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Case Reference: 

ABP-308093-20 
 

 

 

Planning and Development (Housing) and Residential Tenancies Act 2016 

Notice of Pre-Application Consultation Opinion 

 

 

Proposed Development: Demolition of existing buildings on site, construction 

of 350 no. apartments and associated site works. Junction of Santry Avenue 

and Swords Road, Santry, Dublin 9. 

An Bord Pleanála 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 constitute a reasonable basis for an 

application for strategic housing development. 

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. An Urban Design Analysis to explain the rationale for the height distribution 

throughout the site. Any analysis should reference the urban design principles 

set out in the Urban Development and Building Heights guidelines and 

Sustainable Residential Development in Urban Areas guidelines, with specific 

reference to placemaking. The report prepared should demonstrate how the 

proposed development and the distribution of height throughout the site 

assists with the identification of these lands as a potential ‘gateway’ to the 

city. In addition, the report should detail an integrated approach to the entire 
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site, with specific reference to the relationship to Santry Demesne Park to the 

north and the incorporation of Block G and its amenity space at ground level. 

 

2. Drawings and detailed specifications that show works on and in the public 

realm, specifically upgrades to junctions and footpaths. In addition, drawings 

should show, if known, the alignment and requirements for any future public 

transport improvements along the Swords Road (BusConnects). This may 

require further engagement with the local authority and any other agencies 

responsible for delivery of same. The applicant shall clarify how the works in 

the public realm will be carried out and by whom. 

 

3. Cross sections that detail public realm, landscaping and apartment block 

interfaces at various locations, but specifically where levels change and where 

space is limited. Locations for analysis should include, but are not limited to; 

along the Swords Road, the interface with Santry Place to the south, surface 

car parking areas and the planned plaza space along Santry Avenue to the 

north. The applicant is urged to consult the Design Manual for Urban Roads 

and Streets, with particular reference to streetscape, the pedestrian and 

cyclist environment and carriageway conditions. 

 

4. Daylight/Sunlight analysis to an appropriate scale, showing an acceptable 

level of residential amenity for future occupiers of the proposed development, 

which includes details on the standards achieved within the proposed 

residential units, in all private and shared open space, and in public areas 

within the development. Where daylight and sunlight results are below 

optimal, compensatory measures such as larger units, increased floor to 

ceiling heights and maximised window volumes should all be considered. The 

analysis should also consider potential overshadowing impacts on all areas of 

proposed open space within the scheme, adjoining residential areas and other 

sensitive receptors. Specific regard should be had to ground floor apartments 

at sensitive locations and existing adjacent properties. Drawings that detail 

dual aspect ratios should be clearly laid out and accompanied by a detailed 

design rationale report. 

 

5. A detailed landscaping plan for the site which clearly differentiates between 

areas of public, communal and private open pace and which details exact 

figures for same.  Details should also include proposals for hard and soft 

landscaping including street furniture, where proposed, which ensures that 

areas of open space are accessible, usable and available for all. Pedestrian 

permeability through and beyond the site (for example Santry Demesne Park) 

should be outlined.  Details of the interface between private and communal 

areas should also be detailed.  Additional cross sections, CGIs and 

visualisations should be included in this regard. 
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6. A site layout plan, which clearly indicates what areas are to be taken in 

charge by the Local Authority. 

 

7. A report that specifically addresses the proposed building materials and 

finishes and the requirement to provide high quality and sustainable finishes 

and details. Particular attention is required in the context of the visibility of the 

site and to the long-term management and maintenance of the proposed 

development. A building lifecycle report for apartment buildings in accordance 

with section 6.13 of the 2018 Apartment Design Guidelines is also required. 

 

8. A housing quality assessment which provides details regarding the proposed 

apartments set out in the schedule of accommodation, as well as the 

calculations and tables required to demonstrate the compliance of those 

details with the various requirements of the 2018 Guidelines on Design 

Standards for New Apartments including its specific planning policy 

requirements. 

 

9. A detailed Construction Traffic Management Plan should be prepared and a 

revised Traffic and Transport Assessment should be submitted which sets out 

the cumulative impact of both the committed development and the proposed 

development on each of the two proposed access points. 

 

10. Where the applicant considers that the proposed strategic housing 

development would materially contravene the relevant development plan or 

local area plan, other than in relation to the zoning of the land, a statement 

indicating the plan objective (s) concerned and why permission should, 

nonetheless, be granted for the proposed development, having regard to a 

consideration specified in section 37(2)(b) of the Planning and Development 

Act 2000. Notices published pursuant to Section 8(1)(a) of the Act of 2016 

and Article 292 (1) of the Regulations of 2017, shall refer to any such 

statement in the prescribed format 

 

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. Irish Water 

2. Transport Infrastructure Ireland 
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3. National Transport Authority  

4. Dublin City Childcare Committee  

5. Irish Aviation Authority 

6. Dublin Airport Operator 

7.  Fingal County Council 

 

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, 2020 

 

 

 

 

 

 


