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Tony Bamford

| am the owner of Tony Bamford Planning. | hold a BSc Hons Degree in Town and Regional
Planning from the University of Dundee. | have practiced as a Planning Consultant in Ireland
since 1999 and am a Corporate Member of both the Irish Planning Institute and the Royal Town
Planning Institute.

Introduction

The purpose of this statement is to outline the policy imperatives for the future development of
the subject site. It demonstrates the need for high-density, mixed-use, development having
regard to national, regional and local policy objectives. In particular it notes the objectives to
maximise development on the subject site givenits specific location at the proposed Metrolink
station and BusConnects stops at Northwood.

This submission, alongside the emerging plans prepared by MCA, and the information
provided by Punch Consulting on revised loadings and other associated technical points,
illustrate how overstation development can be achieved in accordance with prevailing policy
objectives that seek to marry high density development with public transport interchanges and
nodes.

National Planning Framework (NPF)

The NPF prioritises compact growth, particularly focusing on Dublin and the surrounding areas.
It emphasises renewing existing settlements rather than continuing urban sprawl to mitigate
negative impacts on people, the economy, and the environment.

1. Development Priorities: There is a focus on activating strategic areas within urban
settlements for development, with an emphasis on effective density and consolidation
rather than urban sprawl.

2. Density Guidelines: The 2024 Sustainable Residential Development and Compact
Settlement Guidelines provide density ranges for different urban neighborhoods,
particularly those around high-capacity public transport nodes or interchanges. These
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Guidelines point to the need for the highest density on the subject site given its location
at a planned high capacity, urban, public, transport interchange with the BusConnects
Ballymun (Finglas) to city centre route, commencing at the entrance to Northwood.

Transport-Oriented Development (TOD)': TOD is emphasised as a means to achieve
compact and sustainable growth, maximising development near high-quality fransport
services such as MetroLink, DART, and BusConnects. The subject site is part of an area
identified for high density development based on its proximity to Metrolink and
BusConnects.

Regional Strategy: The Regional Spatial and Economic Strategy (RSES) emphasises
compact growth, urban regeneration, and infill development within existing
settlements as well as integrated transport and land use, and increased employment
density in strategic locations.

Transport Strategy: The GDA Transport Strategy highlights the importance of transport
interchanges and the role they play in facilitating enhanced public transport services
and improving the pedestrian environment.

Fingal County Development Plan 2023-2027

The Core Strategy outlined in the Fingal County Development Plan 2023-2027 sets out several
policies and objectives aimed at promoting compact and sustainable, urban, growth, within
the Dublin City and Suburbs area:

1.

Settlement Hierarchy: Santry, including Ballymun, is situated within the "Dublin City and
Suburbs" area.

Compact Growth Policy: Policy CSP19 emphasises promoting compact, sequential,
and sustainable urban growth, with targets for the majority of new homes to be built
within or contiguous to the existing built-up area of Dublin city and suburbs.

Promotion of Higher Densities: Objective CS021 aims to promote higher densities (50+
units per hectare) at appropriate locations, particularly in urban built-up areas near
high-capacity public transport nodes.

Subject Site Zoning: The subject lands are zoned "MRE" (Metro and Rail Economic
Corridor) to facilitate high-density, mixed-use development, including residential,
commercial, and employment-generating activities, focusing on MetrolLink, rail, or light
rail stations.

Connectivity and Movement: The plan emphasises aligning land-use and transport
planning to support sustainable growth, particularly along high-capacity public
transport corridors, such as MetroLink, LUAS, and DART+ proposals.

Transit-Oriented Development (TOD): There is a focus on Transit-Oriented Development,
consolidating development around existing or planned public transport corridors to
reduce the need for travel and encourage a shift towards sustainable modes of
transport.

1 In December 2021 the Department of Housing, Local Government and Heritage1 (DHLGH) and the Department of Transport2 (DOT) jointly established a working group

to consider opportunities for Transport Orientated Development (TOD) in major urban centres.
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The Core Strategy aims to guide development in Fingal towards compact, sustainable, and
transit-oriented patterns, with a focus on promoting higher densities in appropriate locations
and integrating land use with high-quality public transport infrastructure.

Overall, this submission demonstrates there are national, regional and local planning policy
objectives which support and require high density, over-station, development at this location
which is aligns with objectives to maximise the development of the site.

In considering this application for approval of the proposed Railway Order, the Board is obliged
to have regard to the national policy objectives under the NPF and the objectives of the Core
Strategy of the FCC Development Plan as well as Section 28 Guidelines issued by the Minister.
We have prepared a scheme which gives effect to these objectives to enable the Board to
determine how its decision on this Railway Order application can best ensure that the
objectives of the NPF and the Development Plan are fulfilled for this strategically important site.

The TIl has accepted over station development in item 1 of the Response table but as the MCA
and Punch Consulting documents illustrate, the recently published “Draft Guidance Note for
Developers” (dated May 2023) would prevent high density development on a large portion of
our client’s site.

The team’s submission illustrates that over-station development is appropriate, desirable and
achievable in this location.

Subject Site

The subject site, which has a stated area of circa 0.8ha, is located south of the M50 and east
of the R108. The appeal site is currently vacant and is approximately rectangular in shape. The
site is bounded by the R108 to the west and the old Ballymun Road along its eastern boundary.
The south of the site is bounded by Northwood Avenue which leads east to Gulliver's Retail
Park. Immediately to the north of the subject site is a vacant site.

The Emerging Development on the Subject Site

MCA Architects have prepared an emerging proposal for the subject site which can be
accommodated over the station at Northwood. The MCA plans and the evidence from Punch
Consulting will assist the Board's understanding of the site's potential for high density
development aligned with the Meftrolink infrastructure.

In addition, the emerging development has been subject to preliminary review against
development management criteria and other important considerations such the constraints
imposed on the development of the site by Dublin Airport.

The emerging development includes two main blocks one being 15 storeys (Block A) and the
other 10 storeys (Block B). They include the following main elements:

Apartments 200
Retail - 2,260 sqms
Offices - 7,060 sqms
Creche - 195 sgms
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The initial apartment mix is as follows:

e 1 bed =50 units - 20%
e 2 bed =140 units - 70%
e 3 bed =20 units - 10%

Some of the key statistics provided by MCA Architects in relation to the site include:

Total Site Area: 0.8ha

Net site area = 0.78ha

Overall GFA = 31,297sgm

Residential GFA = 21,460sgm

No. of residential units = 200

Residential GFA as a portion of development = 21,460/31,297 = 69%
Reduced site area = 0.78ha*69% = 0.54ha

NET residential density = 200/0.54 = 370dph

This emerging development is considered later in the context of national, regional and local
planning policy. We set out the planning history of the subject site in the following section.

Planning History of Subject Site.

FO8A /0578 and FO8A/0578/E1

This application was for a mixed-use development granted on 7 August 2009. It was subject of
an Extension of Duration application which pushed the life of the permission out to 6 August
2018.

A mixed-use residential, office and neighbourhood retail development on lands, located
adjacent to Ballymun Road. The development will comprise of a basement car park with 129
car and 24 bicycle parking spaces, plant rooms, bin storage and resident storage areas.
Ground floor parking will be provided for 104 cars and 48 bicycles. The retail element of the
development will consist of 3 no. retail units, a cafe and a licensed discount food store,
accumulating to 1,958.60 sg.m. of gross floor area.

Above the retail units it is planned to construct 48 no. apartments, 4 no. 1-bedroom, 36 no. 2-
bedrooms and 8 no. 3-bedrooms with a gross floor area of 4,458.4 sq.m. Amenity space will be
provided at 1st and 5th floor level. To the north of the site it is proposed to construct 2 no. office
buildings with 3 storeys elevated above ground floor lobbies consisting of 3,303 sq.m. gross floor
area. The development will also include an ESB substation, boundary treatments and ancillary
site works. The site area is ca. 0.804533 ha or 1.98804 acre and is bounded to the west by
Ballymun Road (Ballymun Dual Carriageway), to the east by OIld Ballymun Road and fo the
south by the road linking Ballymun Road and Old Ballymun Road (western entrance to Sanfry
Demesne and Northwood Business Park). Green Field land is adjacent to the property to the
north at Ballymun, Dublin 11.
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Figure 1.0: Extracts from proposed plans (FCC Website)

The granted development incorporated the full extent of the land. It was subject to a
condition 2 directing the reduction of the development to 37 units:

That the proposed layout shall accord with the revised plans and elevations lodged on
the 23rd December 2008. In this regard, the permission authorises (inter alia) 37
residential units, consisting of 3 x 1-bed units, 28 x 2-bed units and é x 3-bed units, 3 no.

retail units, 1 no. cafe 1 no. discount food store and 2 no. office buildings only. REASON:
In the interests of clarity.

F11A/0223

This application was for a foodstore which was refused by Fingal County Council on 27 July
2011.

Development of a Licensed Discount Foodstore measuring 1,777 sq.m. gross floor space on this
site of 0.81 hectares, on which planning permission was previously granted for a mixed-use

development, including a Licensed Discount Foodstore (under Fingal County Council Planning
Ref: FOBA/0578).

The proposed development comprises: the construction of a single storey, mono-pitched roof
Licensed Discount Foodstore measuring 1,777 sq.m. gross floor space with a total net retail sales
area of 1,274 sq.m.; the provision of 2 no. building mounted, 1 no. free standing and 1 no.
trolley bay internally illuminated signs, and 2 no. wall mounted externally illuminated billboard
poster signs; the provision of a surface car park comprising 126 no. car parking spaces and 12
no. cycle parking spaces; the provision of a vehicular and pedestrian access via the Old
Ballymun Road and pedestrian/cycle access via the road linking the old and new (R108 dual
carriageway) Ballymun Road's and the western entrance to Santry Demesne and Northwood
Business Campus, and the provision of boundary treatments, hard and soft landscaping,

lighting, connections to drainage and water services and all other ancillary and associated
WOorks.

Refusal Reasons
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1.Objective EE12 of the Fingal Development Plan seeks to ‘Protect the integrity of the
Metro Economic Corridors from inappropriate forms of develooment and optimise
development potential in a sustainable and phased manner’. It is considered that the
proposed development, if permitted, would contravene Objective EET12 and would
also be contrary to the vision statement for the area, as sef out in the Fingal
Development Plan 2011 —2017, which seeks to ‘Facilitate opportunities for high density
mixed use employment generating activity and commercial development, and
support the provision of an appropriate quantum of residential development within the
Metro Economic Corridor.’

2. The site is located within the Metro Economic Corridor, an area for which a Local
Area Plan shall be prepared under the current Fingal Development Plan. A grant of
permission for a discount foodstore at this time would pre-determine the outcome of
this Local Area Plan and would prejudice the future development of these lands. A
grant of permission would therefore be considered premature pending the completion
of this LAP, which would be contrary to the proper planning and sustainable
development of the area.

3. Insufficient information has been submitted regarding the foul sewer, surface water
and water supply arrangements for the proposed development. In the absence of
same, the proposed development is considered fo be prejudicial o public health and
contrary to the proper planning and sustainable development of the area.

F12A/0021
This application was refused by Fingal County Council and ultimately refused by An Bord
Pleanala on 30 January 2013 (PLO6F.240482). The application was for a standalone foodstore.

Permission for development of a Licensed Discount Foodstore measuring 1,777 sgq.m. gross floor
space on this site of 0.81 hectares, on which planning permission was previously granted for a
mixed-use development, including a Licensed Discount Foodstore (under Fingal County
Council planning ref. FOBA/0578). The proposed development comprises: the consfruction of
a single storey, mono-pitched roof Licensed Discount Foodstore measuring 1,777 sq.m. gross
floor space with a total net retail sales area of 1,274 sq.m.; the provision of 2 no. building
mounted, 1 no. free standing and 1 no. trolley bay internally illuminated signs, and 2 no. wall
mounted externally illuminated billboard poster signs; the provision of a surface car park
comprising 126 no. car parking spaces and 12 no. cycle parking spaces; the provision of a
vehicular and pedestrian access via the Old Ballymun Road and pedestrian/cycle access via
the road linking the Old and New (R108 Dual Carriageway) Ballymun Road's and the western
entrance to Santry Demesne and Northwood Business Campus; and, the provision of boundary
treatments, hard and soft landscaping, lighting, connections to drainage and water services
and all other ancillary and associated works.

Refusal reasons:

1. The site of the proposed development is located within an area zoned ‘ME’ in the
Fingal County Development Plan 2011-2017 where it is a stated objective of the
Development Plan to ‘facilitate opportunities for high density mixed use employment
generating activity and commercial development, and support the provision of an
appropriate quantum of residential development within the Metro Economic Corridor’.
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