Case Reference:

An i} _
Bord ABP-302757-18

Pleanala

Planning and Development (Housing) and Residential Tenancies Act 2016

Notice of Pre-Application Consultation Opinion

Proposed Development: 535 no. build to rent residential units, creche, cafe,
management office, communal facilities and associated site works.

Former Chivers Factory Site, Coolock Drive, Coolock, Dublin 17.

An Bord Pleanala has considered the issues raised in the pre-application
consultation process and, having regard to the consultation meeting and the
submission of the planning authority, is of the opinion that the documents submitted
with the request to enter into consultations require further consideration and
amendment to constitute a reasonable basis for an application for strategic housing

development.

An Bord Pleanéla considers that the following issues need to be addressed in the
documents submitted that could result in them constituting a reasonable basis for an

application for strategic housing development.

1. Height, Scale and Density

Further consideration and/or justification of the documents as they relate to the
development strategy for the site in respect of the proposed height, scale and
density of the proposal particularly in the context of the suburban location of the site.
In addition to the consideration of National Policy and Guidelines, particular regard

should be had to the 12 criteria set out in the Urban Design Manual, which
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accompanies the Guidelines for Planning Authorities on Sustainable Residential
Development in Urban Areas’ (May 2009), commencing with Criteria No. 1 Context.
In addition, any justification should have regard to the proximity to and frequency of
public transport services, existing and proposed, and to the location of the site vis-a-
vis such services. The further consideration of these issues may require an
amendment to the documents and/or design proposals submitted at application

stage.

2. Design and Layout

Further consideration and/or justification of the documents as they relate to the
proposed strategy for the development of the site in respect of the design and layout
of the proposal particularly as it addresses interfaces with the public realm and
adjoining boundaries where proposed streets are created. Particular regard should
be had to creating suitable visual relief and permeability in the treatment of
elevations. Furthermore, the layout should address the creation of usable, amenable
and high quality public and semi-private open spaces within the development
particularly in respect of the proposed configuration of Block B. The further
consideration of these issues may require an amendment to the documents and/or

design proposals submitted at application stage

3. Residential Support Facilities and Residents Services and Amenities

Further consideration and/or justification of the documents as they relate to the
internal layout of the proposed development, having particular regard to the nature,
guantum, size, distribution and compatibility of residential support/communal
facilities and their location within the overall development and the provision of a
greater range of communal uses and spaces. Particular regard should be had to
Part (b) of SPPR7 of the Sustainable Urban Housing, Design Standards for New
Apartments 2018. The further consideration of these issues may require an
amendment to the documents and/or design proposals submitted at application

stage.
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4. Car Parking

Further consideration and/or justification of the documents as they relate to the
proposed car parking strategy for the proposed development, having particular
regard to the level of parking proposed, how it is intended that it is assigned and
managed and measures proposed to address shared car parking and visitor
parking.

Further regard should be had to the interface and potential conflict between car
users and pedestrians at the entrance to proposed Block B. The further
consideration of these issues may require an amendment to the documents and/or

design proposals submitted at application stage.

Also, pursuant to article 285(5)(a) of the Planning and Development (Strategic
Housing Development) Regulations 2017, the prospective applicant is informed that
the following authorities should be notified in the event of the making of an
application arising from this notification in accordance with section 8(1)(b) of the

Planning and Development (Housing) and Residential Tenancies Act 2016:

1. A report that specifically addresses the proposed materials and finishes of the
proposed structures including specific detailing of finishes, openings and privacy
screening, the treatment of balconies, landscaped areas, pathways, entrances and
boundary treatment/s. Particular regard should be had to the requirement to provide
high quality and sustainable finishes and details which seek to create a distinctive
character for the development. The documents should also have regard to the long

term management and maintenance of the proposed development.

2. A public realm and permeability strategy which outlines how the proposed
development can be accommodated within the existing public realm with particular
regard to pedestrian crossing facilities and access to and through the proposed

development.

3. A report that addresses residential amenity specifically how the development will
limit the potential for overlooking and overshadowing within the proposed
development. A comprehensive daylight and sunlight analysis addressing proposed

units and open spaces should also be included.
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4. A report should include full and complete drawings including levels and cross
sections showing the relationship between the development and adjacent residential

units and adjoining public pathways.

5. A detailed schedule of accommodation which shall indicate compliance with
relevant standards in the Sustainable Urban Housing: Design Standards for New

Apartments, Guidelines for Planning Authorities’ 2018.

6. A proposed covenant or legal agreement further to which appropriate planning
conditions may be attached to any grant of permission to ensure that the
development remains in use as Build-to-Rent accommodation. There shall be a
requirement that the development remains owned and operated by an institutional
entity and that this status will continue to apply for a minimum period of not less than
15 years and that similarly no individual residents units are sold or rented separately
for that period (Your attention is drawn to the provisions of Specific Planning Policy
Requirement 7 of the ‘Sustainable Urban Housing: Design Standards for New

Apartments, Guidelines for Planning Authorities’ 2018).

Furthermore, Pursuant to article 285(5)(b) of the Planning and Development
(Strategic Housing Development) Regulations 2017, the prospective applicant is
hereby notified that, in addition to the requirements as specified in articles 297 and
298 of the Planning and Development (Strategic Housing Development) Regulations
2017, the following specific information should be submitted with any application for

permission:

1. National Transport Authority

2. Minister for Culture, Heritage and the Gaeltacht
3. Heritage Council

4. An Taisce — the National Trust for Ireland

5. Irish Water

6. Dublin City Childcare Committee
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PLEASE NOTE:

Under section 6(9) of the Planning and Development (Housing) and Residential
Tenancies Act 2016, neither the holding of a consultation under section 6, nor the
forming of an opinion under that section, shall prejudice the performance by the
Board, or the planning authority or authorities in whose area the proposed strategic
housing development would be situated, of any other of their respective functions
under the Planning and Development Acts 2000 to 2016 or any other enactment and

cannot be relied upon in the formal planning process or in legal proceedings.

Tom Rabbette
Assistant Director of Planning
December, 2018
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