Case Reference:

An i} _
Bord ABP-310421-21

Pleanala

Planning and Development (Housing) and Residential Tenancies Act 2016

Notice of Pre-Application Consultation Opinion

Proposed Development: 702 no. apartments, creche and associated site

works. Former Chadwicks Site, Greenhills Road, Walkinstown, Dublin 12.

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. City Edge Masterplan

Further consideration / clarification is required of how the proposed
development responds to the preferred scenarios identified for the City Edge
Project. Further consideration of this matter may require an amendment to the

documents and/or design proposals submitted.

2. Density and Building Height

Further consideration is required of how the proposed development density and
building heights up to 19 storeys align with National Planning Policy principles,

including those described in the Guidelines for Planning Authorities on
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Sustainable Residential Development in Urban Areas; Design Standards for
New Apartments Guidelines for Planning Authorities; and Urban Development
and Building Heights Guidelines for Planning Authorities. Clarification is
specifically required in relation to how the character of the site location and its
public transport accessibility meet the criteria set out in those guidelines, both
presently, and in the future context, following alterations to the frequency of bus
routes serving the site. Further consideration of this matter may require an

amendment to the documents and design proposals submitted.

3. Design Strateqy:

The prospective applicant should provide further justification and/or detail in

relation to the design strategy. In particular, the prospective applicant should

provide further justification and/or detail in relation to the following:

(i)  The visual impact of the development upon the surrounding area;

(i)  The elevational treatment of blocks;

(i) The mass of development form;

(iv) The treatment of the frontage to Greenhills Road in both its current and
anticipated future form; and

(v) Connectivity through the site.

Further consideration of these issues may require an amendment to the

documents and/or design proposals 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:

1. Consideration is required of potential impacts upon future residential
populations of the site, resulting from the existing uses. Any mitigation should

be clearly described alongside any measures to preserve mitigation features.
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2. Consideration is required of any matters that have potential to be material
contraventions of the Development Plan, with submission of a statement

regarding the same if required.

3. Landscape drawings clarifying the quantum of public open space proposed and
the quality, functionality / usability of the public open space. Any deviation from
policy requirements should be highlighted and consideration as to whether a

material contravention arises.

4. A plan of landscape proposals clearly delineating communal and private spaces
should also be provided, as well as a detailed breakdown of the total area of
same. Consideration of how the design of the landscape and provision of
furniture/equipment will facilitate use of these spaces for both adults and
children is also required. Consideration of security of access to communal

amenity space is also required.

5.  Cross sections of the development should be submitted, clearly detailing the
change in levels from the site to surrounding areas and how this will be
addressed in both the existing and future conditions.

6. The relationship of the proposed development with the development potential of
surrounding lands as envisaged as part of the City Edge Project should be

described.

7. A plan annotating separation distances between all windows and balconies /

terrace areas, to surrounding areas.

8. A Daylight, Sunlight and Overshadowing Assessment is required to
demonstrate how the proposed development responds to recommendations in
the Building Research Establishment’s ‘Site Layout Planning for Daylight and
Sunlight’ (the BRE guidelines). The methodology of the BRE guidelines should
be followed and clearly stated within the submitted assessment. Analysis of all
proposed units on each floor should be provided until it can be demonstrated
that all units on a floor meet recommended targets, at which point it can be
logically assumed units above will also pass (where a stacked arrangement to
room use is proposed). APSH analysis of both the proposed accommodation

and existing properties should be provided. Overshadowing analysis of all
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exterior amenity areas both within the development and in surrounding areas
should also be provided. Consideration should include potential impact on

future development sites.

9. Areport that specifically addresses the proposed materials and finishes of
buildings, landscaped areas and any screening/boundary treatment. Particular
regard should be had to the requirement to provide high quality and sustainable
finishes and details which seek to create a distinct character for the

development.
10. Details of waste storage and collection.

11. Additional details and/or revised proposals in relation to comments from

Transportation Planning at the Planning Authority.

12. Additional details and/or revised proposals in relation to comments from the

Water Services / Drainage Division at the Planning Authority.

13. Additional details and/or revised proposals in relation to comments from the
Parks & Landscape Services / Public Realm Department at the Planning
Authority.

14. A Housing Quality Assessment with regard to relevant national and local

planning policy on residential development.
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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:

The Department of Culture, Heritage and the Gaeltacht
Irish Water

Transport Infrastructure Ireland

National Transport Authority

South Dublin Childcare Committee

2 o o

Dublin City Council Planning Department

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
October, 2021
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