
Cl-Public

HNGAL COUNTY COUNCIL

0 7 JUL 2023

PLANNING REGISTRY

CPC
ATETRATECH COMPANY

MAKING
COMPLEX
EASY

ENVIRONMENTAL IMPACT ASSESSMENT REPORT 
VOLUME 3 (A): APPENDICES
Large-scale Residential Development ‘Swift Square Apartments’

rpsgroup.com



Cl - Public

EIAR VOLUME 3 (A): Appendices

Document status

Version Purpose of document Authored by Reviewed by Approved by Review date

F01 Planning CM/CLG HG HG 03 July 2023

Approval for issue

HG 03 July 2023

© Copyright R P S Group Limited. All rights reserved.

The report has been prepared for the exclusive use of our client and unless otherwise agreed in writing by R P S Group 
Limited no other party may use, make use of or rely on the contents of this report.

The report has been compiled using the resources agreed with the client and in accordance with the scope of work 
agreed with the client. No liability is accepted by R P S Group Limited for any use of this report, other than the purpose 
for which it was prepared.

R P S Group Limited accepts no responsibility for any documents or information supplied to R P S Group Limited by 
others and no legal liability arising from the use by others of opinions or data contained in this report. It is expressly 
stated that no independent verification of any documents or information supplied by others has been made.

R P S Group Limited has used reasonable skill, care and diligence in compiling this report and no warranty is provided as 
to the report’s accuracy.

No part of this report may be copied or reproduced, by any means, without the written permission of R P S Group 
Limited.

Prepared by: Prepared for:

RPS Group Ltd JOM Investments Unlimited Company

Dublin I Cork I Galway Sligo 
rpsgroLp.com

RPS Group limited registered in Ireland Nc 91911 
RPS Consoling Eng nee-s Limited registered in Ireland No 161581 
RPS Planning & Environment Limited registered in Ireland No '60191 
RPS Engineering Services Limited registered in Ireland No 99795 
Tne Registerec office of each of the above companies is West ^ier 
Business Campus Dun Laoghaire Co Djblin A96 N6T7

© o
QUALITY EWKONMfcNI

HEALTH
«. SAFETY

INFORMATION
SECURITY

SO WO UO15
NSAI Certified

ISO 14001:2015
NSAI Certified NSAI Certified NSA lerttftoc

Engineers
Ireland

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

rpsgroup.com Page 1



Cl - Public

Preface
This Volume of the EIAR contains specialists’ technical data and other related reports as set out in the 
below table.

Summary of Appendices in Volume 3 (A)

EIAR VOLUME 3 (A): Appendices

Appendix Title

Append x 2.1 Pre-Planning Consultation Record

Append x 2.2 Formal LRD Meeting Record and LRD Opinion

Append x 6.1 Protected Sites for Nature Conservation in the Vicinity of the Proposed Development

Append x 6.2 Desktop Survey

Append x 6.3 Examples of Valuing Important Ecological Features

Append x 6.4 Biodiversity Policies and Objectives from Fingal Development Plan 2023-2029
Append x 7.1 Ground Investigation Report (August 2022)

Append x 7.2 Waste Classification Report (August 2022)

Append x 10.1 Shadow Study Diagrams

Append x 11.1 CDF Model Details

Append x 14.1 Arboriculture Report

Append x 15.1 Traffic Count Data

Append x 15.2 TRICS Output Data

Append x 15.3 Traffic and Transport Assessment

Append x 17.1 Schools Demand & Concentration Report

Append x 17.2 Social Infrastructure Audit

Note: Appendix 14.2 (Verified Views) is contained in Volume 3 (B) of this EIAR.
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APPENDIX 2.1
Pre-Planning Consultation Records
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Record of Pre-planning meeting as provided for under S.247 of the planning and Development Act
2000 as amended for circa 200 Apartments at

Swift Square Northwood Santrrv

Meeting held - 02/09/2021

FCC Development Team
David Murray Helena Gavin
Hugh O'Neill William Cosgrave
Anette DeKlerk Michael Cosgrave
Niall Thornton Garry Flood
Philp Grobler Hannah Millar

Patrick McNabola
Stephen Manning
simonekfla@gmail.com
Joe Cosgrave

The proposal varies from the existing built character of the area with reference to building line to 
western elevation and setbacks from principle road ways.

shadow analysis required -analysis to demonstrate light to gap between buildings and ADF to lower 
units, Overshadowing of open spaces a concern

detailing north elevation further architectural devises required integration of design with Cedarview 
Housing and Whitehaven to be more clearly demonstrated. Re: Whitehaven proximity to south 
elevation, set back key design element

concerns regarding open space and play provision to be addressed in proposal with particular ref to 
red line

play space provision - open space at adjoining proposed Whitehaven apartments being expanded 
and will be larger, questioned whether this will be within the red line boundary for application, 
advised to contact Gemma Carr.

concern expressed regarding cantilevered corner overhang - it is not a city centre location. Also 
concerned about level of overshadowing and overbearance created by proposal.

Serious concerns expressed about density and over development in the current proposal the quality 
of design for a proposal of 200 units/Ha not evident.

details on social infrastructure, childcare provision schools etc to be submitted in support of the 
proposal;

stated that variation of high quality materials to elevations required to address issues with height of 
blocks

the requirement for a broader wider mix of unit type was discussed, 

applicants to note amendments to Part V - discuss with Housing,

EIAR - prudent to submit and consideration given to cumulative and in combination impacts



pedestrian route in the gap between offices and apartments is a design challenge yet to be 
addressed

concern repeated regarding design aspects of height - different materials can deceive the eye to 
make building look lower, need to give further consideration to materials.

Proposal needs demonstrate compliance with planning guidelines issued under Section 28 of the 
Planning and Development Act 2000, 12 principles of urban design etc.

Transportation Issues

Transportation Section not attending meeting but can contact directly.

Level of car parking to be provided (this part of meeting was not clearly audible) 1 space per unit so 
total 203 no. with 250 no. surface car parking.

Bicycle parking - ABP has used accessibility of bicycle spaces as a reason for refusal parking should be 
close to lift cores

Water Services Section

SUDS design should consider green roof, states that SUDS will be challenging due to size;

pointed out that the water main is close to site's boundary on western side with a 3m separation 
distance;

flooding is not expected but should do a stage 1 flood risk assessment.

The meeting concluded with a discussion regarding the density being very much at the higher end of 
the scale. It was emphasised that in the absence of the highest quality of design and materials the 
proposal could reasonably be considered to be over development of the site.

That a reconsideration of the western and elevations is required.

The impacts of overshadowing on both the proposed units and the spaces are to be taken into 
careful consideration in the final proposal.



Comhairle Contae Fhine Gall An Roinn um Pleanail agus 
Fingal County Council Infrastruchtur Straiteiseach

Planning and Strategic 
Infrastructure Department

LRD - SECTION 247 PRE APPLICATION CONSULTATION NOTES

Pre Application 
Reference number

LRD0012/S 1

Date Of Consultation 24th June 2022
Meeting Location Microsoft Teams
Location Of Site Swift Square, Northwood Avenue, Santry, DUBLIN 9
Prospective
Applicant

JOM Investments Unlimited Company

Prospective
Applicant
Represented By:

Michael Cosgrave (JOM Investments Unlimited)
William Cosgrave COM Investments Unlimited)
Stephen Manning (McCrossan O’Rourke Manning Architects) 
Patrick McNabola (McCrossan O’Rourke Manning Architects) 
Sebastien Mahony (McCrossan O’Rourke Manning Architects) 
Garry Flood (JB Barry Consulting Engineers)
Richard McElligott (McElligott Engineers)
Simone Kennedy (Kevin Fitzpatrick Landscape Architecture) 
Helena Gavin (RPS)
Michael Higgins (RPS)

Fingal County
Council Represented 
by:

Eugenia Thompson - Senior Executive Planner
Marta Durek - Graduate Parks Superintendent
Marina Rennicks - Housing
Philip Grobler - Water Services
Linda Laily - Transport
Annamie Pretorius - Senior Executive Architect
Shane Comaskey - Transport
Mary O’Reilly - Planning Admin

Development
Description

The proposed development comprises 1 98 residential 
apartment units within 3 blocks over basement and podium 
area to accommodate existing surface parking associated with 
Swift Square Office Park and ancillary parking associated with 
the proposed residential development. Other uses proposed 
include a concierge, multifunctional room and gym as part of 
services ancillary to the residential units.

Site Zoning under 
Fingal County
Council
Development Plan

Metro Economic Corridor (ME)

Disclaimer



Please Note that advice, feedback and opinion offered at consultation is given in good 
faith and cannot prejudice the determination of a subsequent planning application in 
accordance with Section 247 of the Planning and Development Act 2000, as amended, 
and in accordance with the provisions of the Planning and Development 
(Amendment) (Large-Scale Residential Development) Bill 2021._________________

FEEDBACK ON PROPOSAL
Planning

• 198 residential apartment units proposed on site (194 two beds & 4 one beds) 
in 3 blocks ranging from 1 -9 storeys in height.

• Whitehaven SHD to the east, Blackwood Square nearby & Cedarview to the 
north.

• Previous overhang discussed at previous pre planning has been eliminated.
• Ramp access to basement & a concierge would be located on southern section 

of site.

Housing
• Part V; current proposal offers 20 units - 1 one bed and 1 9 two bed units.
• The Housing Department requires evidence of Land Purchase. This will 

indicate if 10% or 20% applies for Part V. Current proposal based on 10%.
• FCC require a mix of units to be delivered in line with the County Development 

Plan.
• Studios are not acceptable to meet Part V proposal.
• The Part V proposal must be delivered within the red line boundary.
• Part V must be delivered with each phase of the development.
• Contact must be made with the Housing Department at partv@finqal.ie.
• In terms of Part V, a preference was made to include some adaptable units for 

disabled and elderly tenants, this can be achieved in the 2 bed units by 
combining the 2 bathrooms to allow for 1 larger wheelchair accessible 
bathroom.

Transport
• Parking clarification required. State how many existing parking spaces on site 

and how many would be moved to basement parking. Clarify how many 
spaces currently occupied by office workers - how will these be catered for in 
the new development - will they be moved to the basement?

• 254 surface car parking spaces that were permitted for the Swift Square 
development have to be catered for (lease etc) so will be accommodated in the 
basement.

• Query regarding construction worker car parking - clarify if there is 
construction working parking within the red line boundary

• Stated that temporary construction workers are parking on Whitehaven SHD 
site & office workers currently parking on subject site.

• Confirm number of car parking spaces currently on site and number of spaces 
proposed for new development.



• Recommendation to include planning history and planning reference on 
existing car park.

• In terms of bicycle parking, confirm the total number and whether they are to 
serve residential or office workers- Make this clear.

• Clarify how cyclists get their bicycles down to basement for bicycle parking
• How is the ramp to basement to be designed?
• Outline safety plan for bike and car parking. Will the same access be used for 

both cars and bikes? Set out rationale clearly. Safety for cyclists to be 
considered.

• Confirmation on vehicular access to new basement and existing access.
• New singular proposed ramp access to serve existing and proposed access?
• Cyclist accessibility - confirmation on safety.
• Ensure gradient of ramp is suitable for cyclists.
• Proposal to segregate office and residential parking?
• Note made that the existing car park is busy with office workers.
• How is it proposed to ensure that residents have their spaces protected?
• Detail of bicycle parking - racks or lockable units? CCTV - How is bicycle parking 

going to be attractive and safe to incentivise residents to use it?
• How will the ramp from basement enter the road?
• Detailed traffic impact assessment required.

Contribution for junction upgrade will be required.
Water Services

• Engage with Irish Water to get feedback on pre connection enquiry. If longer 
than 6 months an up-to-date feedback submission is required from Irish 
Water.

• Flood risk assessment required (preliminary assessment undertaken; full 
assessment required).

• Surface water drainage main area of interest. Important to address this 
adequately.

• Podiums provide an opportunity for green roofs. 70% of the proposed 
buildings would have green roofs.

• Existing attenuation tank is north of Gullivers retail; stated adequate capacity 
in this. Calculations to be submitted.

Parks & Green Infrastructure
• Open Space - 1 0% of site area required. Note the red line splits a proposed 

open space with play provision shown outside the red line. It is advised that 
the open space is included as a whole in order to provide the required play 
provision. Can the applicant also clarify is the proposed OS on a podium over a 
car park (similar to communal spaces).

• Play Provision - based on Design Standards for New Apartments. 200-400m2 
per lOOno. 2 bed apartments therefore approximately 800m2 required. This 
can be partly provided on-site (toddlers & natural play) and partly contribution 
in lieu - as per Fingal’s play policy.

• Landscaping - detailed plan required, tree species, sizes & quantities, 
constructed tree pit designs in margins less than 1.4m wide verges.

• Taking-in-charge - Parks consider that the open spaces as more suited to
private mgmt. company (as it will be between 2 apartment block schemes). 
However, a TIC drawing to show areas for private & Council maintenance (if 
any).



Architects
• Confirm materials to be used to break the mass and scale.
• Proposed height & scale of blocks towards existing two-storey houses to the 

north raises concern.
• Separation distances to nearby houses concerning.
• Advised to have regard to existing residential amenity of two-storey dwellings to 

the north; reduction in height may be required facing existing dwellings.
• 5-storey height proposed to face the two-storey houses (21 metre separation 

distance). ABP commentary from previous tripartite for Whitehaven SHD 
discussed in relation to impact on existing two-storey houses.

• Proposed balconies on northern elevation to be recessed. Balconies to be 
revised to face west instead of north.

• Advised to also plant trees along northern boundary to screen proposed 
apartments.

• Sunlight/daylight analysis to be submitted.
• Southern elevation of 3 blocks appears monotonous; agreed to revise to 

create greater visual interest; use variety of materials to tie into the 3 blocks as 
a feature.

• Look at a variety of materials to use, possibility of the middle block looking 
different to Block 1 and 3. Try to make it visually interesting, e.g., brick 
detailing, something interesting to break it up.

Closing Comment
• Further meeting would be required to address & clarify the issues raised 

before Stage 2 of the LRD process.



Comhairle Contae Fhine Gall An Roinn um Pleanail agus 
Fingal County Council Infrastruchtur Straiteiseach

Planning and Strategic 
Infrastructure Department

LRD - SECTION 247 PRE APPLICATION CONSULTATION NOTES

Pre Application 
Reference number

LRD0012/S1 - Second Consultation Request

Date Of Consultation 01.09.2022
Meeting Location Microsoft Teams
Location Of Site Swift Square, Northwood Avenue, Santry, DUBLIN 9
Prospective
Applicant

JOM Investments Unlimited Company

Prospective
Applicant
Represented By:

Michael Cosgrave (JOM Investments Unlimited
William Cosgrave ()OM Investments
Unlimited)
Stephen Manning (McCrossan O'Rourke Manning
Architects)
Patrick McNabola (McCrossan O'Rourke Manning
Architects)
Garry Flood (JB Barry Consulting Engineers)

Simone Kennedy (Kevin Fitzpatrick Landscape
Architecture)
Michael Higgins (RPS Planner)

Fingal County
Council Represented 
by:

Malachy Bradley Senior Planner
Eugenia Thompson Senior Executive Planner
Aoife Dunne - Part V Housing
Suzanne Mathews - Part V Housing
Marina Rennicks - Senior Staff Officer Housing
Philip Grobler - Executive Engineer Water Services
Linda Lally - Senior Executive Engineer Transportation
Shane Comaskey- Executive Engineer Transportation 
Annamarie Meagher - Executive Parks Superintendent
Annamie Pretorius - Senior Executive Architect
Niall Kelly - Development Management Administration

Development
Description

The proposed development generally consists of 198 no. 
residential units within 3 no. apartment blocks over a 
basement and podium area to accommodate existing surface 
parking associated with Swift Square Office Park and ancillary 
parking associated with the proposed residential 
development. Other uses proposed include a concierge,



multifunctional room and gym as part of services ancillary to 
the residential units.

Site Zoning under 
Fingal County
Council
Development Plan

ME - Metro Economic Corridor

Disclaimer
Please Note that advice, feedback and opinion offered at consultation is given in good 
faith and cannot prejudice the determination of a subsequent planning application in 
accordance with Section 247 of the Planning and Development Act 2000, as amended, 
and in accordance with the provisions of the Planning and Development 
(Amendment) (Large-Scale Residential Development) Bill 2021.____________________

FEEDBACK ON PROPOSAL

Housing:
• Applicant or Agent are required to make direct contact with partv@fingal.ie 

regarding Part v proposal before the next meeting occurs. Advised to ensure 
that enough time is allowed for FCC Part V team to review and assess any 
proposals.

• Applicant should submit evidence of land purchase date to determine Part V 
obligation.

• The Part V section will issue Validation Letter once contact has been made and 
agreement in principle has been reached.

• Fingal County Council would prefer units to be pepper potted throughout the 
development. If applicant is offering ground floor units, FCC would seek level 
access showers on that level only. Fingal County Council would prefer to see 
ensuite bathrooms reinstated as per previous drawings submitted for first 
S247 request.

Planning:
• Proposed LRD development would need to accord with FCC Development Plan 

standards.
• Part V provision; contact by Cosgraves should be made directly with Part V team 

in Housing Dept; evidence of 10% required. Confusion regarding amendments 
to bathrooms to provide larger accessible bathrooms; all ensuites seem to have 
been omitted which is not what was requested. All Part V units indicated in 
Block 3; preferable that these be pepperpotted. Stated that ensuites can be 
reinstated and ground floor provision of shower/bathroom requirements can 
be addressed.


