such as bars, shops and bowling lanes to a full-scale demolish-and-
rebuild project in Cork. ... A significant proportion of the cinemas in Ireland,
and a smaller number in Wales, had been subdivided Internally or extended

b on adjacent land to create more screens.

The most extensive expansion being the Galety in Sligo which was originally

a single screen cinema and is now, due fto internal redevelopment and ",
expansion on to adjacent land, a modern, attractive 12-screen multiplex.
While visiting each cinema the potential to extend the cinema building
laterally was examined. Two-thirds of these cinemas could not develop
further unless they purchased adjacent buildings or land. (Arts Council of
Ireland & Sgrin, 2004) q

In light of the above, it is considered that in order to ensure the economic viability
and to provide for future anticipated changes in this market, relocation of the cinema
to an adjacent site is justified. The relocation of the cinema to the Athgarvan Road -
site will contribute to achieving sustainable development objectives through the
generation of a vibrant evening economy at a town centre location.

In summary, the buoyant local economy that characterised the catchment at the
time of the decision to invest in the Centre was such that the Investors took a
decision to aim at the higher end of the market in all aspects of the Centre’s offer.
This is true too of the cinema offer and the high quality, upper end cinema operator
targeted by the Investors did not consider that the space dedicated to the cinema in
the Centre responded to its needs and to current market trends as outlined above.
The cinema operation in Dundrum Shopping Centre is the exemplar in this regard
and the cinema proposed on the Athgarvan Road seeks to emulate this. .
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Item No. 2

The land use issues associated with the removal of a significant part of the leisure
component associated with the shopping centre has not been adequately addressed.
It is considered that a cinema type land use within the centre is a much more
significant and intensive evening use which is not comparable to any proposed
restaurant type uses and would cater for a more extensive population range. The
relocation of the cinema from the centre impacts on the dynamic of the integrated
commercial/residential scheme which will contribute to the vibrancy of the scheme
outside normal shopping hours. You are requested to submit further details to
address same, to comment on the impacts of the proposal on the vibrancy of the

shopping centre and the elimination of a significant leisure component from the
development.

As noted in the application documentation and in the response to the Request for
Further Information, the Applicant is aware of the importance of a cinema to a town
centre in terms of community gain and in terms of the diversity of land use mix it
provides. This application is not considered to be for the removal of a cinema; rather
its relocation to a site 30-40 metres on an adjacent town centre site appropriately
zoned for town centre uses.

At present, the Shopping Centre is operating successfully, with practically all of the
units let. The cinema is the only large vacant space in the Centre, with no leading
operator willing to lease the space. This space will remain vacant if its current

“ planning status is maintained and this is not in the interests of the viability of the
Centre to have a large tract of vacant space within its core.

As noted in the response to the Further Information request, it is disputed that
restaurants do not provide a dynamic comparable to that of a cinema. There is a
clear dearth in the provision of restaurants in Newbridge. The provision of two
restaurants will cater for the needs of a cross section of the community and their
location along the Avenue will introduce life to the street will animate the new link
between Main Street / Edward Street and the Athgarvan Road. Arguably the
Athgarvan Road will emerge as the extended town centre as Newbridge continues to_
respond to its status within the settlement hierarchy of the Greater Dublin Area.” The
creation of this physical link in advance of that transition will provide the impetus for
the synergistic extension of the town centre southwards. In this context, it is
considered that the nature of the Centre has evolved since the original grant of
permission and now provides a mix of activities in the town centre that successfully
link with the surrounding area both physically and in land use terms. As noted in the
first response to this issue raised in the Further Information Request, the
development of a cinema at this location has the potential to kick start the urban
regeneration of the Athgarvan Road in providing a town centre use with an evening
economy that will act as a catalyst for further investment in the area.

The Centre has a close physical relationship with the proposed cinema site on the
Athgarvan Road, with pedestrian crossings provided at the junction with Cutlery
Road and the new entrance to the multi-story car park. The relationship between
the two sites will be enhanced with the use of VMS signage along the inner rellef
road. This is discussed in greater detail below. ‘
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Item No. 3

While it is noted that the applicant has no [sic] proposals for the upper floors of the
retail units it is likely that same may provide for some additional use in the future.

Please comment on any possible future amendments / modifications to the layout /
use.

As acknowledged, there is no proposal to use the upper floors of the retail units. In
the event that a market is established for their use, the Applicant will apply for
planning permission in the normal way. At this stage, the Applicant cannot predict
what uses may be suitable and what amendments may be required to the layout.

Note to Applicant

Please note that the Water Services Department has expressed concern in relation to
the proposed development. The applicant is requested to contact the Water Services
Department, Kildare County Council to address their concern and submit proposals to
their requests with your response to this Clarification of Further Information.

Arup Consulting Engineers have been in discussions with the Water Services
Department and its requirements were to carry out a CCTV Survey of the Cutlery
Road Sewer and the Edward Street Sewer. A copy of this survey and Report are
provided with this response.

I trust that this submission provides the Local Authority with information sufficient to
facilitate the making of a decision on this application. Please contact the
undersigned in relation to any further queries you may have.

Yours faithfully

Deirdre O'Connor ) .oy A '
Director
Tiros Resources Limited

Encl. &
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