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1.0 INTRODUCTION

This Report accompanies a planning application lodged by the Land Development Agency (LDA) for a
residential development of 408 apartments and associated ancillary residential and non-residential uses
together with associated development and works.

The proposed development is situated on residential zoned land and comes within the definition of a
Large-Scale Residential Development (LRD) under Section 2 of the Planning and Development
(Amendment) (Large Scale Residential Development) Act, 2021 (LRD Act 2021).

The LRD 2021 Act amends the Planning and Development Act 2000-2021 (‘the Act’) in relation to
applications to planning authorities for planning permission for certain large-scale residential
development (100 or more houses). The Act requires prospective applicants to have:

e Had an initial consultation meeting with the planning authority pursuant to Section 247 of the
amended Act.

e Had a subsequent consultation meeting ('LRD Meeting’) with the planning authority pursuant to
Sections 32B and 32C of Act.

e  Obtained an opinion ('LRD Opinion’) from the Planning Authority in relation to the proposed large
scale residential development pursuant to Section 32D of the Act.

An initial consultation meeting, as provided for under section 247 of the Act, was held with Dublin City
Council (DCC) on 8 May 2024. Accordingly, this request for an LRD Meeting is made in accordance with
Section 32B and 32C of the Act.

DCC's LRD Opinion (LRD6064/24-S2) states that following consideration of the issues raised during the
LDR Meeting that the Planning Authority is of the opinion that the documentation submitted in
accordance with Section 32B of the Act requires further consideration and amendment to constitute a
reasonable basis for an application for Large-Scale Residential Development. A Statement of Response
to the LRD Opinion is submitted as a separate document.

This Report provides a statement that in the applicant’s opinion the proposal is consistent with the
relevant objectives of the Dublin City Development Plan, 2022-2028 (‘the Plan’) and relevant national
and regional planning policies and guidance. This Report complements the Statement of Response to
the issues set out in the LRD Opinion and the reports and documents accompanying this application.

1.1 Background to the Proposed Development
111 Extant SHD Permissions

The application site and the development now applied for (Blocks 5 and 6) previously comprised part of
a development permitted Strategic Housing Development (SHD), as set out below under section 2.2,
below.

The design of the permitted Blocks 5 and 6 were reviewed and amended for the purpose of this
application to ensure consistency with the current Dublin City Development Plan 2022-2028 (DCDP) and
Section 28 Guidelines that have come into effect since the making of the decision on the SHD
application.
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Whilst the proposed development is similar in nature (noting Block 6 is no longer proposed as Build to
Rent (BTR)), massing and form to that approved under the extant SHD permissions, it is now being
applied for under the LRD provisions due to the limited remaining life on the extant SHD permissions
and the inability to extend the duration of these permissions.

The principal differences between the proposed LRD scheme and Blocks 5 and 6 permitted under the
extant SHD permission are summarised in the accompanying Design Statement, prepared by CCK
Architects.

1.2 Prospective Applicant and Interest in the Site

The Applicant is the legal owner of the application site.

2.0 SITE LOCATION, DESCRIPTION AND PLANNING HISTORY

2.1 Location and Description of the Subject Site

Figure 2.1: Aerial View of the Site Context

Source: CCK Architects

The site extends to approximately 2.2 ha and form part of a previously permitted overall masterplan
development for the wider Clongriffin area that extends to approximately 54 hectares in area — as
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previously approved under DCC Planning Ref. 0132/02 (ABP Ref. PL29N.131058). The application site is
bounded to the north by Belltree Avenue, to the west by Park Street, and to the east by Lake Street. It is
located in the emerging urban area of Clongriffin, approximately 9 km to the northeast of Dublin City
Centre adjacent to the administrative boundary with Fingal County Council. The site is approximately
300 m north-west of Clongriffin train station.

The site is approximately 150 m to the north of Clongriffin Main Street that runs from the railway station
to a junction on the Hole in the Wall Road c. 1.2km to the west. A major public open space, Fr. Collins
Park, is on the northern side of Main Street and a smaller linear park known as Belltree Park extends
westwards from the western boundary of the subject site to provide a link with Fr. Collins Park.

Main Street has a footpath, bus lane and general traffic lane in each direction, with a central divider lined
with trees.

The site was cleared in 2002 and has remained a vacant brownfield site since then. The topography of
Clongriffin is quite flat. There are no natural features on the site.

Development permitted under the extant SHD permissions have not commenced (refer to section 2.2
below).

There are 5- and 6-storey buildings fronting the southern side of Main Street, to the south of the subject
site. The intervening lands between the site and Main Street remains vacant. Park Street to the west of
the site is characterised by lower scale development in the form of two storey terraced houses that are
bookended at the northern and southern ends by taller three storey forms. Belltree Avenue to the north
is characterised by three-storey terraced town houses.

There are also 5- and 6-storey commercial and residential buildings to the south-east of the site beside
the railway station, including an office building to the north of the open space at Station Square.
Intervening lands between the site and the station remains vacant at this time.

2.2 Summary of Relevant Planning History

The Board granted a 10-year planning permission under ABP Ref. PL29N. 131058 (DCC Ref. 0312/02)
on the 27™ June 2003 for the development of a new mixed use development with town centre facilities
on a site north of Grange Road, Donaghmede, Dublin 13. This was an ambitious plan, and a single
application was made for the entire development which originally comprised some 3,576 homes and
80,600 sg.m of floorspace for various services and a railway station on an overall site that extended to
approximately 54ha in area (refer to Fig. 2.2 below). This site included the subject application site.

This permission is hereafter referred to in the planning application documentation as the 2003
Masterplan or Masterplan parent permission.

Subsequently, numerous planning applications were made for various alterations and revisions, which
ranged in size from small changes-of-use to the applications for large blocks of urban housing.

This 10-year parent permission withered in 2013 but, prior to this, Clongriffin had the benefit of
cumulative planning permissions for 3,565 dwellings and c. 96,625sg.m of non-residential uses.

Due to the economic downturn, much of the urban blocks, including Blocks 5 and 6 did not get built
out under the parent permission. In 2018 further planning applications were made in respect of the
remaining blocks in Clongriffin which had no live / extant planning permission at the time. This process
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took the form of three concurrent planning applications, two of which were made under the former SHD
process to An Bord Pleanala and one application to Dublin City Council. On the 13t December 2019 An
Bord Pleanala granted permission for the 2 no. SHD's (which included Block 6 (Reg. Ref. ABP-305316-
19) and Block 5 (Reg. Ref. ABP-305319-19), as follows:

e SHD 1: ABP Ref. 305316-19 — This permission relates to Blocks 6, 8, 11, 17, 25, 26, 27, 28 & 29 for
1,030 residential units, ¢.2,421.3 sq.m of ancillary residential amenity facilities and ¢.2,285.5 sq.m of
commercial floorspace on a site that extends to 6.3 ha in area.

- The permitted Block 6 development provided for 270 BTR apartments (comprising 123 x 1
bed and 147 x 2 bed units) and a creche of 418m? (59 childcare spaces) in 5 buildings that
ranged in height between 4- and 7-storeys in height (max height of 33.2m). A total of 184
are permitted to serve Block 6, comprising 119 spaces below podium level and 65 on-street
car parking spaces. Communal open space is provided at podium level in a courtyard over
car parking. A public open space of 1,434m? (Grant Park) would be provided to the south-
east of this block.

e SHD 2: ABP Ref. 305319-19 — This permission relates to Blocks 5, 4 and 14 for 500 residential units,
¢.1,093.5 sgq.m of ancillary residential amenity facilities and ¢.3,125 sq.m. of commercial floorspace
on a site that extends to 2.9 ha in area.

- The permitted Block 5 is situated immediately to the south of Block 6 (above) and provided
for 138 apartment units (comprising 52 x 1 bed; 83 x 2 bed and 3 x 3 bed units) in a building
that ranges between 3- and 7-storeys in height (at a max height of 24.3m above OS Datum).
Commercial uses are permitted and provided at ground floor level on the southern side of
the block where it interfaces with the permitted Block 4 to the south. Ancillary outdoor
residential amenity space is provided within the courtyard at podium level and roof terraces.
A total of 96 no. cap parking spaces were approved of which 54 no. were located below
podium level and 42 no. were provided as on-street parking.

In addition to the above SHD permissions, DCC granted permission under DCC Ref. 3894/19 for Blocks
3, 13 and 15 that collectively comprised of 420 residential units, c.820.3 sq.m. of ancillary amenity
facilities and ¢.17,317 sq.m. of commercial development on a site that extended to 2.2 ha in area.

The above 3 no. applications (for 15 no. blocks 3, 4, 5, 6, 8, 11, 13, 14, 15, 17, 25, 26, 27, 28 and 29) were
the subject of an updated masterplan prepared in 2018 that accompanied these applications.
Cumulatively these three permissions effectively represent an updated 2019 masterplan for the planned
infill development of all the outstanding blocks from the original 2003 masterplan (Reg. Ref. 0132/02 -
PL29N. 131058) that were not constructed within the lifetime of that planning permission. The subject
site is shown outlined in red within the context of the 2003 Masterplan in the figure below.
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Figure 2.2: Application Site in the Context of the 2003 Masterplan
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3.0 PARTICULARS OF PROPOSED DEVELOPMENT
3.1 Overview of the Proposed Development

The proposed development will principally provide 408 apartments in two urban blocks, referred to as
Block 5 and Block 6. In each block, off-street cars are parked at grade with landscaped podium over.
Bike storage, plant and bin stores are also accommodated at ground floor within the car park.

This section provides full details and particulars of the proposed development under separate headings
below.

3.2 Detailed Description of the Proposed Development
3.2.1 Layout and Design

Figure 3.1: Proposed Site Layout
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The proposed site layout provides for two urban blocks and a pocket park immediately adjoining the

blocks to the west:

Block 5 is situated immediately to the south of Block 6 and provides for 138 apartment units
(comprising 58 x 1 bed; 78 x 2 bed and 2 x 3 bed units) in a building that ranges between 3- and
6-storeys in height. Community / Arts and Cultural space of 502 sg.m are proposed at ground
floor level on the southern side of the block. Provision is made for an integrated ESB substation
and associated switch room. Communal open spaces are provided at podium level (736 sq.m)
and at 4" floor level in the form of a roof terrace (143 sq.m).

Block 6 is bounded by Belltree Avenue to the north, Park Street to the west and Lake Street to
the east. The proposed block provides for 270 no. apartments (comprising 122 x 1 bed and 148
x 2 bed units) and a childcare facility of 413 sg.m (with an ancillary play area of 125 sq.m) and
707 sg.m of Community / Arts / Cultural space at ground floor level. The proposed 5 no. buildings
range in height between 4- and 7-storeys in height. Provision is made for 2 no. integrated ESB
substations and associated switch rooms. Communal open space (2,678 sq.m) is provided at
podium level in a courtyard over car parking at ground level.

Table 3.1: Key Site Statistics

Site Area 2.2 ha (22,130 sq.m)

No. of Units 408

Site Coverage 55%

Plot Ratio 1.98

Childcare Facility 413 sg.m floorspace and 125 sg.m external play area
Community, Arts and Cultural Space 1,524 sq.m (5.3%) — inclusive of 315 sq.m external multi-

functional community / arts and cultural events space.

Gross Residential Floor Area Proposed 28,764 sq.m

Total Gross Floor Area (inclusive of plant

. 43,893 sq.m
and under-croft car parking)
Density 185 units/ha
Public Open Space 1,433 sq.m (6.5%) resulting in an overall Public Open

Space provision of 5.276 ha (or 9.85%) across the wider
Clongriffin Lands (as shown in Appendix C) that extends
to 53.56 ha. The remaining 0.08ha (or 0.15%) public open
space delivery will be delivered as a future phase of
development by the LDA. For clarity, this calculation
excludes the nearby Father Collins Park.

Declan Brassil & Co.  Ref: 24/020
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33 Residential Mix and Density
A breakdown of the unit mix is provided in the table below.

Table 3.2: Breakdown of Residential Unit Sizes

1-Bed 2-Bed
Block 5

Block 6 ‘

180 (44% 226 (55% 2 (1%)

Associated external works associated with the proposed development include:

e Allunderground services and utility connections

e Allinternal roads, kerbs, footpaths, hard and soft landscaping, public lighting, bicycle stands, car
spaces, EV charging points.

e Landscaped pocket park of 1,433 sq.m in area (Grant Park) to the east of Blocks 5 and 6.

3.4 Non-Residential Development

Indoor Community/Arts and Cultural spaces totalling 1,209 sg.m are proposed at ground floor level
within both blocks, as follows:

e Block 5 - 502 sq.m of floorspace is proposed at ground floor level fronting onto Market Street
to the south.

e Block 6 —a total of 707 sq.m of floorspace is proposed at ground floor level fronting onto Dargan
Street together with a creche at the north-western corner of Block 6 with a floor area of 413 sq.m
(and associated external play area of 125 sg.m).

In addition to the above, a multi-functional outdoor community / arts / cultural events space that
extends to approximately 315 sq.m in area is proposed along Market Street immediately adjoining the
proposed ground floor units within Block 5 that fronts onto Market Street.

35 Access, Permeability and Parking
3.5.1 Proposed Roadworks

The proposed development includes the construction or extension of surrounding streets to enable
access to the development via the existing Clongriffin road network.

The street elements to be constructed include Dargan Street (located between Block 5 and Block 6), as
well as sections of Lake Street, and Market Street. On-street parking to serve the proposed development
will be constructed as part of this expansion of the existing Clongriffin road network.

3.5.2 Vehicular Access and Car Parking

Each of the proposed blocks has an internal (undercroft / below podium level) car parking area. The
Block 5 undercroft parking is accessed from Park Street, at the site's western boundary. Block 6 is
accessed from Lake Street, at the site’s eastern boundary.

Declan Brassil & Co.  Ref: 24/020
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Each access has an effective width of 55 m, allowing two-way vehicular traffic in and out of the
development, and is access-controlled by means of a gate or barrier. Kerb radii at these accesses are
restricted to 3.0 m to discourage high vehicle speeds on entering or leaving the proposed development.
Unobstructed sight distances in excess of 24m in either direction along Park Street and Lake Street are
achieved for vehicles exiting the development, as measured from a set-back of 2.4m from the public
road edge, in accordance with the requirements of DMURS.

Provision is made for 260 car parking spaces (comprising 163 off-street spaces below podium level and
97 on-street parking spaces), as summarised in Table 3.3 below.

3.5.3 Bicycle Parking Provision
A total of 858 bicycle parking spaces are provided, as summarised in Table 3.3, below.
Table 3.3: Summary of Car- and Bicycle Parking Provision

Car Parking Spaces Bicycle Parking Spaces Motorcycle

Parking
Off-Street Resident Visitor Creche Spaces

/ On-site Spaces Spaces Spaces
(Long term) | (short term) | (Long term)

‘ Block 6 118 63 418 146 4 ‘ 9

3.6 Integration with Surrounding Land Use

The site is located within a designated Strategic Development Regeneration Area (SDRA 1) and to the
east of the designated Clongriffin Key Urban Village area within SDRA 1, as designated in the Dublin
City Development Plan 2022-2028. The proposed development would make a significant contribution
towards realising strategic objectives in terms of delivering the urban structure vision and layout of the
SDRA 1 lands to the east of Fr. Collins Park.

Blocks 5 and 6 are designed as perimeter residential blocks around a central raised courtyard that sits
at podium level. The design, configuration and massing of the blocks follow substantially the same form
as permitted in the SHD permission. In addition, the proposed development will contribute towards the
existing network of green spaces and the dispersion of same throughout this part of the undeveloped
SDRA 1 lands by providing a pocket park to the east of the proposed Block 6.

The tallest elements of both Blocks 5 and 6 are positioned close to the proposed pocket park to create
a connection to this space and a visual connection with the KUV further to the east that is centred on
Clongriffin train station.

The proposed predominantly residential use is consistent with the Z14 zoning objective. Notably, the
SDRA 1 guidance promotes a mix of uses to include a variety of commercial and retail uses within the
two designated Key Urban Centres, with the areas beyond providing primarily residential use with social
and community type uses as part of the use mix. The proposal includes for a childcare facility of 413
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sg.m (99 no. childcare spaces) and a significant area of community/arts/cultural space within the two
proposed blocks.

Adjoining the site to the north and west are established lower density terraced housing forms onto Park
Street and Belltree Avenue. The proposed massing and height strategy is responsive to this interface
with these lower density housing forms:

e Block 6 provides for an appropriate transition in height, generally from the north-western corner
and rising in height towards the south-eastern corner to provide an appropriate interface with
the proposed public park whilst responding to the adjoining-low rise residential development
along Belltree Avenue (to the north) and Park Street (to the west).

e The proposed building heights vary between 3-storeys to 7-storeys achieved through a series of
setbacks whereby taller elements are setback from the site boundaries.

e Above podium level the constituent blocks are broken up and are physically separated to provide
a variety in form whilst breaking up the massing and thereby avoiding long slab type block
arrangement.

Notably, the proposed density and site coverage of the proposed development comfortably comply
with the prescribed range for regeneration areas in the DCDP, as detailed below.

Adjoining lands to the south and east of the site remain undeveloped and will be developed as future
phases of development.

3.7 PartV

Accompanying this report is a letter from DCC Housing dated 13 May 2024, confirming that the
applicant has engaged in Part V discussions with Dublin City Council and that an agreement in principle
to comply with the Part V requirement has been reached.

The application satisfies Part V requirements through the provision of 90% cost rental units (affordable
housing component) and the remaining 10% being social housing. The 10% social housing units (41
units) will be located within Block 5, Core 1 which comprises 26 no. 2-beds and 15 no. 1-beds. Of these,
13 no. 2-bed apartments are Universal Design and 3 are own-door units at ground level.

All Part V units will share the same communal amenity space at podium level and communal 4th floor
roof terrace with other residents within Block 5. Part V residents will also have the same access to the
car park, bike stores, bin stores at ground level, and their external elevations will have the exact same
specification as the rest of the block.

Full details of the Part V social housing provision are set out in the submitted document titled ‘Part V
Housing Allocation — Social Homes’.

3.8 Services Infrastructure

An Engineering Services Report accompanies this submission. Set out below is a summary of proposed
services infrastructure, as detailed in the Report:

Water Supply: Section 3 of the above report states that it is proposed to provide a 160mm diameter
ringmains around the perimeters of Block 5 and Block 6. These shall be interconnected and fed by a new
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connection to the existing 160mm diameter watermain in Belltree Avenue, at the development site’s
north-western corner. Refer to CS Consulting drawings nos. CLN-CSC-XX-XX-DR-C-0113 and CLN-CSC-
XX-XX-DR-C-0114 for details of the development’s proposed water supply connection.

A pre-connection enquiry has been made to Uisce Eireann regarding the water connection and foul
drainage discharge. Uisce Eireann has confirmed that the connection is feasible (refer to Appendix B of
Engineering Services Report).

Foul Drainage: Section 4 of the above report states that it is proposed development by gravity to the
existing foul sewers in Park Street, Lake Street, and Belltree Avenue. At each connection, the last private
manhole within the site shall be in accordance with DCC and Uisce Eireann requirements, and accessible
for maintenance purposes. The final number and specifications of these connections to the external foul
drainage network will be finalised at detailed design stage, through the Uisce Eireann connection
application process.

All runoff from the development's internal (undercroft) parking areas shall pass through a Class 1 bypass
interceptor (oil separator) before joining the development's internal foul drainage network and
subsequently discharging to the external foul drainage network.

Please refer to CS Consulting drawings nos. CLN-CSC-XX-XX-DR-C-0111 and CLN-CSC-XX-XX-DR-C-
0112 for details of the proposed foul drainage network layout.

Surface Water: Section 5 of the above report states that the surface water runoff from the proposed
Block 5 and Block 6 development shall discharge at an unrestricted rate to the existing local surface
water drainage network immediately adjacent to the development, through which it shall continue to
the existing attenuation pond and outfall to the Mayne River (as described in sub-section 5.3 of the
Engineering Services Report). Integration of the proposed development with this existing infrastructure
ensures that stormwater runoff from the development site shall not flow into neighbouring sites but
shall instead be collected and subsequently released in a controlled manner after the peak storm
duration has passed.

It is proposed to discharge surface water run-off from the proposed development by gravity via new
connections to the existing 800mm diameter surface water sewer in Belltree Avenue, at the
development’s northern boundary, the existing 300mm/800mm diameter surface water sewer in Park
Street, at the development’s western boundary, and the existing 1050mm diameter surface water sewer
in Lake Street, at the development's eastern boundary. At each connection, the last private manhole
within the site shall be in accordance with DCC requirements, and accessible for maintenance purposes.

Please refer to CS Consulting drawings nos. CLN-CSC-XX-XX-DR-C-0111 and CLN-CSC-XX-XX-DR-C-
0112 for details of the proposed surface water drainage arrangements.
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4.0 POSSIBLE EFFECTS ON THE ENVIRONMENT
4.1 Appropriate Assessment Screening Report

This application is accompanied by an Appropriate Assessment Screening Report prepared by
OPENFIELD Ecological Services which has been reviewed and amended to address the matters raised in
the DCC Stage 2 LRD Opinion. The Screening Report provides the necessary information to enable the
Planning Authority to determine whether or not the proposed development is likely to have significant
effects on any European sites, individually or in combination with other plans and project, having regard
to the European site's conservation objectives.

The submitted AA Screening Report does not identify any significant impacts on any European sites,
whether arising from the project itself or in combination with other plans and projects. It concludes as
follows:

‘No significant effects are likely to arise from this project to Natura 2000 sites in Dublin Bay: the North
Dublin Bay SAC, South Dublin Bay SAC, the North Bull Island SPA, the South Dublin Bay and River Tolka
Estuary SPA, North West Irish Sea SPA or in Baldoyle Bay: Baldoyle Bay SAC or Baldoyle Bay SPA.

In carrying out this AA screening, mitigation measures have not been taken into account. Standard best
practice construction measures which could have the effect of mitigating any effects on any European
Sites have similarly not been taken into account.

On the basis of the screening exercise carried out above, it can be concluded that significant effects are
not likely to arise to any Natura 2000 sites, whether arising from the project itself or in combination
with other plans and projects. This conclusion is based on the best available scientific knowledge.'

4.2 Environmental Impact Assessment

An Environmental Impact Assessment (EIA) Screening Report has been prepared by TMS Environment
Ltd. The regulatory requirements and screening process are set out in detail in Section 3 and the
assessment of the proposed scheme for mandatory and discretionary EIAR is provided in Section 4.
Section 5 sets out the assessment for ‘Sub-Threshold’ development and provides the required detailed
information to enable the Planning Authority to undertake an EIA screening assessment.

Sub-section 6.2 of the EIA Screening Reports include a statement that has been prepared pursuant to,
and in accordance with Article 103 (1A) of the Planning and Development Regulations, 2001 (the
Planning Regulations) setting out ‘the available results, where relevant, of preliminary verifications or
assessments of the effects on the environment carried out pursuant to European Union legislation other
than the Environmental Impact Assessment Directive’.

Section 7 of the submitted EIA Screening Report concludes:

...that the proposed development is a sub-threshold development for the purposes of EIA Screening. On
the basis of the information provided in this screening assessment, it is the opinion of TMS Environment
Ltd that significant environmental effects are highly unlikely to arise from the proposed development. It
has therefore been concluded that an EIAR should not be required for the proposed development as it is
not likely to have significant effects on the environment. The information provided in this screening
report may be used by the competent authority, Dublin City Council, to support its determination of the
need or otherwise for an EIAR for the proposed development...’

Declan Brassil & Co.  Ref: 24/020

15



Clongriffin B5/6 LRD, Dublin 13 Planning Report & Statements of Consistency — LRD Application

4.3 Ecological Impact Study

Accompanying this application is a Desktop Ecology Study that was prepared by Altemar, Marine and
Environmental Consultants to provide a preliminary desktop ecological assessment in accordance with
the guidelines for Preliminary Ecological Appraisal outlined by the Chartered Institute of Ecology and
Environmental Management (CIEEM, 2017). This report has also been informed by 12 no. wintering bird
surveys (bimonthly) that were carried out by Altemar the subject site between October 2023 and March
2024.

The above assessment concludes that:

e The proposed development site consists of recolonising bare ground that is of limited ecological
value.

e No mammals, or flora of conservation importance or invasive species were noted by Altemar on
the site.

e The proposed development is considered BY Altemar to have a low adverse long-term impact
on species associated with the conservation objectives of nearby SPAs. A low adverse long-term
impact on red-listed meadow pipit and snipe are predicted due to a loss of habitat and foraging
area.

No significant impact on wintering birds and/or species associated with the conservation objectives of
nearby SPAs have been predicted, to the proposed development.

5.0 CONSISTENCY WITH NATIONAL AND REGIONAL PLANNING POLICY AND GUIDANCE

This section provides an overview of the relevant national and regional planning policy guidance,
including Guidelines issued under Section 28 of the Act. The design and detail of the proposed
development has been informed by and is consistent with the relevant policies and objectives, as set
out below.

5.1 Ministerial Guidelines

The following is a list of Section 28 Guidelines that are considered to be of particular relevance to the
proposed development. Specific policies and objectives are referenced within the assessment where
appropriate.

e 'Guidelines for Planning Authorities on Sustainable Residential Development in Urban Areas’
(including the associated 'Urban Design Manual’) (2009)

e Part V of the Planning and Development Act 2000: Guidelines (2017)
e 'Sustainable Urban Housing: Design Standards for New Apartments’ (September, 2023)

e 'Urban Development and Building Heights — Guidelines for Planning Authorities’ (December 2018)
published by the Department of Housing, Planning and Local Government.

e 'Design Manual for Urban Roads and Streets’ (2019)

e 'The Planning System and Flood Risk Management — Guidelines for Planning Authorities’
(November, 2009)
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e 'Appropriate Assessment of Plans and Projects in Ireland — Guidance for Planning Authorities’
(2009)

e 'Childcare Facilities — Guidelines for Planning Authorities’ (2001)
5.1.1 Childcare Facilities — Guidelines for Planning Authorities (2001)

Section 2.4 of the Guidelines consider appropriate locations for childcare facilities, and with reference
to facilities 'in new communities/larger new housing developments’ provides that:

‘For new housing areas, an average of one childcare facility for each 75 dwellings would be appropriate...
Authorities could consider requiring the provision of larger units catering for up to 30/40 children in
areas of major residential development on the basis that such a large facility might be able to offer a
variety of services — sessional/drop in/after-school, etc.’

Section 3.3.1 requires the provision of childcare facilities at a ratio of 20 childcare spaces for every 75
proposed dwellings. However, Paragraph 4.7 of the Apartment Guidelines (refer to section 5.1.6, below)
provides flexibility in this regard, and removed the requirement for ‘blanket provision’ across all
residential schemes. The Apartment Guidelines acknowledge that notwithstanding the Planning
Guidelines for Childcare Facilities (2001), the appropriate threshold for provision of childcare facilities in
apartment schemes should be established having regard to the scale and unit mix of the proposed
development, the existing geographical distribution of childcare facilities and the emerging
demographic profile of the area. The guidance state that one-bedroom or studio type units should not
generally be considered to contribute to a requirement for any childcare provision and subject to
location, this may also apply in part or whole, to units with two bedrooms.

The DCDP is consistent with the above guidance. Set out below under section 6.5.4 is a statement of
consistency to demonstrate compliance with the above guidance and the DCDP.

5.1.2 Sustainable and Compact Settlements Guidelines for Planning Authorities (2024)

The Sustainable Residential Development and Compact Settlements Guidelines for Planning Authorities
set national planning policy and guidance in relation to the planning and development of settlements,
with a focus on sustainable residential development and the creation of compact settlements.

Chapter 3 provides advice on appropriate net residential densities. Having regard to Table 3.1 of the
guidance it is considered that the subject site can be classifies as a ‘City - Urban Neighbourhood'.
Notably, this category includes ‘strategic and sustainable development locations". The guidance goes on
to state that these areas are:

"..highly accessible urban locations with good access to employment, education and institutional uses
and public transport. It is a policy and objective of these Guidelines that residential densities in the range
50 dph to 250 dph (net) shall generally be applied in urban neighbourhoods of Dublin...’

Chapter 4 of the guidance include key indicators of quality design and placemaking.

Chapter 5 (Development Standards) includes a number of Specific Planning Policy Requirement (SPPRs)
that are relevant, as follows:

1 The Dublin City Development Plan 2022-2028 details Strategic Development and Regeneration Areas (SDRAs) in
Chapter 13 of which the lands at Clongriffin falls within SDRA No. 1

Declan Brassil & Co.  Ref: 24/020

17



Clongriffin B5/6 LRD, Dublin 13 Planning Report & Statements of Consistency — LRD Application

SPPR 1 (Separation Distances) — states that statutory development plans shall not include an
objective in respect of minimum separation distances that exceed 16 metres between opposing
windows serving habitable rooms at the rear or side of houses, duplex units or apartment units
above ground floor level. When considering a planning application for residential development, a
separation distance of at least 16 metres between opposing windows serving habitable rooms at
the rear or side of houses, duplex units and apartment units, above ground floor level shall be
maintained. Separation distances below 16 metres may be considered acceptable in circumstances
where there are no opposing windows serving habitable rooms and where suitable privacy
measures have been designed into the scheme to prevent undue overlooking of habitable rooms
and private amenity spaces.

There shall be no specified minimum separation distance at ground level or to the front of houses,
duplex units and apartment units in statutory development plans and planning applications shall
be determined on a case-by-case basis to prevent undue loss of privacy.

In all cases, the obligation will be on the project proposer to demonstrate to the satisfaction of the
planning authority or An Bord Pleanala that residents will enjoy a high standard of amenity and that
the proposed development will not have a significant negative impact on the amenity of occupiers
of existing residential properties.

SPPR 2 (Minimum Private Open Space Standards for Houses) sets out minimum private open
space standards for houses, which are not applicable in this instance, as all of the proposed
dwellings are either duplex units or apartments. In this regard, it is noted that SPPR 2 states that
‘Apartments and duplex units shall be required to meet the private and semi-private open space
requirements set out in the Sustainable Urban Housing: Design Standards for New Apartments,
Guidelines for Planning Authorities 2023 (and any subsequent updates).’

SPPR 3 (Car Parking) - It is a specific planning policy requirement of these Guidelines that in city
centres and urban neighbourhoods of the five cities, defined in Chapter 3 (Table 3.1 and Table 3.2)
car-parking provision should be minimised, substantially reduced or wholly eliminated. The
maximum rate of car parking provision for residential development at these locations, where such
provision is justified to the satisfaction of the planning authority, shall be 1 no. space per dwelling.

Set out below under section 6.5.2 is a statement of consistency to demonstrate compliance with the

above guidance in respect of density. The issue of overlooking, privacy and separation distances is
addressed in Table 6.3. Car parking provision is addressed in sub-section 6.5.9.2.

5.1.3 The Planning System and Flood Risk Management — Guidelines for Planning Authorities

The

(2009)

Guidelines provide a systematic approach to flood risk which is integrated into the planning process

through the spatial planning process and in the assessment of development proposals. The Guidelines

introduce comprehensive mechanisms for the incorporation of flood risk identification, assessment and

management into the planning process. The guidelines require the planning system to:

Avoid development in areas at risk of flooding unless proven wider sustainable development
grounds and risk can be mitigated without increasing risk elsewhere.

Adopt a sequential approach to flood risk management for new development location based on
avoidance, reduction and mitigation of flood risk.

Incorporate flood risk assessment into decision making on planning applications.
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A Site-Specific Flood Risk Assessment (SSFRA) has been undertaken by CS Consulting and is submitted
with the application.

Residential development is classified as a ‘highly vulnerable development’ according to Table 3.1 of the
Guidelines. Table 3.2 of the Guidelines indicates that this type of development is appropriate and
compatible within Flood Zone C - i.e. outside the 1000-year (0.1% AEP) flood extents.

Section 3 of the SSFRA concludes that the subject site is located within Flood Zone C, the proposed
residential development on the subject site is appropriate for this flood zone category, and a Justification
Test is not required.

The SSFRA provides a detailed flood risk assessment at Section 5 of the SSFRA. Section 6 considers the
risk of off-site flooding elsewhere. It is noted that no mitigation measures are required.

5.1.4 Appropriate Assessment of Plans and Projects in Ireland - Guidance for Planning
Authorities (2009)

An Appropriate Assessment Screening Report is submitted with this application.
5.1.5 Part V of the Planning and Development Act 2000: Guidelines (2017)

The applicant liaised with DCC Housing Department from the earliest stage of the project in respect of
Part V provision. Please refer to section 3.7 above.

5.1.6 Design Manual for Urban Roads and Streets (2019)

The Design Manual for Urban Roads and Streets (DMURS) provides guidance in relation to the design
of urban roads and streets. It presents a series of principles, approaches and standards that are
necessary to achieve balanced, best practice design outcomes with regard to street networks and
individual streets. The manual places a significant emphasis on car dominance in Ireland and the
implications this has had regarding the pedestrian and cycle environment.

The document encourages more sustainable travel patterns and safer streets by proposing a hierarchy
for user priorities. This hierarchy places pedestrians at the top, indicating that walking is the most
sustainable form of transport and that by prioritizing pedestrians first, the number of short car journeys
can be reduced, and public transport made more accessible.

Second in the hierarchy are cyclists with public transport third in the hierarchy and private motor vehicles
at the bottom. By placing private vehicles at the bottom of the hierarchy, the document indicates that
there should be a balance on street networks and cars should no longer take priority over the needs of
other users.

This guidance has informed the scheme development which seeks to create a place — based sustainable
street network that balances the pedestrian and vehicle movements. A DMURS Statement of Consistency
prepared by CS Consulting Engineers accompanies the application and Chapter 13 of the submitted
Architectural Design Statement provides a DMURS compliance summary statement.

5.1.7 Sustainable Urban Housing: Design Standards for New Apartments (2023)

The Guidelines contain qualitative and quantitative measures for the design of apartments and related
facilities including storage areas, open spaces and communal facilities. Specific Planning Policy
Requirements (SPPRs) included in the Guidelines take precedence over policies and objectives of the
DCDP.
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Section 2.4 of the Guidelines identify a range of locations in cities and towns that may be suitable for
apartment development. In this regard, the guidelines identify ‘Central and/or Accessible Urban
Locations’ as locations that "...are generally suitable for small- to large-scale (will vary subject to location)
and higher density development (will also vary), that may wholly comprise apartments, including:

e  Sites within walking distance (i.e., up to 15 minutes or 1,000-1,500 m), of principal city centres, or
significant employment locations, that may include hospitals and third-level institutions;

e Sites within reasonable walking distance (i.e, up to 10 minutes or 800-1,000 m) to/from high-
capacity urban public transport stops (such as DART or Luas); and

e Sites within easy walking distance (i.e., up to 5 minutes or 400-500m) to/ from high frequency (i.e.,
min 10-minute peak hour frequency) urban bus services.’

The submitted Traffic and Transport Assessment identifies that the subject site benefits from excellent
public transport accessibility levels, refer to discussion under Objective 8, as set out in Table 6.3, below.
Accordingly, the subject site can reasonably be classified as an ‘Accessible Urban Location'.

Section 6 of the Guidelines identifies the information required to accompany a planning application for
an apartment scheme or mixed-use development including apartments. This is set out in the submitted
Housing Quality Assessment (HQA), Schedule of Accommodation (SOA) and floor plans demonstrating
compliance with relevant standards of the guidance.

Section 11 of the submitted Architectural Design Statement and HQA demonstrate that the design and
layout of the proposed apartments comply with the standards for internal floor areas, rooms sizes,
private amenity space and communal amenity space provision. In this regard it is noted that the
development standards contained in the DCDP is consistent with that of the above guidance. Table 6.4
in section 6.5.8, below, provides a summary of compliance against relevant development standards.

5.1.8 Urban Development and Building Heights Guidelines for Planning Authorities (2018)

The Urban Development and Building Heights Guidelines for Planning Authorities (2018) states that
generic maximum height limits, if inflexibly or unreasonably applied, can undermine wider national
policy objectives to provide more compact forms of urban development as outlined in the National
Planning Framework, and instead continue an unsustainable pattern of development whereby cities and
towns continue to grow outwards rather than consolidating and strengthening the existing built up area.
Furthermore, the Guidelines provide that blanket limitations can also hinder innovation in urban design
and architecture leading to poor planning outcomes.

The Guidelines include wider and strategic policy considerations and a more performance criteria driven
approach that planning authorities should apply alongside their statutory development plans in securing
the strategic outcomes of the National Planning Framework and in particular compact growth of urban
areas.

The Guidelines state that a key objective of the NPF is to ‘see that greatly increased levels of residential
development in our urban centres and significant increases in the buildings heights and density of
development is not only facilitated but actively sought out and brought forward by our planning processes
and particularly so at local authority and An Bord Pleandla levels’.

Section 3.1 state that it is Government policy that building heights must be generally increased in
appropriate urban locations and therefore there is a presumption in favour of buildings of increased
height in our town and city cores and other urban locations with good public transport accessibility. As
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a broad principle, the Guidelines provide that proposal for buildings taller than prevailing building
heights will be considered where they positively assist in securing National Planning Framework
objectives of focusing development in key urban centres; fulfil targets relating to brownfield, infill
development supporting compact growth in urban centres; and increase residential density and unit
numbers, including student accommodation, in core areas and inner suburbs.

There is clear policy support for increased buildings heights and densities in locations with good public
transport accessibility under SPPR1.

SPPR 3 provides that a planning authority may approve high buildings that meet various criteria relating
to urban design. These criteria allow discretion on the application of daylight standards if justified by
site constraints.

The proposed development facilitates the intensification and consolidation of an urban infill site in an
accessible location that is well served by public modes of transport. The DCDP is consistent with the
above guidance as it does not prescribe blanket height restrictions. Instead, the DCDP acknowledges
that certain areas of the city, such as those located adjacent to high quality public transport will lend
themselves to a more intensive form of development. Appendix 3 of the DCDP sets out guidance
regarding density and building height in the city in order to achieve sustainable compact growth. As per
the requirements of SPPR 3, a series of performance-based development management criteria are set
out in Table 3 of Appendix 3 of the DCDP. These criteria are consistent with the criteria and guidance
set out in the above guidelines and seek to ensure protection of residential, heritage, streetscape and
landscape amenity, etc.

Given that the development guidance for SDRA 1 does not include any prescribed building height
standards for the subject site's location, this report demonstrates full compliance with the performance
criteria set out in Table 3 of Appendix 3 of the DCDP. A compliance assessment in respect of same is
provided in Table 6.3 in section 6.5.1, below.

5.2 National and Regional Planning Policy Context
5.2.1 National Planning Framework (NPF) - Project Ireland 2040

The National Planning Framework (NPF) (Project Ireland 2040) was published in 2018. It sets out both
the national strategic outcomes (NSO'’s) and national policy objectives (NPO's) for the future growth
and sustainable development of the country to 2040.

The NPF acknowledges the critical role that Dublin City plays in the country’s competitiveness. It
supports Dublin's growth (jobs and population) and anticipates the city and suburbs to accommodate
an extra 235,000 - 293,000 people by 2040. To support and manage Dublin’s growth, the NPF is seeking
that the city needs to accommodate a greater proportion of the growth it generates within its footprint
than was the case heretofore and that housing choice, transport mobility and quality of life are key
issues in the future growth of the city. The NPF therefore sets a target of at least 50% of all new homes
targeted for Dublin city and suburbs are delivered within its existing built-up footprints.

To achieve these targets of compact growth and urban consolidation policy supports the re-use of large
and small ‘brownfield’ land, infill sites, and underutilised lands at locations that are well served by
existing and planned public transport for housing and people intensive employment purposes.
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The NPF contains National Policy Objectives (NPOs) that promote coordinated spatial planning,
sustainable use of resources, and protection of the environment and the Natura 2000 network. The NPOs
most relevant to the application are included in Chapter 4 ‘Making Stronger Urban Places’ and Chapter
6 'People, Homes and Communities’. These include:

Chapter 4 - 4 Making Stronger Urban Places

National Policy Objective 4

Ensure the creation of attractive, liveable, well designed, high quality urban places that are home to diverse
and integrated communities that enjoy a high quality of life and well-being.

National Policy Objective 11

In meeting urban development requirements, there will be a presumption in favour of development that
can encourage more people and generate more jobs and activity within existing cities, towns and villages,

subject to development meeting appropriate planning standards and achieving targeted growth.

National Policy Objective 13

In urban areas, planning and related standards, including in particular building height and car parking will be
based on performance criteria that seek to achieve well-designed high quality outcomes in order to achieve
targeted growth. These standards will be subject to a range of tolerance that enables alternative solutions to

be proposed to achieve stated outcomes, provided public safety is not compromised and the environment is
suitably protected.

Chapter 6 People, Homes and Communities

National Policy Objective 27

Ensure the integration of safe and convenient alternatives to the car into the design of our communities, by
prioritising walking and cycling accessibility to both existing and proposed developments, and integrating
physical activity facilities for all ages.

National Policy Objective 33

Prioritise the provision of new homes at locations that can support sustainable development and at an
appropriate scale of provision relative to location.

National Policy Objective 34

Support the provision of lifetime adaptable homes that can accommodate the changing needs of a
household over time.

National Policy Objective 35

Increase residential density in settlements, through a range of measures including reductions in vacancy, re-
use of existing buildings, infill development schemes, area or site-based regeneration and increased building
heights.

In accordance with the above NPOs, the proposed development will deliver a sustainable density
development of modern and adaptable new homes in an accessible urban location proximate to local
services, amenities and employment locations. The development will encourage and provide sustainable
travel patterns by promoting the use of sustainable travel modes such as public transport usage, cycling
and walking over private car use.
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5.2.2 Housing for All - A New Housing Plan for Ireland

Housing for All — A New Housing Plan for Ireland (Housing for All) was published September 2021. It
identifies the extent by which Ireland’s housing system is not meeting the needs of enough people and
is failing to provide enough homes to buy or to rent in the private sector. In order to address Ireland'’s
continuing housing crisis, the Plan will require the public and private sector to work together to reach
the overall target of 300,000 homes by 2030. These homes need to be affordable, built in the right place,
to the right standard and in support of climate action. They need to satisfy demand for housing across
four tenures — affordable, social, private rental and private ownership. They need to be advanced through
the planning process and be built within the context of specific development targets for the five cities
and major towns, and the complementary objectives of the Town Centre First policy and rural housing.

Housing for All seeks to put in place pathways that will create the environment needed to enable supply
of over 300,000 new homes by 2030, meaning an annual average of at least 33,000 homes per year to
come from both the public and private sector.

e Supporting home ownership and increasing affordability;

e Eradicating homelessness, increasing social housing delivery and supporting social inclusion;
e Increasing new housing supply; and

e Addressing vacancy and efficient use of existing stock.

While Housing for All focuses on specific interventions and capital investments to increase the delivery
of state-led housing construction, it recognises that some 170,000 homes (56.7%) will be delivered by
the private sector over the period to 2030, or some 18,300 homes on average annually, of which 6,500
will be in the private rental sector.

Significant emphasis is place on ensuring that new housing supports the Climate Action Plan and in
particular increasing energy efficiency in private rental dwellings.

The proposed residential development will contribute towards increasing new housing supply, and in
particular will increase supply quickly, to meet the housing delivery targets identified in Housing for All.
The proposed development will provide high-quality accommodation within an established Dublin
suburb that is well served and connected with public transport services.

5.2.3 Regional Spatial and Economic Strategy (RSES) for the Midlands and Eastern Region,
2019-2031

The Regional Spatial and Economic Strategy for the Eastern and Midland Regional Area (RSES) translates
the National Planning Framework objectives to the regional level. It sets out the vision for growth
(homes and jobs) and Regional Policy Objectives (RPO) for the Eastern and Midland Region (9 counties).

The growth and settlement strategy of the RSES reflects the compact growth and urban consolidation
objectives of the NPF, seeking to promote the consolidation and re-intensification of infill, brownfield
and underutilised lands with Dublin city and its suburbs - with 50% of all new homes targeted for Dublin
and its suburbs to be located within the existing built up area in tandem with the delivery of key
infrastructure to achieve, in Dublin City Council's administrative area, an increase in population of c.
100,000 people by 2031.

A more detailed planning and investment framework for the Dublin Metropolitan Area is set out in the
Dublin Metropolitan Area Strategic Plan (MASP), which forms part of the RSES.
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To support Dublin’s sustainable growth and continued competitiveness MASP identifies a number of
large-scale strategic sites (strategic development lands), based on key corridors that will deliver
significant development (housing and employment development) up to the year 2031. The MASP Vision
Statement aims to ‘build on our strengths to become a smart, climate resilient and global city region,
expanding access to social and economic opportunities and improved housing choice, travel options and
quality of life for people who live, work, study in or visit the metropolitan area’. This vision will be achieved
through the implementation of guiding principles for the sustainable development of the DMA including
compact sustainable growth, integrated transport and land use, acceleration of housing delivery, and
co-ordination and active land management.

Table 5.1 of the MASP identifies the North Fringe of Dublin for ‘large scale urban expansion creating new
communities at Clongriffin-Belmayne (Dublin City) and Baldoyle-Stapolin (Fingal).” In terms of phasing
and enabling infrastructure provision it encourages the ‘Completion of mixed-use districts with retail and
service provision Short to Medium term Access to rail station, bus upgrades, new road connections,
drainage, parks and social infrastructure.’

To achieve the Vision, the MASP identifies a number of Guiding Principles for the sustainable
development of the Dublin Metropolitan Area, which include inter alia:

‘Compact sustainable growth - Promote consolidation of Dublin city and suburbs, refocus on the
development of brownfield and infill lands to achieve a target of at least 50% of all new homes within
or contiguous to the existing built up area in Dublin and at least 30% in other settlements.

‘Integrated transport and land use — Target growth along high quality public transport corridors and
nodes linked to the delivery of key public transport projects including BusConnects, DART expansion and
Luas extension programmes and the Metro Link, along with better integration between networks.’

Relevant Regional Policy Objectives (RPO's) include:

‘RPO 3.2: Local authorities, in their core strategies shall set out measures to achieve compact urban
development targets of at least 50% of all new homes within or contiguous to the built up area of Dublin
city and suburbs and a target of at least 30% for other urban areas.

‘RPO 5.1: Support continued collaboration between infrastructure providers, state agencies and local
authorities in the metropolitan area to inform cross sectoral investment plans and capital spending
plans to accelerate the development of strategic development areas and secure the best use of public
lands in the Dublin Metropolitan Area.

‘RPO 5.3: Future development in the Dublin Metropolitan Area shall be planned and designed in a
manner that facilitates sustainable travel patterns, with a particular focus on increasing the share of
active modes (walking and cycling) and public transport use and creating a safe attractive street
environment for pedestrians and cyclists.

‘RPO 5.4: Future development of strategic residential development areas within the Dublin Metropolitan
area shall provide for higher densities and qualitative standards as set out in the ‘Sustainable Residential
Development in Urban Areas’, ‘Sustainable Urban Housing: Design Standards for New Apartments’
Guidelines and 'Urban Development and Building Heights Guidelines for Planning Authorities’.

‘RPO 9.70: In planning for the creation of healthy and attractive places, there is a need to provide
alternatives to the car and to prioritise and promote cycling and walking in the design of streets and
public spaces. Local authorities shall have regard to the Guiding Principles for ‘Healthy Placemaking’
and ‘Integration of Land Use and Transport’ as set out in the RSES and to national policy as set out in
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‘Sustainable Residential Development in Urban Areas’ and the ‘Design Manual for Urban Roads and
Streets (DMURS)".

The proposed development will deliver a high-density residential scheme of modern and adaptable new
homes, on a designated strategic development and regeneration site that is well served by public
transport provision and local service provision. An appropriate level of ancillary car parking is proposed
in order to encourage a modal shift in favour of sustainable forms of transport in order to reduce car
dependency accordance with the principles and vision of the Metropolitan Area Strategic Plan (MASP).

5.2.4 The National Climate Action Plan 2019-2024

The National Climate Action Plan (CAP) 2019-2024, sets out a course of action to address the impacts
of climate change on Ireland’s environment, society, economic and natural resources. The Climate Action
Plan 2024 (CAP24) is the third annual update to Ireland’s Climate Action Plan. The Plan was approved
by Government on 20 December 2023.

The CAP identifies the scale of the challenge and examines impacts on a range of key sectors including
electricity, transport, built environment, industry and agriculture and charts a course towards ambitious
emission reduction targets.

The CAP recognises the role that Project Ireland 2040 and the NPF can play in climate action in providing
for population growth in a compact, connected and sustainable way and the key role that land use
planning can play in progressing climate change mitigation and adaption.

Dublin City Council adopted and is implementing a Climate Change Action Plan (CCAP) for the city for
the period 2024-2029. Climate Neutral Dublin 2030 sets out the actions that Dublin City Council is taking
to prepare our city and people living here for the known impacts of climate change - flooding, sea level
rise, extreme weather events, and drought. Climate Neutral Dublin 2030 sets out how the City Council
will mitigate greenhouse gas emissions and contribute the global effort to limit warming to below 1.5°C.
Climate action is a cross-cutting theme and is integrated with every chapter of the DCDP. In particular,
the plan promotes a compact urban form, the integration of transportation and land use planning,
protection and enhancement of biodiversity, all of which will help create climate resilient communities
and neighbourhoods.

5.2.5 The Greater Dublin Area Transport Strategy, 2022 - 2042

The Greater Dublin Area Transport Strategy 2022 — 2042 provides a framework for a sustainable
transport network for the long term. Key projects include:

e Metrolink from Charlemont to Swords via Dublin Airport, with construction date due to
commence during the development plan period;

e The BusConnects programme which includes the following:

— Dublin Area Bus Network Redesign which provides for significantly enhanced bus services,
with a completion date by 2024 and The Core Bus Corridor Projects which will provide bus
priority on the radial routes, with a completion date by 2030;

e DART+ Programme, with construction to commence during the development plan period and
e Luas Finglas with a Railway Order due to be submitted by 2030.

e  Greater Dublin Area Cycle Network Plan.
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The alignment of future growth and key public transport infrastructure is a key consideration of the
DCDP.

In this regard a response to DCC's LRD Opinion Item 4 in respect of safeguarding the NTA Bus Connects
D3 Bus Route on the adjoining road network in provided under sub-section 9.1.2 of the submitted Traffic
and Transport Assessment, prepared by CS Consulting Group, as referenced in the submitted Statement
of Response to the LRD Opinion also.

6.0 CONSISTENCY WITH THE DUBLIN CITY DEVELOPMENT PLAN, 2022-2028

This section of the report seeks to demonstrate consistency with the current Dublin City Development
Plan, 2022-2028 (DCDP).

The DCDP is consistent with the National and Regional Strategic Planning Policy and current Section 28
Ministerial Guidance. The following provisions of the DCDP are noted and relevant:

e Appendix 4 of the plan sets out Mandatory Development Plan Requirements by having
particular regard to Section 10(2) of the 2000 Planning and Development Act (as amended) and
Section 10(2A) of the Planning and Development Act as amended to demonstrate that the core
strategy and housing strategy are consistent with the National Planning Framework, Regional
Spatial and Economic Strategy and specific planning policy requirements specified in Section
28 ministerial guidelines.

e Appendix 14 of the plan contains a Statement Demonstrating Compliance with Section 28
Guidelines.

Set out below is a summary, providing an assessment of consistency of the proposed scheme against
the relevant provisions of the DCDP and the development standards contained therein.

6.1 Core Strategy of the City Plan

Chapter 2 of the DCDP sets out the Core Strategy of the plan, the purpose of which is ‘to guide the
spatial direction of future development and regeneration in the city in line with the principles of compact
growth.” The DCDP states that the key objective of the core strategy is to ‘ensure that quantum and
location of development is consistent with National and Regional policy.’

The DCDP settlement hierarchy prioritises development in the inner city and the Key Urban Villages. It
also specifically targets the Strategic Development and Regeneration Areas (SDRAs), which are identified
as being primarily brownfield lands located in both inner and outer city areas, as areas where there is
capacity to absorb a greater intensification of development given their proximity to public transport
corridors and supporting urban infrastructure. In this regard, it is noted that the SDRAs align with the
Strategic Development Areas identified in the Regional Spatial and Economic Strategy for the
Metropolitan Area Strategic Plan for Dublin.

All SDRAs are accompanied by guiding principles set out under Chapter 13 of the DCDP.

The Core Strategy is informed by a land capacity analysis undertaken by DCC to calculate the yield of
undeveloped land, with a particular focus on the SDRAs that are prioritised for development over the
DCDP period. All SDRAs (both new and previously identified) were examined to determine capacity for
future housing growth, taking into account sustainable densities and relevant SDZs and LAPs where
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relevant. This detailed assessment identified a potential yield from the 17 SDRAs of between 35,600 —
36,750 new dwellings on approximately 358 hectares.

Table 2-8 of the DCDP (extract below) indicates that SDRA1 has sufficient capacity to deliver between
6,950 — 7,350 residential units with a population yield of c. 14,700 persons for the 52 ha zoned lands.

Table 6.1: Extract of Table 2-8 of the DCDP showing Housing and Population Yield for SDRA1

Relevant SDRAs/Strategic Characterand Proposed Proposed Estimated
Lands general Zoned Residential population
density Area Yield

applied*

MASP CORRIDORS

([, =50 Clongiffin/Belmayne Mixed use 52 6,950-7,350 14,700

Corridor
(SDRA 1 and KUV)

*Densities from extant LAPs/SDZs/existing permissions are included; over and above that,
potential yields outside of these areas are estimated using standard densities of 200 units

per hectare (uph) for inner city areas and 100 uph for areas in the suburbs, where sites are
primarily residential. For mixed use zonings the figures are reduced to take account of the
impact of other non-residential developments.

The Core Strategy states:

'SDRA areas targeted for housing growth in this development plan are aligned to existing and planned
public transport corridors and guided by national policy set out in the NPF and RSES. They provide for
planned, integrated and sustainable growth over a number of development plan periods for Dublin City
Council. Most of the land targeted for new housing in the city is located in SDRAs, which are for the
most part, brownfield and regeneration sites. These SDRAs will take long periods of time to be fully
delivered, with many running across two development plan cycles to reach completion.’

It goes on to state:

'All SDRA lands, identified in Table 2-8 above are aligned with the RSES strategic development areas.
All of these areas have a short to medium term phasing schedule and can be implemented at any time
independently, with the exception of the Kylemore Road/Naas Road lands which are given a medium
to long term phasing schedule by RSES.’

Objective CS07 (Promote Delivery of Residential Development and Compact Growth) seeks to
‘promote the delivery of residential development and compact growth through active land management
measures and a co-ordinated approach to developing appropriately zoned lands aligned with key public
transport infrastructure, including the SDRAs, vacant sites and underutilised areas.’

Having regard to the above, it is considered that the proposed development of 408 dwellings in
combination with public open space and other community, arts and cultural facilities is consistent with
the Core Strategy and will make a contribution towards the housing delivery target for SDRA 1, as
identified in Table 2-8 of the DCDP.
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6.2 Principle of the Development - Land Use and Zoning Considerations

The site is zoned Objective Z14 (SDRA) and is designated as SDRA 1 based on its strategic importance
and capacity to deliver a significant quantum of housing. The DCDP acknowledges that 'Z74 areas are
capable of accommodating significant mixed-use development, of which residential would be the
predominant use. Therefore, developments must include proposals for additional physical and social
infrastructure/facilities to support same.’

Residential, community and related uses are permissible in principle under the Z14 zoning objective.

The proposed residential and ancillary uses are consistent with the Z14 zoning objective.

6.3 Compliance with SDRA Development Principles and detailed Guidance for SDRA 1

Chapter 13 of the DCDP provides detailed development guidance and principles for each of the
designated SDRAs. The DCDP states that for each SDRA, a series of guiding principles are set out and
indicated on an accompanying plan. In some instances, SDRAs are also governed by an adopted Local
Area Plan or SDZ Planning Scheme. In this regard, DCC extended the Clongriffin-Belmayne Local Area
Plan by resolution for a further period of five years, up to December 2022. Whilst this LAP no longer has
any statutory force, its phasing provisions as referenced within the DCDP remains relevant as set out
under sub-section 6.5.10, below.

The relevant guidance contained in Chapter 13 of the DCDP is set out and discussed under separate
headings, below.

6.3.1 Overarching SDRA Principles

Objective SDRAO1 of the DCDP is relevant to all SDRAs and states that the Council will support the
ongoing redevelopment and regeneration of the SDRAs in accordance with the guiding principles and
associated map; the qualitative and quantitative development management standards set out in Chapter
15, and, consistent with the following overarching principles:

e  Architectural Design and Urban Design: All development within the SDRAs must be of the highest

architectural quality and adhere to the key architectural and urban design principles set out in
Chapter 15 in order to create long term, viable and sustainable communities aligned with the
principles of the 15-minute city.

The application is accompanied by a detailed Architectural Design Statement that addresses key
architectural and urban design principles that have informed the layout and design of the
proposed development.

e Phasing: Large scale development proposals should be developed in accordance with agreed
phasing plans to ensure that adequate social and physical infrastructure is delivered in tandem
with development.

The proposed development will be constructed as a single-phase development, as set out in the
submitted Outline Construction Management Plan.

e Access and Permeability: Development proposals should ensure adequate permeability and

connectivity to surrounding neighbourhoods and public transport infrastructure through the
provision of high quality, accessible public realm and high-quality walking and cycling
infrastructure. Access and layout should accord with the principles of DMURS.
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A DMURS Statement of Consistency accompanies the application, and Chapter 13 of the
submitted Architectural Design Statement provides a DMURS compliance summary statement.

Height: Guiding principles regarding height are set out for each SDRA. Where development
adjoins lower scaled residential communities, development must be appropriately designed so
that no significant adverse impacts on the residential amenities of adjacent residential properties
arises. The performance criteria set out in Appendix 3 should be adhered to for developments of
significant scale and/or density.

The performance criteria set out in Appendix 3 of the Plan are addressed in Table 6.3 (below).

Urban Greening and Biodiversity: Development proposals within the SDRA must ensure the

integration of greening and biodiversity measures including high quality public open space as
well as micro greening measures including green walls, green roofs, parklets etc. In general,
unless otherwise specified under a separate LAP/SDZ Planning Scheme/other statutory plan
policy/objective or site-specific guiding principle, a minimum of 10% public open space should
be provided as part of all development proposals in SDRAs. A financial contribution in lieu of
same will only be considered in exceptional circumstances.

A detailed response to Item 1.4 of the LRD Opinion is provided in section 6.5.6, below,
demonstrating how the proposal complies with the above public open space provision standard.

Surface Water Management: All development proposals should provide for sustainable surface

water management including climate change provisions and the installation of sustainable
drainage systems (SuDS) in order to reduce surface water runoff and potential flooding. This
should be considered in conjunction with open space design and green infrastructure,
biodiversity initiatives and nature-based solutions.

Details of the proposed SUDS measures and existing SUDS in the surrounding area are set out
in the submitted Engineering Services Report.

Flood Risk: All development proposals within the SDRA’s will have regard to restrictions /
measures to mitigate identified flood risk outlined in the Strategic Flood Risk Assessment (SFRA)
and in particular, Appendices A, B and C including climate change provisions in the SFRA.

A Site-Specific Flood Risk Assessment (SSFRA) is submitted with the application.

Sustainable Energy: Climate Action Energy Statements for significant new residential and

commercial developments, in Strategic Development and Regeneration Areas (SDRAs), will be
required to investigate local heat sources and networks, and, where feasible, to demonstrate that
the proposed development will be 'District Heating Enabled’ in order to facilitate a connection
to an available or developing district heating network. Further specific guidance regarding
'District Heating Enabled’ Development is set out in Chapter 15 and should be complied with.
Where possible connections or interconnections to existing heat networks in the area, to create
a district heating ‘node’ must be investigated.

Accompanying the planning application is a Climate Action, Energy and Sustainability Statement.
Sub-section 4.3.1 of this report assesses the feasibility of a district heating system.

Climate Change: Proposed developments within the SDRA shall be required to apply innovative
approaches to energy efficiency, energy conservation and the use of renewable energy in order
to contribute to achieving zero carbon developments.
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A Climate Action, Energy and Sustainability Statement is submitted with the application. This
statement concludes by stating that the energy hierarchy consists of three key principles: 1. Be
Lean 2. Be Clean 3. Be Green. It confirms that the ‘Be Lean’ principles are met through a passive
strategy whereby space heating, cooling and lighting energy demand is minimised through a
fabric first approach, which will ensure a robust, efficient and sustainable design throughout the
lifetime of the building. The ‘Be Clean’ principles are met by ensuring that the energy supplied
to the development, such as heating or domestic hot water is delivered efficiently through
communal or highly efficiency systems. The ‘Be Green’ principle ties in with the Renewable
Energy Ratio requirement of Part L 2022, whereby any remaining requirements are addressed
through on-site renewable energy or low zero carbon technologies.

Cultural Infrastructure: All new regeneration areas (SDRAs) and large-scale development above

10,000 sg.m in total area must provide at a minimum 5% community, arts and culture
predominantly internal floorspace as part of their development. See Objective CUO25 for further
detail.

A Social and Community Infrastructure Audit (SCIA) accompanies the application and should be
read in conjunction with section 6.5.4, below.

6.3.2 Guiding Principles for SDRA 1 - Clongriffin / Belmayne

Figure 6.1: Guiding Principles Map for SDRA 1

Subject

SDRA 1 Clongriffin /Belmayne and Environs Guiding Principles
[] SODRA Boundary | Existing Green Open Space
Rrver Mayne B squoares
=20 Clongritfin Rail Station " River Mayne Greenway
Core Pedestrian Spine NIl Retain Hedgerows
€+d Access and Permeability Key Urban Village
= Indicative Key Buliding Frontage Il Clongrittn
N © Locally Higher Buildings Parkside
w * E i  Community { Culture / School Use BelcampiBeimayne Masterplan
3 LAP Phase 6 Lands
Indicative Mag

Section 13.3 of the DCDP sets out the rationale for designating the SDRA:

‘The rationale for designating Clongriffin-Belmayne as a Strategic Development and Regeneration Area
(SDRA) is to provide a strategic spatial and urban design framework, so that the objectives of the City
Development Plan can guide future development; and to ensure that that the phasing and
implementation strategy envisaged in the LAP can be delivered as part of the future build-out of the
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lands, when the LAP expires. There are approximately 52 ha of undeveloped land within the LAP. While
extant planning permissions exist on a number of these sites at Clongriffin and Belmayne, the lands can
generate significant new residential units. The majority of this build-out would be focused on the KUV
at Clongriffin and Belmayne Town Centre and at Belcamp, in addition to the phase 6 lands identified in
the LAP. Additionally, the wider lands are identified in the RSES and MASP as playing a strategic role in
facilitating the consolidation of the Dublin Metropolitan Area, by providing new homes and
communities that are focused on existing and proposed public transport corridors.’

The site is situated outside the designated KUV of Clongriffin but within the Clongriffin area to the east
of Fr Collins Park. The key guiding principles for the SDRA as it relates to the subject site (as identified
in Figure 6.1 above) are summarised in the left column of Table 6.2, and a summary of how the proposed
development contributes to achieving same provided in right column.

Table 6.2: Summary of Guiding Development Principles for SDRA1

Urban Structure - The overall urban structure
envisaged by the LAP (as indicated in the
Belmayne Masterplan) is comprised of two Key
Urban Villages (KUV), Clongriffin Train Station to
the east and at Malahide Road (Clarehall /
Northern Cross) to the west, connected by a Main
Street boulevard, greenways and interspersed by
a network of urban squares, parks and green
spaces.

In order to deliver the vision, the following key
infrastructure as it relates to the subject site are
required to be delivered as set out below:

Completion of Clongriffin KUV centre to include
the development of key sites adjacent to the train
station, east of Father Collins Park.

Urban Form and Block Layouts shall be arranged
in a perimeter block configuration and shall form
a continuous urban edge with the street in order
to create enclosure, provide passive surveillance
block widths shall
generally be in the range of between 45-50 m

and animation. Typical
(lower scale housing) to 55-60 m (higher scale
apartments). This will enable suitable separation
distances to be achieved between the rear of
blocks, as well as providing for private open

space.

The site is outside the designated Clongriffin KUV.
It can make a significant contribution towards
realising strategic objectives in terms of
delivering the urban structure vision and layout of

the SDRA 1 lands to the east of Fr. Collins Park.

Blocks 5 and 6 are designed as perimeter blocks
around a central raised courtyard at podium level.
The design and configuration of the blocks follow
substantially the same form as that approved
under the extant SHD permissions. In addition,
the proposed development will contribute
towards the existing network of green spaces
throughout this part of the undeveloped SDRA 1
lands by providing a pocket park to the east of

the proposed Block 6.

The tallest elements of both Blocks 5 and 6 are
positioned close to the proposed pocket park to
create a connection to this space and a visual
connection with the KUV further to the east that
is centred on the train station.
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Land Use and Activity - A rich mix of uses to

include  retail, commercial, community,
employment and residential uses will be sought
on these lands, relative to the two KUV centres.
Commercial uses will be located along the
Malahide Road and around the Town Squares at

the Malahide Road junction.

Residential densities shall be highest within the
two KUV centres and along Main Street, in
proximity to the train station at Clongriffin and
along the proposed Core Bus Corridor.

Provision for a post primary school site located at
Belmayne Avenue and Main Street and adjacent
to the greenway which links to Father Collins Park.

Reserve a school site at Clongriffin, subject to the
requirements of the Department of Education
and Skills.

The proposed predominantly residential use is
consistent with the Z14 zoning objective. The
SDRA 1 guidance promotes a richer mix of uses
to include a variety of commercial and retail uses
within the two designated Key Urban Centres,
and less so for areas outside it but to include
social and community type uses as part of the use
mix.

The proposal includes a childcare facility of 413
sq.m and community/arts/cultural space in the
order of 1,209 sq.m internal / indoor space spread
between the two blocks. Further activity will be
generated along Market Street through the
external  multi-functional

provision of an

community / arts and cultural space. The
proposed residential density of 185 u/ha is within
the range for SDRAs as identified in Appendix 3

of the DCDP.

The reserved school site is to the east of the site
and was previously safeguarded by way of
Condition 2 attached to SHD Ref. 305316-19,
requiring the omission of Block 8 under the extant
SHD permission.

Building Height:

Building heights shall respond to the proposed
urban structure and land uses and activities. In
general, the KUV centres at Belmayne Town
Centre and Clongriffin Train Station shall contain
the greatest building heights, in order to
reinforce their status as a KUV, subject to amenity

and design safeguards.

Gateway buildings form a key structuring
element, enhancing legibility and avoiding the
proliferation of monolithic heights. As such,
locally higher buildings shall be located within the
KUV and along the Belmayne-Belcamp link, as

illustrated.
The following building heights shall be applied:

Minimum heights of 5 storeys to the Key Urban

Village centres at Clongriffin Rail Station and

The proposed building heights of the block range
between 3- to 7-storeys have been established
under the extant SHD permissions for Blocks 5
and 6.

The proposed layout, massing and heights of the
blocks
approved

are consistent with that previously
to detailed
landscape and visual impact assessment.

that was subjected

Please also refer to the commentary provided
under section 6.5.1, below, and the submitted
Architectural Design Statement.
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Belmayne Town Centre at the R139/R107
junction.

Minimum heights of four to five storeys for Main
Street Boulevard.

A locally higher building adjacent to the rail
station and at the junction of Malahide Road /
R152.

Any proposed height must have regard to
existing neighbourhoods and character, in order
to protect residential and visual amenity.

Design - Architectural treatment shall be of the
highest quality and allow for a range of building
types and designs, creating a visually coherent
urban form.

Please refer to the submitted Architectural Design
Statement.

It is submitted that there is sufficient variation in
the proposed building heights to provide visual
coherence and interest.

Green Infrastructure:

The Belmayne-Belcamp Green link and River
Mayne Greenway / linear park will provide key
strategic green links connecting the SDRA to
surrounding areas, enhancing the biodiversity
value of existing green infrastructure, while
integrating SUDS features.

Tree planting, landscaping and SuDS features will
be integrated into the urban structure and
movement framework for the SDRA lands. Key
green links shall provide additional landscaping
in order to accentuate their strategic importance
movement  and

as amenity, sustainable

biodiversity corridors.

All future developments shall comply with the
SuDS Strategy outlined in the 2020 Masterplan.

Consultation between the Project Engineers and
DCC Drainage Division has been ongoing in order
to ensure compliance with DCC requirements in
this regard. Full details of the SUDS strategy for
the application site are provided in sections 5.5.
and 5.6 of the submitted Engineering Services
Report.

Please also refer to the submitted Statement of
Response to DCC LRD Opinion — Item 3.

6.4 Built Heritage and Archaeology

6.4.1 Architectural Heritage

The entirety of the site has been cleared and there are no structures present on the site. There are no

protected structures located in the immediate vicinity of the site, nor is the site designated as a

Conservation Area or as an Architectural Conservation Area.
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6.4.2 Archaeology
Policy BHA26 of the DCDP deals with Archaeological Heritage and require as follows:

‘1. To protect and preserve Sites and Zones of Archaeological interest which have been identified in the
Record of Monuments and Places and the Historic Environment Viewer (www.archaeology.ie).

2. To protect archaeological material in situ by ensuring that only minimal impact on archaeological
layers is allowed, by way of re-use of standing buildings, the construction of light buildings, low impact
foundation design, or the omission of basements (except in exceptional circumstances) in the Zones of
Archaeological Interest.

3. To seek the preservation in situ (or where this is not possible or appropriate, as a minimum,
preservation by record) of all archaeological monuments included in the Record of Monuments and
Places, and of previously unknown sites, features and objects of archaeological interest that become
revealed through development activity. In respect of decision making on development proposals
dffecting sites listed in the Record of Monuments and Places, the Council will have regard to the advice
and/or recommendations of the Department of Housing, Heritage and Local Government.

4. Development proposals within Sites and Zones of Archaeological Interest, of sites over 0.5 hectares
size and of sites listed in the Dublin City Industrial Heritage Record, will be subject to consultation with
the City Archaeologist and archaeological assessment prior to a planning application being lodged.

5. To preserve known burial grounds and disused historic graveyards. Where disturbance of ancient or
historic human remains is unavoidable, they will be excavated according to best archaeological practice
and reburied or permanently curated.

6. Preserve the character, setting and amenity of upstanding and below ground town wall defences.

7. Development proposals in marine, lacustrine and riverine environments and areas of reclaimed land
shall have regard to the Shipwreck Inventory maintained by the Department of Cu