Case Reference:

An } i
Bord ABP-309599-21

Pleanala

Planning and Development (Housing) and Residential Tenancies Act 2016

Notice of Pre-Application Consultation Opinion

Proposed Development: 1007 no. apartments, childcare facility and associated

site works. Townland of Stapolin-Baldoyle, Coast Road, Baldoyle, Dublin 13.

An Bord Pleanéla 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 Pleanala 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. Open Space

Further consideration and/or justification of the documents as they relate to
the provision and delivery of Public and Communal Open Space required to
serve the development having regard to, inter alia, the provisions of the
Sustainable Urban Housing: Design Standards for New Apartments (2020),
the Fingal County Development Plan 2017-2023 and the Baldoyle-Stapolin
Local Area Plan.

ABP-309599-21 Pre-Application Consultation Opinion Page 1 of 6



This further consideration/justification should clearly indicate where the public
open space is to be provided, how it is going to be delivered and when it is
going to be delivered relative to the development of the proposed apartments
it is to serve. Landscaping proposals for the public open space should be
submitted and clarity provided around how the landscaping is to be delivered
if the public open space area is not to be included within the application site

boundary.

. Development Strategy

Further consideration and/or justification of the documents as they relate to
the design approach of the proposed development and the potential for any
negative visual impact to the adjoining sites and surrounding environs. The
further consideration/ justification should address the proposed design and
massing, inter alia the visual impact along the former Racecourse to the north
and the Coast Road to the east and relate specifically to the justification for
any material contravention of the height strategy in the development plan and
compliance with Section 3.2 of the Urban Development and Building Heights:
Guidelines for Planning Authorities (2018). Particular regard should be had 12
criteria set out in the Urban Design Manual which accompanies the
Guidelines for Planning Authorities on Sustainable Residential Development
in Urban Areas (May 2009) and the requirement to provide a sense of place.
The further consideration of these issues may require an amendment of the

documents and/or design proposal submitted.

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:
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1. A Materials Strategy that specifically addresses the proposed materials and
finishes for buildings, open spaces, paved areas and boundaries, having
regard to the requirement to provide high quality and sustainable finishes and
details. This strategy shall include details of the colour, tone and texture of
materials and the modelling and profiling of the materials (including any
cladding or framework system) on each block. Particular attention is required
in the context of the strategic location and visibility of the site and to the long
term management and maintenance of the proposed development. A Building
Lifecycle report should also be submitted in this regard, which includes an
assessment of the long term running and maintenance costs associated with
the development in accordance with Section 6.13 of the 2020 Guidelines on

Design Standards for New Apartments.

2. A report which addresses existing and future residential amenity and which
includes matters such as daylight/sunlight analysis, micro-climate/wind
impacts and noise impacts, together with proposals to address any such
impacts, if necessary. A daylight/sunlight analysis, showing an acceptable
level of residential amenity for future occupiers and neighbours of the
proposed development, should include details on the standards achieved
within the proposed residential units, in private and shared open space, and in
public areas within the development and in adjacent properties. A month-by-
month assessment of average daylight hours within the public open space
should be provided within the daylight and sunlight analysis document to allow
for a full understanding of the year round level of overshadowing of the

primary outdoor recreation areas for the development should be submitted.

3. A housing quality assessment which provides specific information regarding
the proposed apartments and which demonstrates compliance with the
various requirements of the 2020 Guidelines on Design Standards for New
Apartments, including its specific planning policy requirements. This should

also include a schedule of floor areas for all proposed units, clearly setting out
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the aspect (single, dual, triple) of each unit and include justification for the unit

mix.

4. A Traffic and Transport Assessment including, inter alia, a rationale for the
proposed car parking provision should be prepared, to include details of car
parking management, car share schemes and a mobility management plan.

5. Areport that addresses and provides a justification for the proposed housing

mix.

6. A Community Audit.

7. School Demand Report, which identifies demand for school places likely to be
generated by the proposal and the capacity of existing schools in the vicinity

to cater for such demand.

8. A phasing plan for the proposed development, includes the phasing
arrangements for the delivery of the public open spaces, Part V provision and
or any other physical or social infrastructure required for the propsoed
development. A report which addresses the phasing requirement in the

Baldoyle-Stapolin Local Area Plan 2013 shall accompany the phasing plan.

9. A site layout plan indicating what areas, if any, are to be taken in charge by

the planning authority, and the phased delivery of such public open spaces.

10.Response to issues raised in Appendix C of Planning Authority Report, which
includes the internal reports of the Drainage Dept. relating to the SUDS
hierarchy, and the Park Department relating, inter alia, design approach and

protection of trees.

ABP-309599-21 Pre-Application Consultation Opinion Page 4 of 6



11. A Construction Management Plan.

12.A Flood Risk Assessment.

13.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. The notice and statement should clearly
indicate which Planning Authority statutory plan it is proposed to materially

contravene.

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, as

amended:
1. Irish Water
2. Transport Infrastructure Ireland

3. National Transport Authority
4. The relevant Childcare Committee

5. Department of Education and Skills
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PLEASE NOTE:

Under section 6(9) of the Planning and Development (Housing) and Residential
Tenancies Act 2016, as amended, 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 2020 or any other
enactment and cannot be relied upon in the formal planning process or in legal

proceedings.

Tom Rabbette
Assistant Director of Planning
June 2021
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