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Figure 5-5: MetroLink route (indicative location of subject site)
Source: MetroLink.ie.

It is to be noted that the location of the planned Northwood MetroUnk Station is c. 450m to the west of the 
subject site at the Northwood Avenue/R108 junction. This can be seen in Figure 5-6 below.

MetroUnk will be similar to the Luas in operation but will enjoy complete priority along its route, allowing for 
increased frequency of service with a tram expected every 2 minutes during peak periods. Dependent on the 
outcome of the planning and procurement processes, construction of MetroLink is earmarked to commence 
in 2025 with a view to operation in the early 2030s.

Having regard to the above, it is evident that the subject site is located within a developing mixed-use 
community which will benefit from excellent metro and bus public transport linkages.
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Figure 5-6: MetroLink Northwood Station (Indicative location of subject site)
Source: MetroLink.ie. Annotations by RPS

5.4.2 Landscape and Visual
The subject lands are located on the north side of Northwood Avenue and currently comprise a surface car 
park associated with Swift Square Office Park, and part of a temporary car park facilitating construction 
works at Blackwood Square development (Ref. ABP-306075-19).

The tree cover on site is young, planted as part of the Swift Square Office Park development. As a result of 
this, all of the trees are under 6m in height and, although healthy and sustainable, offer no screening value 
or visual presence in the wider landscape.

Due to the nature of the main site and its surrounding development, the site is generally flat. The site falls by 
approximately 0.5m from northwest to southeast over approximately 179m.

The site is primarily visible from the local access road running along the west of the site; however, existing 
trees and ornamental planting provide prominent screening. Part of the subject site is also visible from 
Cedarview to the north and Santry Sports Surgery to the east. Views of the land from the south along 
Northwood Avenue are mostly screened by built development and trees in the local landscape. The site is 
not visible from locations in the wider landscape due to the flat nature of the topography, the scale of the 
local built development, and the significant number of trees in the area.

A Landscape and Visual Assessment has been undertaken, and details are included in Chapter 14 
(Landscape and Visual) of Volume 2 of this EIAR.

5.4.3 Cultural Heritage
There are no previously identified individual sites of archaeological interest located within the site of the 
proposed development.

There are no structures listed in the Record of Protected Structures (RPS) of the Fingal Development Plan 
as being located within the subject site.

5.4.4 Ecological
There are no European sites within or adjacent to the proposed development site.

The subject lands within the site are characterised as the following habitats in accordance with Fossitt 
(2000):

• Buildings and artificial surfaces (BL3);

• Amenity grassland (improved) (GA2);
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• Ornamental / non-native shrub (WS3); and

• Ornamental / non-native shrub (WS3) / Hedgerows (WL1) mosaic.

Surveys confirmed that there are no Annex I habitats within or adjacent to the proposed development site. 
The surrounding lands are largely residential and commercial in nature.

Further detail on designated sites, habitats, flora, and fauna are provided in Chapter 6 (Biodiversity) of 
Volume 2 of this EIAR.

5.4.5 Trees and Hedgerow
The proposed development will result in the loss of all existing trees and associated vegetation.

The tree population associated with the main site is predominantly young, with a clear majority being less 
than 20 years old, with planting periods ranging from circa 2008 for the largest specimens through to circa 
2019 for the smallest. None of the trees exceeds 6.00m in height, and a majority being in the order of 4.50 to 
5.00m. The species encountered include Oak, Horse Chestnut, Lime, Beech, Himalayan Birch, together with 
significant plantings of Hornbeam.

While many of the trees associated with the site are of broadly good condition, some are not. This is 
particularly the case regarding the remnant of an earlier planting associated with the proposed temporary 
parking area to the northwest of the main site. Here, many trees are damaged, and all have been extensively 
disturbed by prior attenuation works. The trees associated with this area offer little sustainability.

To the east of the subject site, four trees have been previously nominated for removal under a separate 
planning application for Whitehaven development (Ref. ABP-313317-22), which has been recently permitted.

An Arboricultural Report and associated drawings prepared by Tree File Ltd are submitted with the 
application documentation.

5.4.6 Services and Utilities

5.4.6.1 Potable Water Supply
The existing 200mm watermain is located on the access road to the west of the proposed development. This 
200mm watermain is supplied from the existing 600mm North Fringe Watermain located along Northwood 
Avenue. The existing 600mm North Fringe Watermain is located along Northwood Avenue. The North Fringe 
Watermain is a key trunk watermain laid along the North Fringe from Cappagh Cross to Baldoyle. It is 
supplied from the Leixlip Water Treatment Plant via the Ballycoolin Reservoir and the High-Level Water 
Tower at Sillogue. The Ringsend Plant is currently being upgraded from a Population Equivalent (PE) of 1.6 
Million to 2.4 million PE. A Confirmation of Feasibility (reference CDS22005482) was received on 9th August 
2022 that water wastewater infrastructure could cater for the proposed development. Also, a Design 
Acceptance (reference CDS22005482) was received on 4th April 2023.

5.4.6.2 Wastewater Services
The existing 225mm foul sewer runs along the access road to the west of the proposed development. This 
sewer is connected to the North Fringe Sewer at the junction of the access road east of the site with 
Northwood Avenue.

The North Fringe Sewer is a Major trunk sewer that runs east from Ballymun/Santry to Balboyle. At Baldoyle 
the sewer is laid in a south-easterly direction to Sutton Pumping Station. The Sutton Pumping Station is 
connected via submarine pipeline to the Wastewater Treatment Plant at Ringsend.

5.4.6.3 Electricity & Gas
Currently on the subject site there is not a live electrical or gas supply. There are high and low pressure gas 
mains adjoining the development and a single supply may be taken off these to support a centralised heating 
solution. There have been a number of developments adjacent to the subject site that have result in a robust 
ESB network in place. There are ESB sub stations at the Sports Clinic, the Swift Square Office Park blocks 
and the Bridgefield, and Blackwood apartment schemes, to the west, have dedicated sub stations. From 
previous work undertaken in the area ESB Networks have been advised on the future potential development 
in the locality.

rpsgroup.comK a K Page 49

MH21009 | Large-scale Residential Development Swift Square Apartments | F01 | July 2023



EIAR VOLUME 2: Main Text

5.4.6.4 Telecommunications
Both Virgin and Eir have robust fibre networks in the area and adjacent to the site. There is also to potential 
to use the Siro service, which is a joint utility provided by the ESB and Vodafone as a broadband offering. 
Regardless of the final services availed of on site we will be delivering a fibre into the home solution which 
will maximise the conductivity of the units.

5.5 Proposed Development

5.5.1 Vision

The vision for the development of the subject lands is to provide a high-quality residential development that 
promotes sustainability, a connected and legible movement network, as well as high-quality and usable 
public spaces that fully accord with the policies and objectives of the Fingal Development Plan. To achieve 
this vision, a set of guiding development principles have been set for the lands, which include:

• Optimise the location of the site by providing a well-connected, permeable built environment that 
establishes a clear urban structure linking the development with surrounding uses;

• Provide well landscaped public realm that integrates existing vegetation where possible and promotes 
opportunities for active and passive recreation while ensuring that the majority of residential units have 
a relationship with open space areas and the public realm;

• Provide unit sizes that enable further housing choices for future residents of Northwood while supporting 
a sustainable and diverse community; and

• Integrate sustainable development principles into the design and management of the development.

5.5.2 Proposed Site Layout

A site layout has been prepared by McCrossan O’Rourke Manning (MCORM) Architects for the subject site 
within the context of this part of Northwood. The site layout is illustrated in Figure 5-7 and Figure 5-8.
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Figure 5-7: Site Plan - General
Source: McCrossan O'Rourke Manning Architects (scaled version included with the application package)
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Figure 5-8: Site Plan - Main Site
Source: McCrossan O'Rourke Manning Architects (scaled version included with the application package)

The subject site is an underutilised urban site, strategically located within the M50, easily accessed via the 
Ballymun Road (R108), Santry Avenue (R104), Swords Road (R132), and the M50 on land zoned to 
accommodate residential uses close to a good range of supporting services within Santry and Ballymun 
including schools, community facilities, local services, and retail uses.

The subject site is located within the wider area of Northwood adjacent to several existing employment 
areas, including Swift Square Office Park, Northwood Business Campus, and Sports Surgery Clinic. The site 
is also well located with Dublin Airport, and General Employment (GE) zoned lands just north of the M50 and 
well-linked to Dublin’s city centre.

Integral to the design is the creation of a sense of place and distinct character, which is achieved through the 
integration of existing remnant trees into the overall site layout while also providing permeability, 
connectivity, and legibility with adjoining uses. This portion of the overall lands developed by the applicant 
will connect into the existing and permitted hierarchy of pathways, public realm, residential zones, 
employment zones and recreational open spaces.

5.5.3 Proposed Development
The prospective LRD applicant is seeking planning permission to broaden the use mix of the site to include 
residential uses. The proposed development will consist of site clearance and removal of all existing 
structures on site ancillary to the existing surface car parking and the construction of a residential 
development comprising 3 no. apartment blocks comprising 192 no. apartment units to include 4 no. 1- 
bedroom units and 188 no. 2-bedroom units, shared residential services (concierge, multifunction unit and 
gymnasium), and open amenity spaces over a basement.
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The apartment blocks are to be constructed above a basement level and a partially shared podium structure 
(undercroft at ground-level), comprising:

• Block 1, ranging in height from 4-9 storeys, will contain 64 no. apartment units consisting of 1 no. 1- 
bedroom unit, 63 no. 2-bedroom units with a concierge space (c. 158.2 sq.m) at ground-floor level with 
associated communal open spaces at podium level;

• Block 2, ranging in height from 4-9 storeys, will contain 62 no. apartment units consisting of 2 no. 1- 
bedroom unit, 60 no. 2-bedroom units with a multifunction area (c. 167.8 sq.m) at ground-floor level with 
associated communal open spaces at podium level; and,

• Block 3, ranging in height from 4-9 storeys, will contain 66 no. apartment units consisting of 1 no. 1- 
bedroom unit, 65 no. 2-bedroom with associated communal open spaces at podium level.

• The proposed development will also provide the following:

180 no. car parking spaces for residents, consisting of 146 no. spaces at the new basement level 
(incl. 1 no. disabled space) and 34 no. spaces at ground-floor level (undercroft) (incl. 1 no. disabled 
space);

12 no. car parking spaces for visitors (incl. 1 no. disabled space and 2 no. car-sharing parking 
spaces at surface level);

Relocation of permitted 254 no. car parking spaces catering for Swift Square Office Park personnel, 
consisting of 214 no. spaces at the new basement level (incl. 1 disabled space) and 40 no. spaces at 
ground-floor level (undercroft);

33 no. motorcycle parking spaces, including 28 no. spaces at the basement level and 5 no. spaces 
at ground-floor level (undercroft);

392 no. bicycle parking spaces for residents distributed across 4 no. secure cycle store areas at 
ground-level (undercroft), and 100 no. bicycle parking spaces for visitors at surface level;

30 no. sheltered bicycle parking spaces at street level for Swift Square Office Park personnel;

a new vehicular access ramp to the new basement level;

communal and public open spaces, including play areas;

private open space to apartments in the form of terraces and balconies;

an ancillary residential gymnasium space (c. 89.7 sq.m) at ground-floor level (undercroft) between 
Block 1 and Block 2;

site clearance and removal of all existing structures on site ancillary to the existing surface car 
parking;

provision of a temporary car parking area and, a construction access from Northwood Avenue to be 
removed on completion of the proposed works; and,

all associated plant, drainage arrangements, works to facilitate utility connections, boundary 
treatment, landscaping, public lighting, refuse storage, vehicle, pedestrian and bicycle access, 
construction compounds and site development works.

The principal development statistics of the proposal are shown in Table 5.1. 

Table 5.1: Key Site Statistics

Description Detail |

General

Site Area (Red Line Boundary)6 1.919 ha

Net Site Area 1.135 ha
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Description Detail

Overall GFA 19,959.70 sq.m.

Dual Aspect Units 70.83% (136 units)

Plot Ratio (Gross & Net) 1.04 (gross) and 1.76 (net)

Net Site Coverage 44.37% (including undercroft parking area)

Density (Gross & Net) 100 units per hectare (gross) and 169 units per hectare (net)

Apartments (Combined)

1-bedroom unit 4 no.

2-bedroom unit 188 no.

Total 192 no. apartment units

Block 1

1-bedroom unit 1 no.

2-bedroom unit 63 no.

Total 64 no. apartments in Block 1

Block 2

1-bedroom unit 2 no.

2-bedroom unit 60 no.

Total 62 no. apartments in Block 2

Block 3

1-bedroom unit 1 no.

2-bedroom unit 65 no.

Total 66 no. apartments in Block 3

Car Parking

Basement Level 146 no. for residents

214 no. for office users

Subtotal: 360 no. car parking spaces at Basement Level

Ground-level undercroft 34 no. for residents

40 no. for office users

Subtotal: 74 no. car parking spaces at Undercroft (Ground-level)

Surface Level 12 no. car parking spaces

Total 446 no. car parking spaces

Motorcycle Parking Spaces

Basement Level 28 no.

Ground-level undercroft 5 no.

Surface Level 0 no.
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Description Detail

Total 33 no. motorcycle parking spaces

Bicycle Parking

Basement Level 0 no.

Ground-level undercroft 392 no. bicycle parking spaces for residents

Surface Level 100 no. bicycle parking spaces for residents and visitors

Office users 30 no. bicycle parking spaces for Swift Square Office Park personnel

Total 522 no. bicycle parking spaces

Other Facilities

Concierge 158.2 sq.m.

Multi-functional Area 167.8 sq.m

Gym 89.7 sq.m.

Public Open Space 3,369 sq.m

Communal Open Space 1,600 sq.m.

Car club / share spaces 2 no.spaces

Source: Architectural Design Statement and Housing Quality Assessment (application documentation)

5.5.4 Proposed Residential Use

The development will include the construction of 3 no. apartment blocks with a combined total of 192 no. 
apartment units. All proposed apartments are provided with private balcony / terrace. A summary of unit 
sizes within each block is provided in Table 5.2.

Table 5.2: Schedule of Areas

Schedule of Apartment Units and Areas

Block 1 No. of Units Area

1 Bed 1 61.8 sq.m

2 Bed 63 80.9 - 99.7 sq.m

Block 2 No. of Units Area

1 Bed 2 64.3 - 65.1 sq.m

2 Bed 60 80.9 - 99.7 sq.m

Block 3 No. of Units Area

1 Bed 1 64.3 sq.m

2 Bed 65 80.9 - 99.7 sq.m

Source: Architectural Design Statement and Housing Quality Assessment (application documentation)
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