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1.0

INTRODUCTION

1.1

The pre-application consultation opinion from An Bord Pleanála (ABP) in relation to the proposed
residential development of 192 no. apartments, crèche and associated site works at Balroy House,
Carpenterstown Road, Castleknock, Dublin 15, was received on 1st July 2019, case reference:
ABP-304386-19 (the “Opinion”).

1.2

proposed scheme. The applicant is advised to consult with the relevant Childcare Committee in
relation to this matter prior to the submission of any application.
8. Assessment of the capacity of schools in the area.
1.5

The Opinion states that ABP ‘is of the opinion that the documents submitted with the request to
enter into consultations constitute a reasonable basis for an application for strategic housing
development’.

1.3

The Opinion further states that, pursuant to article 285(5)(b) of the Planning & Development
(Strategic Housing Development) Regulations 2017, the prospective applicant is notified that the
following specific information should be submitted with any application for permission:

1.4

The pre-application consultation opinion from An Bord Pleanála states pursuant to Article
285(5)(b) that the following specific information should be submitted with any application for
permission:

A detailed response to each of the points raised above has been provided within this response
report and has been included as part of the planning application documentation.

Figure 1.1 – Overall Landscape Masterplan

1. Photomontages, Cross sections, Visual impact analysis, Shadow analysis, and Landscaping
detail, to indicate potential on visual and residential amenities of adjoining residential sites, on
Diswellstown Way and on the wider area to include 3D visualisation of the scheme.
2. Tree Survey, Arboricultural Assessment and landscaping proposals to address; impacts on
existing trees at the site and in its vicinity; the quantity, type and location of all proposed hard and
soft landscaping; boundary treatments and the provision of a high quality public realm for
residents of the scheme and as a contribution to the amenities of the area. The proposed
landscaping scheme shall be integrated with parking, roads and access proposals and detailed
SUDS measures.
3. Daylight/Sunlight analysis, showing an acceptable level of residential amenity for future
occupiers of the proposed development, which includes details on the standards achieved within
the proposed residential units, in private and shared open space, and in public areas within the
development.
4. Traffic and Transport Impact Assessment to consider the issues raised in the report of Fingal
County Council Transportation Planning Section, as contained in Appendix B of the Chief
Executive Report dated 29th May 2019.
5. Rationale for the proposed car and cycle parking provision with regard to the standards set out
in Chapter 12 of the Fingal County Development Plan 2017-2023 and the Sustainable Urban
Housing: Design Standards for New Apartments, Guidelines for Planning Authorities, to include:
(i) evidence-based data from comparable developments in similar geographical locations to justify
the proposed car and cycle parking provision; (ii) details of car and cycle parking management
measures and the provision of visitor parking and (iii) a Mobility Management Plan.

Source: Bernard Seymore Landscape Architects

6. Additional drainage details having regard to the report of Fingal County Council Water Services,
as contained in Appendix B of the Chief Executive Report dated 29th May 2019.
7. Rationale for proposed childcare provision with regard to, inter alia, the 'Childcare Facilities
Guidelines for Planning Authorities', circular letter PL 3/2016, and the 'Sustainable Urban Housing
Design Standards for New Apartments - Guidelines for Planning Authorities' (2018), to provide
details of existing childcare facilities in the area and demand for childcare provision within the
John Spain Associates
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2.0

STATEMENT OF RESPONSE TO SPECIFIC INFORMATION REQUIRED

2.1

In light of the Board’s Opinion noting that the proposals constitute a ‘reasonable basis for an
application’, the applicant has made minor changes to the scheme now submitted. These have
taken into consideration the Board’s Opinion, the Inspector’s Report and the submission of Fingal
County Council and have sought to refine and improve the proposals.

2.1

Further consultation with the Planning Authority has taken place in respect of the northern
boundary of the site and design amended to reflect this. This includes a proposed bicycle lane in
compliance with Development Plan objectives. This has resulted in a slightly reduced quantum of
car parking and redesigned landscaping. These changes are discussed in greater detail in the
accompanying Statement of Consistency.

2.2

The following sets out how the applicant has addressed the Board’s request for additional
information in respect of the proposed development.

2.1
2.3

Figure 2.1 – Section to Diswellstown located to the south

Item no. 1 – Photomontages
Item no. 1 seeks:
“1. Photomontages, Cross sections, Visual impact analysis, Shadow analysis, and Landscaping
detail, to indicate potential on visual and residential amenities of adjoining residential sites, on
Diswellstown Way and on the wider area to include 3D visualisation of the scheme.

2.1.1

Photomontages

2.4

Further to the Board’s Opinion, photomontages (prepared by GNet – 3D) have been included with
the application, noting the likely appearance of the development from a range of viewpoints within
the surrounding urban environment, including from adjoining residential sites, on Diswellstown
Way and the surrounding areas.

2.1.2

Cross Sections

2.5

Cross sections of the proposed scheme are provided with the accompanying architectural
drawings by De Blacam & Meagher. Development cross section drawings are enclosed as follows:
•
•
•
•
•

2.6

Source: Drawing no. APA038 – DEBM Architects
Figure 2.2 – Southern Boundary

APA034 – Proposed Section AA
APA037 – Proposed Section BB
APA026 – Proposed Section DD and EE
APA027 – South Boundary Plans
APA038 – Sections to Southern Boundary

Cross sections included provide a range of analysis detailing the overall proposed scheme. It is
considered that the drawings provided respond appropriately to the content of the ABP Opinion in
this respect.

Source: Drawing no. APA027 – DEBM Architects

2.7

John Spain Associates

2

It is noted the scheme was amended in response to the discussions undertaken with Fingal County
Council during pre-planning meetings, whereby the separation distances to the south and east
were increased. To the east, the entrance to the basement was moved from the eastern boundary
towards the centre of the site so as to retain the trees along the boundary. The separation distance
from the eastern boundary was increased to 13.6m (from 12.6m) for Block E. In addition, the
Planning & Development Consultants
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2.1.2.4 Eastern Boundary

scheme steps down to 3 storeys along the southern boundary and the 5 no. storey element is
located c. 36 m from Block C, approximately 32 m from Block D, and 40m from Block E, (to the
rear of the houses in Diswellstown).
2.8

In response to commentary from Fingal County Council the scheme included internal setbacks to
central garden space, thus ensuring better residential amenity and preventing over-looking into
neighbouring properties whilst ensuring good daylight levels within proposed apartments.

2.9

Further set-backs were added to Blocks C and D on southern boundary with removal of 4 units
from the scheme. The Distances to physical boundary to the south are between 12m and 24
metres on southern blocks at ground floor level. The distance between the rear façade of the
dwellings in Diswellstown to the 2nd floor façade in Blocks C, D and E is 36m, 32.3m and 40m
respectively.

2.10

2.11

•
•
•
•
•
•
•

2.1.2.5 Western Boundary
•

It is noted Southern roof terraces in blocks C and D are for maintenance access only. Planters
soften the edge of buildings and provide further screening for the benefit of the Diswellstown
housing to the south.

•
•

The following is the design response to the boundaries and the protection of the existing residential
amenity (as set out in the DEBM Architectural Design Statement):

•
•

2.1.2.1 Designing out overlooking
•

Studies have been carried out to assess the impact on the Disfied House to the east of blocks
A and E.
This house is orientated North-South resulting in no principle windows facing Blocks A and E.
Blocks A and B have been deliberately placed to not be directly opposite Disfield House.
The existing boundary has a ditch and trees providing dense screening between the two.
Trees are to be retained.
Separation distances to closest gable end of Disfield House are:
Block E ground-2nd floor 34m, 3rd- 4th floor 38m
Block A, at closest point 50m

Ground floor windows- no overlooking due to boundary wall and hedge, balconies face
east/west m 1st and 2nd floor- floor plan altered so principle windows and balconies face
east/west, balcony screens opaque glass 3rd and 4th floor- building steps back to increase
distance- windows/balcony screens opaque glass- maintenance access only to roof at 3rd
floor, green roof and planting.

Studies have been carried out to assess the impact on Winterwood house to the west of Block
C.
This house is orientated North-South resulting in no principle windows facing Block C.
There is currently a hedge and very tall tree boundary resulting in little/ no visibility between
the two.
The trees are to be retained.
Separation distances to closest gable end of Winterwood House Block A at closest point 64m

2.1.3

Landscape and Visual Impact Analysis

2.12

It is noted that the subject site is located within the River Valley and Canal Landscape Character
Type which is considered to have a high landscape value and high landscape sensitivity. The
proposals are accompanied by a Landscape and Visual Impact Assessment prepared by
Macroworks, which analyses the likely visual appearance of the proposed development from a
number of viewpoints within the surrounding environment.

2.13

The scale and design of the development has been carefully considered to retain and utilise the
existing natural woodland features at the site and optimise screening from trees, whilst
incorporating additional features within the proposed landscaping scheme. The layout and siting
of the buildings on site has been carefully developed in order to preserve the amenity of adjoining
residential development and respect the nature of the landscape in which the scheme is located.

2.14

It is also highlighted that there are a number of residential developments located to the south and
west, located within the River Valley and Canal Landscape Character area, such as Diswellstown.
As such it is considered that the introduction of a high-quality apartment scheme on a large infill
site will not detract from the visual amenity of the River Valley.

2.15

We refer the Board to the enclosed LVIA prepared by Macroworks, which states that:

2.1.2.2 Separation distances to Diswellstown housing
•
•
•

Block C - Ground-2nd floor 26m, 3rd- 4th floor 35m
Block D - Ground-2nd floor 26.3m, 3rd- 4th floor 35m
Block E - Ground-2nd floor 39.9m, 3rd- 4th floor 42m

2.1.2.3 Northern Boundary
•

Studies have been carried out to assess the impact on the Cottonwwod and Park Manor
Housing to the north of Blocks A and B.

•

These houses have an east-west orientation with no principle windows facing to the south
towards the proposed scheme Blocks A and B.

•
•
•
•

The existing hedgerow, trees and road all provide a buffer between the scheme and both
housing schemes.
Separation distances to Cottonwood and Park Manor housing
Block A 36m to gable end of closest Cottonwood house
Block B 39m to gable end of closest Park Manor house

John Spain Associates

“Overall, it is considered that the proposed development is an appropriate addition to the urban
fabric of west Dublin and that it will not result in significant visual impacts in the context of the
Liffey High Sensitivity Landscape designation or for receptors within its immediate context.”
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2.1.4

Shadow Analysis

2.16

We refer the Board to the ‘Daylight and Overshadow Assessment’ report prepared by Geraghty
Energy Consultants. The report notes that the garden areas of the existing neighbouring dwellings
were assessed for potential overshadowing. Five dwellings in total were assessed including four
houses at the north and one house at the west of the proposed scheme.

2.17

Appendix D of the Geraghty Energy Consultants report provides detail of the Suncast images.

2.18

The report concludes that:

significant trees of high amenity or conservation value are to be found within the site and
consequently none will be removed to facilitate the new development’. (our emphasis)

“Overshadowing from the proposed scheme has been considered and it is not likely to have a
negative impact on the neighbouring residential properties. Digital models were created to
represent the physical layout of the proposed development including all new buildings and
neighbouring dwellings.”
2.1.5

Landscaping Detail

2.2

Landscaping proposals within the development are detailed within the accompanying drawings
and report by Bernard Seymour Landscape Architects. The drawings and report provide a
comprehensive description of the proposed landscaping on site. This includes a natural play area
at ground level located between the apartment blocks at the centre of the site. The play area
includes natural mulch ground cover and play equipment.

2.3

As demonstrated in the Arboricultural Assessment and set out below the majority of the existing
trees have been retained along the northern and southern boundaries.

2.2

Item no. 2 – Tree Survey – Arboricultural Assessment and Landscaping Proposals

2.19

Item no. 2 seeks:

2.6

The tree protection plan includes a root protection area where works will not occur, protecting the
trees. All tree protection measures will be put in place before demolition or construction work
commences.

2.7

It is noted the Arboricultural Assessment confirms that trees outside of the site area will not be
impacted by the proposed scheme at construction or operational phases.

2.8

A total of 163 individual trees were assessed as part of the survey fieldwork; of these none were
category A (high value), 50 no. (30%) were category B tree (moderate value), and 106 (65%) trees
were category C trees (low value) and 9 trees (5.5%) were classed as category U (<10 years
ULE). The 3 tree groups and 5 hedges in the schedule were graded category C.
Figure 2.3 – Extract from the Tree Protection Plan

“2. Tree Survey, Arboricultural Assessment and landscaping proposals to address; impacts on
existing trees at the site and in its vicinity; the quantity, type and location of all proposed hard and
soft landscaping; boundary treatments and the provision of a high quality public realm for
residents of the scheme and as a contribution to the amenities of the area. The proposed
landscaping scheme shall be integrated with parking, roads and access proposals and detailed
SUDS measures.
2.2.1

Arboricultural Assessment – Impact on existing trees at the site and its vicinity

2.4

A detailed Tree Survey Report has been prepared by Independent Tree Surveys and has informed
the site wide landscape design for the proposed scheme. The retention of the existing significant
linear group of mature trees in the centre of the site has formed a central component of the design
of the proposal and the landscape scheme (See extract from the Tree protection Plan below).

2.5

The five proposed buildings are designed and sited around the retention of these mature trees
forming a central amenity space and core component of the scheme. It is also noted that the
proposed basement is located under buildings C, D and E to the south of the site, again to ensure
the retention of the trees. The report states that;
‘All of the trees being removed have been either planted into the garden of the existing house as
it was landscaped, or have established themselves through natural regeneration. No large old

John Spain Associates

Source: Independent Tree Surveys
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2.9

In summary a total of 79 trees and 2 hedges will be removed to facilitate the new development;
this includes 25 category B trees of moderate value, 49 category C trees of low value and 5
category U trees unsuited to long-term retention. The 2 hedges are both category C (low value).

2.10

The Arboricultural Report notes that:

Figure 2.4 – View of proposed development between Blocks C and D looking northwards

“All of the trees being removed have been either planted into the garden of the existing house as
it was landscaped, or have established themselves through natural regeneration. No large old
significant trees of high amenity or conservation value are to be found within the site and
consequently none will be removed to facilitate the new development.
Significant new tree planting will be undertaken on the site as part of the landscape works to
complete the new development; these new trees will help mitigate the loss of the trees removed
to make space for the development.”
2.2.2

Landscaping Proposals – Proposed Hard and Soft Landscaping
(i) the quantity, type and location of all proposed hard and soft landscaping

2.11

The proposal is accompanied by a Landscape Design Statement prepared by Bernard Seymour
Landscape Architects. The Design Statement includes details of the hard and soft landscaping
through-out the scheme. This includes low level ground cover planting beneath trees (to avoid
cutting) with stepped, grass paving also proposed to avoid impact on the trees.

2.2.3

The provision of a high-quality public realm

2.12

Landscaping proposals within the development are detailed within the accompanying drawings
and report by Bernard Seymour Landscape Architects, which demonstrate the provision of a highquality usable public realm for the future residents.

2.13

2.14

Informal ‘gathering spaces’ or meeting areas have been created between blocks B and C. These
spaces include areas of informal seating, art work, grassing, low level planters and shrubbery as
well as significant tree planting of species which allow high levels of light penetration to ground
level to attract usage throughout the year. Permeable surfaces and a mix of permeable finishes
will act to encourage time spent in these areas by residents. The courtyards have been designed
to benefit from the orientation of the site and the layout of the blocks facing west/south-west in
order to capture significant amounts of sunlight.

John Spain Associates
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The proposed landscaping scheme has been developed and informed through pre-application
meetings and discussions with Fingal County Council and is detailed further within the
accompanying Landscaping Design Statement prepared by Bernard Seymour Landscape
Architects.

Planning & Development Consultants
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Figure 2.6 – Proposed (northern) Boundary Planting

Figure 2.5 – View of proposed development looking southwards to central garden between
Blocks A and B

Source: Bernard Seymour Landscape Architects

2.17

South, East and West: The existing Category A trees on south, east and western boundaries are
to be retained and protected. There is an existing hedgerow on the boundary of the site which will
also be retained. Tree protection planting will be maintained around the trees during the course
of construction.
Figure 2.7 – Proposed (southern) Boundary Planting

2.2.4

Boundary Treatments and Integration with parking, access and SuDS
Boundary treatments

2.15

2.16

The boundaries are secured with existing and new hedgerows. The southern boundary to the
Diswellstown housing development is secured with an existing blockwork wall, which will remain
in situ.

Source: Bernard Seymour Landscape Architects

2.18

North: The existing Category A trees on the northern boundary of the site are to be retained and
protected during construction. As indicated on the tree protection plan (above) protective fencing
is proposed around these trees during the construction phase of the scheme. The image below
indicates that these trees will be infilled with native planting to reinforce this natural boundary.

Specific SuDS Measures Proposed – Integration with Parking and Landscaping
2.19

John Spain Associates

Where current gaps in the boundary exist, additional planting of semi-mature native trees will be
undertaken. The eastern and western boundaries will also be subject to additional planting as
indicated on the Landscape Masterplan, prepared by BSLA.

6

The proposed development is to contain the following measures of Sustainable Drainage Systems
(as set out in the OCSC Engineering Services Report):
•

Limiting discharge. The design outflow from the overall development is to be restricted to
the equivalent greenfield runoff.

•

Pervious Paving, in the form of porous asphalt, or similar approved, is to be provided for all
external car parking, which will have a layer of permeable drainage stone underneath for
further attenuation.

•

Attenuation Storage will be provided using underground proprietary cellular storage units,
located at strategic locations. Temporary attenuation will also be achieved within the
Planning & Development Consultants
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•

intensive landscaping, above podium slab, along with the drainage layer underneath the
pervious paving, described above.
•

•

Intensive Landscaping is provided throughout this development, with all external areas to
be intensively landscaped and pervious in nature, with the exception of the vehicular
carriageways. The area between the northern Blocks A and B contains a significant number
of mature trees with new trees also being provided to complement these, which results in this
area being preserved similar to existing. Further, all external areas above podium slab and
surrounding Blocks C, D and E, is to comprise a deep soil substrate with light vegetation. All
pedestrian paths through this area is also to be pervious in nature.

2.22

The sunlight analysis shows that the amenity areas will receive more than adequate levels of
sunlight throughout the year and 83.9% of the amenity space will receive greater than 2 hours of
sunlight on the 21st of March, which is significantly above the 50% standard.

2.23

With reference to the potential impact on adjoining lands, Sun path diagrams were produced in
order to identify the extent of potential overshadowing of the existing gardens in the neighbouring
dwellings. The Report outlines that “In the case of the 4 no. dwellings located to the north of the
site, the proposed scheme will have no impact on these sites. For the existing dwelling to the east
of the site, potential overshadowing will be limited to an hour on the test date. The extent of
shading in the house to the east is within the guidelines and is considered acceptable.”

2.24

The report concludes that:

Extensive Green Roofs are to be provided above external covered bike stores and bin
stores, along with at the lower level, inaccessible, roof areas to Blocks C and D.

Figure 2.8 – Integration of SuDs, Landscaping and Parking

Overshadowing impact to neighbouring gardens.

“Because all worst-case dwellings were included in the ADF calculations, we can safely conclude
that all other rooms are well above the minimum standards leading to an overall pass rate of 97.3%
for the scheme.
The sunlight analysis show that all amenity areas within the proposed scheme will receive
excellent levels sunlight throughout the year.
Overshadowing from the proposed scheme has been considered and it is not likely to have a
negative impact on the neighbouring residential properties.
Overall, we are satisfied that daylight and sunlight provision are appropriate and that the
occupants will enjoy a high standard of accommodation in this regard. We are also satisfied that
the scheme is compliant with the planning guideline in this regard..”
2.4
2.25

Item no. 3 – Daylight/Sunlight Analysis

2.20

Item no. 3 seeks:
“3. Daylight/Sunlight analysis, showing an acceptable level of residential amenity for future
occupiers of the proposed development, which includes details on the standards achieved within
the proposed residential units, in private and shared open space, and in public areas within the
development..”

2.21

2.26

We refer the Board to the Traffic and Transport Assessment Report prepared by OCSC Consulting
Engineers.

2.4.1

Trip Rates

2.27

The short term traffic counts were expanded to Annual Average Daily Traffic (AADT) using
expansion factors1 from TII. The base year flows were then adjusted to the predicted Year of
Opening for the development (2023) and the Design Year (2038) using medium range NRA growth
factors.

2.28

The traffic generation potential of the development was assessed using the Trics planning
database. This database contains information on thousands of sites in Ireland and the U.K. and
can be used to predict the traffic that will be generated by numerous types of development.

We refer the Board to the Sunlight/Daylight analysis Report prepared by Geraghty Energy
Consultants, which assessed the following:
•

Daylight levels within the proposed scheme;

•

Sunlight levels within amenity areas of proposed scheme;

John Spain Associates

Item no. 4 seeks:
“4. Traffic and Transport Impact Assessment to consider the issues raised in the report of Fingal
County Council Transportation Planning Section, as contained in Appendix B of the Chief
Executive Report dated 29th May 2019.”

Source: OCSC ESR Report
2.3

Item no. 4 – Traffic and Transport Impact Assessment
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2.29

As set out in the OCSC TIA, when developing traffic generation estimates for any development, a
number of surveys are selected from the database based on a range of factors including
development type, size, location, public transport etc. The results are then used to establish trip
rates for the development in question which are ultimately used to derive estimates for traffic
generation. The Trics output files relative to this assessment can be found in Appendix C of the
OCSC TIA.

2.30

The TIA outlines that the proposed development will result in approximately 7 arrivals and 39
departures are expected during the A.M. peak hour (08:00-09:00) while approximately 35 arrivals
and 11 departures are expected in the P.M. peak hour (17:15-18:15).

2.31

As part of pre-planning discussion with FCC, it was requested that an additional sensitivity analysis
be carried out. Specifically, it was requested that the impact of the proposed development be
assessed if the proposed apartments were instead modelled as houses with respect to their trip
generation potential.

2.32

This additional traffic was then assigned to the local road network using the same methodology
outlined previously in this report and added to background traffic flows predicted for the Year of
Opening and the Design year.

2.33

The results show that even with the extremely conservative housing trip generation estimates for
the proposed development, its impact is negligible and the junction continues to operate with
considerable reserve capacity.

2.34

Cycle Parking Strategy

2.22

The location of the bicycle stores are dispersed throughout the development, with 180 no. bicycle
spaces located at basement level, conveniently to the stair/lift cores, with the remainder located
at surface level in a combination of secure cycle stores and visitor spaces at grade level.

2.23

Table 12.8 of the Fingal County Plan sets out the parking requirements as 1 space per 1 bedroom
unit, 1.5 spaces per 2 bedroom unit and 2 spaces per 3 bedroom unit, which allowing for a
reduction for areas within Zone 1. As the proposed development is within 1600m of Coolmine
Train Station, which is due to be upgraded to DART (electrified) service as per the DART
expansion programme, it is therefore classed as Zone 1, allowing for a reduction in the car parking
spaces provided.

2.24

This would equate to a potential requirement of 313 no. spaces (265 for the residents and an
additional 1 space per 5 units visitor parking equating to 38 no., plus creche 10 no. spaces).

2.25

The subject site is considered to be located in an ‘Intermediate Urban Location’ in the context of
the 2018 Apartment Guidelines as the site is within walking distance (c. 1 km) of Coolmine railway
station which provides a frequent commuter rail service, and within easy walking distance (375
metres) of Dublin Bus stops, served by route no. 37 which serves Carpenterstown Road to the
west.

2.26

It is proposed to provide 240 no. car parking spaces comprising 192 no. spaces for the residents
(one per apartment) and 38 no. spaces for visitors (and 10 for the creche), which equates to 76%
of the Fingal CDP requirement.

2.27

The OCSC TIA examines the wider residential car ownership and usage in the 6 no. surrounding
“Small Areas” as per 2016 Census results. The data shows that between 63 – 73% of workers at
the site use their car for their daily commute. We understand that the Small Areas is the only
publicly available information in respect of car usage.

2.28

The OCSC TIA notes that “many residents commuting in the local area do so by more sustainable
means other than private car travel and, for the majority of the time, their vehicles remain at home,
unused but are still available for more infrequent, one off trips, such as bulky shopping trips which
could not be facilitated through public transport or weekend, off peak recreational trips.” And that
“the data implies that there is not a direct impact on traffic generation as a result of parking
provision in this location but there is scope for reduced car ownership at the development site
relative to the existing levels locally.”

The OCSC TIA concludes that:

It is concluded that there are no traffic or transportation related reasons that should prevent the
granting of planning permission for the proposed development.”

2.35

Cycle parking is to be provided in excess of the Development Plan standards, which would require
just 231 no. cycle parking spaces. Notwithstanding this, it is proposed to provide a total of 352
no. cycle parking spaces to serve the development which will facilitate and encourage a positive
modal shift towards travel by bicycle.

Car Parking Strategy

“The results of the overall assessment showed that the proposed development will have a
negligible impact on the links and junctions in the local network. The proposed development
entrance has been shown to operate well within normal capacity limits without the need for a right
turn lane and will have no negative impact on the operation of the local road network.

2.5

2.21

Item no. 5 – Car and Cycle Parking Rationale
Item no. 5 seeks:
“5. Rationale for the proposed car and cycle parking provision with regard to the standards set out
in Chapter 12 of the Fingal County Development Plan 2017-2023 and the Sustainable Urban
Housing: Design Standards for New Apartments, Guidelines for Planning Authorities, to include:
(i) evidence-based data from comparable developments in similar geographical locations to justify
the proposed car and cycle parking provision; (ii) details of car and cycle parking management
measures and the provision of visitor parking and (iii) a Mobility Management Plan..”

2.36

We refer the Board to the enclosed TIA prepared by OCSC Consulting Engineers.

2.5.1

Car and Cycle Parking Strategy

2.20

Section 5 of the OCSC TIA notes that the proposed car parking strategy at the site has been
developed taking into consideration a variety of factors to ensure the appropriate number of
spaces are provided which is in line with current sustainable travel and development objectives.

John Spain Associates
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Figure 2.9 – Small Area Census Results

Subject site (approx.)

2.30

It is considered that the parking strategy has been informed by the mix of dwellings, and also the
broader context, of car ownership, and the proposed parking is in line with Section 4.22 of the
Guidelines for Planning Authorities, Design Standards for New Apartments and that the level of
car parking provided is sustainable, having regard to the subject site’s location and the public
transport in the area.

2.5.2

Parking Management

2.31

The car parking and cycle parking strategy will come into effect from initial contact with prospective
residents. It will be made very clear at the initial stage of communication as to what the parking
availability is at the site and the lack of long term alternatives in the surrounding area. This is in
line with Section 4.24 of the Design Standards for New Apartments.

2.32

Measures to prevent unauthorised car parking will be investigated should the need arise and may
include:

Source: OCSC TIA

2.29

•

A clamping system whereby any cars parked in an unapproved location will be clamped and
the owner required to pay a fine for release;

•

Ongoing monitoring of visitor and creche parking to ensure appropriate use.

•

All residents will be advised of any such measures as part of the initial/ongoing consultation
with appropriate signage also provided.

We also note that for SHD developments granted by An Bord Pleanàla, there have been a wide
range of car parking provided, depending on the location, nature of residential (e.g. Student
Accommodation or BTR) and also mix of apartments and houses. The following is a sample of
similar locations:

2.5.3

Mobility Management Plan

2.33

We refer the Board to the enclosed Mobility Management Plan (MMP), prepared by OCSC
Consulting Engineers.

Table 2.1 – Car Parking Provision in SHD Applications

2.34

The primary goal of the MMP is to both facilitate and encourage a positive modal shift towards
more sustainable modes of transport, and the objectives of the MMP are as follows:

ABP SHD Ref

Location

No.
of
Apartments

Car
Parking
Ratio

113

1.2

ABP-304420-19

Our Lady's Grove, Goatstown Road, Goatstown,
Dublin 14.

ABP-304405-19

Rockbrook, Carmanhall Road, Sandyford Business
District, Sandyford, Dublin 18.

428

1.1

ABP-303978

Glenamuck Road South, Kilternan, Dublin 18.

173

1.3

ABP-303804-18

St. Teresa's House/centre and St. Teresa's Lodge
(protected structures) Temple Hill, Monkstown,
Blackrock, Co.Dublin

294

0.92

ABP-302398-18

Cooldown Commons and Fortunestown, Citywest,
Dublin 24.

294

1.1

ABP-303296-18

Griffith Avenue, Marino, Dublin 9.

377

0.95

ABP-303306-18

The junction of Belgard Road and Belgard Square
North, Tallaght, Dublin 24.

438

0.95

Source: ABP Decisions

John Spain Associates

9

•

to reduce the dependence on the private car as a means of travel;

•

to discourage the use of the private car in those circumstances where car use does occur;

•

to increase and facilitate the number of people choosing to walk, cycle or travel by public
transport;

•

to develop an integrated and unified approach to traffic management for the site which will
include public transport, private vehicles, business fleet management and suppliers of
commercial services;

•

to work closely with the Local Authority, the National Transport Authority, Irish Rail, Dublin
Bus, the Railway Procurement Agency and Bus Éireann in a partnership model to promote an
increased uptake in public transport.

2.35

It is proposed that an initial evaluation of the operation of the plan will take place 6 months into its
operation. The plan will be appropriately adjusted at that stage based on the results.

2.36

The MMP will be monitored and regularly reviewed on a minimum yearly basis with regular travel
surveys being carried out. In particular the demand for cycle parking at the site will be closely
Planning & Development Consultants
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b) The substitution of green infrastructure in place of the underground attenuation tanks if possible
should be provided. However, it is acknowledged that the underground storage may be considered
acceptable in this instance given the high density and the type of development proposed which will
remain private.
Significant intensive landscaping is being provided as part of the proposed development, with all external
areas to be intensively landscaped and pervious in nature, with the exception of the vehicular carriageways.
Refer to the attached drainage design layout drawing (G451-OCSC-XX-XX-DR-C-0500), for details. The area
between Blocks A and B contains a significant number of existing mature trees, with some new trees also
being provided to complement these. This is also consistent with the proposed boundary treatment and in
particular, the surrounds to the southern Blocks (C, D and E) All pedestrian linkages through the landscaped
areas, both above podium slab (between Blocks C, D & E) and elsewhere, are to be pervious in nature,
which along with the above landscaped features, will allow for treatment of the rainfall runoff by draining
laterally through the landscaped areas, prior to entering the drainage network via a series of perforated
pipes due to the poor infiltration qualities in the natural ground. Further, all external car parking bays are
to be pervious, which will allow for at source treatment of runoff from both the car parking bays and the
adjacent road carriageway, prior to entering the surface water network.
The series of underground tanks are provided to temporarily store excessive runoff, while restricting the
development outflow to a maximum QBAR equivalent. These have been strategically placed to minimise
the size of the ‘end-of-line’ tank and minimise impact on the existing mature trees that have a significant
root protection zone. The sites constraints (i.e. mature trees around perimeter and between blocks A and
B) do not allow for the use of swales and / or open basin, as suggested. While the road and car parking
areas are to be treated at source by pervious paving, the bypass separator is being provided as a final
treatment, prior to entering the public network. Considering the above, we believe that sufficient SuDS are
being provided as part of the proposed development, which has also been designed in accordance with
the GDSDS to ensure no on-site flooding for design rainfall events up to, and including, the 1% AEP.”

monitored with a view to increasing the amount as required. In general, the overall plan will be
refined based on experience and consultations with the respective stakeholders.
2.6
2.37

Item no. 6 – Drainage Detail
Item no. 6 seeks:
“6. Additional drainage details having regard to the report of Fingal County Council Water
Services, as contained in Appendix B of the Chief Executive Report dated 29th May 2019.”
-

We refer the Board to Refer to the Engineering Services Report prepared by O’Connor
Sutton Cronin (OCSC).

2.37

OCSC have prepared the design of the civil engineering services for the proposed development.
A suite of engineering drawings including drainage plans and an Engineering Services Report
(ESR) have been prepared and directly address the matters raised within Appendix B noted
above.

2.38

Appendix H of the ESR includes correspondence with Fingal Council in relation to Appendix B of
the Chief Executive Report. A response to each item has been provided within Appendix H and
the response from the Fingal Council Water Services in an email to OCSC dated the 16th of
September states; ‘Your proposal has been reviewed and in summary is acceptable.’

2.38

The following is the response from OCSC in July 2019 under the headings:
“1. The development proposes an outfall into an existing 225mm dimeter surface water sewer on
Carpenterstown Road. A CCTV survey of the sewer shall be submitted prior to commencement of works
to confirm suitability.
I assume that this can be carried out post-planning but prior to commencement of construction. Is this
correct?
2. The drainage proposal includes a conventional network of underground pipes, manholes and road
gullies. Attenuation for the larger site being proposed through a series of 5 no. underground attenuation
tanks prior to discharge through a flow control device at a greenfield runoff of 9.0 l/sec/ha. The
calculation of the greenfield runoff rate appears to be high. Further information in relation to the
existing soil infiltration rate shall be submitted be submitted prior to commencement of works.
As mentioned at the ABP meeting last month, the total development maximum runoff rate is 9/ls, which
equates to 5.15 l/s/ha for the 1.75-hectare site. Please refer to the QBAR calculations attached, as
submitted within Appendix B of the Engineering Services Report (G451-OCSC-XX-XX -RP-C-0001-A1-C01). A
site investigation was carried out by IGSL, on behalf of the client, in March 2019. The results of the site
investigation and percolation test that was carried out, confirmed the presence if stiff boulder clay with
negligible infiltration characteristics i.e. soil type 4. Therefore, an infiltration value of 0m/hr has been used
in calculations, with no potential for infiltration available. Refer attached Site Investigation Report for
confirmation of details.
2. In consideration of the proposed surface water drainage proposal it is recommended that the
sustainability of the proposal and the development could be improved in the following ways;
a) The drainage proposal should endeavour to incorporate a series of SUDS measures, as opposed to a
pipe network, attenuation basin and light liquid interceptor device in accordance with best practice
including the Greater Dublin Drainage Strategy and the Suds manual. The applicant should do a
thorough SUDS evaluation, and consider the range of alternative measures, such as swales, integrated
tree pits, bio-retention areas, etc.

John Spain Associates

2.7
2.39

Item no. 7 – Rationale for Childcare Facilities
Item no. 7 seeks:
“7. Rationale for proposed childcare provision with regard to, inter alia, the 'Childcare Facilities
Guidelines for Planning Authorities', circular letter PL 3/2016, and the 'Sustainable Urban Housing
Design Standards for New Apartments - Guidelines for Planning Authorities' (2018), to provide
details of existing childcare facilities in the area and demand for childcare provision within the
proposed scheme. The applicant is advised to consult with the relevant Childcare Committee in
relation to this matter prior to the submission of any application.”

10

2.40

Guidelines for Planning Authorities on Childcare Facilities (2001) indicate that Development Plans
should facilitate the provision of childcare facilities in appropriate locations. These include larger
new housing estates where planning authorities should require the provision of a minimum of one
childcare facility with 20 places for each 75 dwellings. The threshold for provision should be
established having regard to existing location of facilities and the emerging demography of the
area where new housing is proposed.

2.41

The Guidelines for Planning Authorities on Sustainable Residential Development in Urban Areas
(2009) (SRD) aim to ensure the sustainable delivery of residential development. While the SRD
acknowledge the 2001 Guidelines, they also state that the threshold “for such provision should be
established having regard to the existing geographical distribution of childcare facilities and the
emerging demographic profile of areas, in consultation with city/county childcare committees”.
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2.42

2.43

2.44

Table 2.2 – Child Care Providers in the Area
Numbe Name
r
1
Scope to Grow

The Design Standards for New Apartments state; ‘One-bedroom or studio type units should not
generally be considered to contribute to a requirement for any childcare provision and subject to
location, this may also apply in part or whole, to units with two or more bedrooms.’
A Social Infrastructure Assessment (SIA) has been prepared by John Spain Associates reviewing
the social infrastructure available in the area proximate to the site. This included an assessment
of the childcare provision available. The Childcare Committee at Fingal Council was contacted
during the course of this assessment however no response was received.

Max.
Capacity
64

Vacancies
0

2

Giraffe Childcare Clonsilla

112

0

3

Tigers Childcare Carpenterstown

142

0

The SIA identifies and examines the child care provision in the area in relation to the overall
number of places, their maximum occupancy and any spaces currently available. Overall, there
are 13 no. child-care providers in the area. These are identified below:

4

Tigers Childcare Castleknock

170

0

Figure 2.10 – Map of Child Care Providers in the Area

5
6

Hope Montessori
Daisy Montessori

-

-

7

Mi Casa Montessori

-

-

8

Magic Years Creche

75

0

9

Castleknock Day Nursey

16

0

10

Mulberry School and Montessori

22

0

11
12

Discovery Montessori
School Kids Aloud

70
120

0
0

13

Chrysalis Montessori

-

-

791

0

Total
Source: Google and Survey
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Full time
Part time
Full time
Part time
Sessional
Part time,
Sessional
Part time,
Sessional
Full Time
Full Time
Part time
Full Time
Part time
Full Time
Full Time
Part time,
Sessional
Full Time
Full Time
Part time,
Sessional
Full Time
Part time,
Sessional

2.45

Of the 13 childcare facilities in the area, 9 of these were available or willing to comment when
contacted. These 9 facilities have a total capacity of 791 children. The proposed development
proposes a creche which would be able to accommodate the anticipated demand arising from the
proposed development.

2.46

Under existing guidelines, it is proposed that 20 childcare spaces are required per 75 units in a
development. This excludes 1-bedroom units. This would reduce the overall number of units to
125. This creates a requirement for 33 childcare spaces (125/75 x 20). This does not take into
account that 83% of the remaining units are 2-bedroom units, which are most often not occupied
by families with children.

2.47

The proposed development includes a 174 sqm childcare facility. This is sufficient to meet the
needs of the development as it will provide an additional 34 childcare spaces, based on a 5 sq. m
of floorspace per child.

2.48

Having regard to the above, it is considered that the proposed development of a creche of c. 174
sq. m is appropriate for the subject lands.

Source: Google Maps

John Spain Associates
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2.8

Item no. 8 – Assessment of School Capacity

2.49

Item no. 8 seeks an:
“8. Assessment of the capacity of schools in the area.

2.50

A Social Infrastructure Assessment (SIA) has been prepared by John Spain Associates reviewing
the social infrastructure available in the area proximate to the site. This included an assessment
of the capacity of the local schools in the area. A total of 8 no. primary schools were identified and
4 no. secondary schools. The SIA notes that:
‘The proposed development is estimated to potentially require between 8-47 no. primary school
places. This represents just 0.16%-0.56% of the overall (5,083) existing primary school places
identified above….it is considered that this low level of demand is capable of being accommodated
within the existing primary schools, in the area’

2.51

A further 4 no. secondary schools are identified in the area. In September 2019, the Department
of Education and Skills (the Department) urged the public to comment on a proposed new school
within Blanchardstown West and Blanchardstown Village school planning area. The Department
also stated; ‘the new post-primary schools are being established in September 2020’. The
Blanchardstown School is noted as a regional solution and will accommodate 800 students.
Combined with the existing schools in the area, there will be sufficient capacity to address the
demand generated by the proposed development.

3.0

CONCLUSIONS

4.1

This document outlines how the items outlined in the pre-application consultation opinion from An
Bord Pleanála in relation to the proposed residential development at Balroy House,
Carpenterstown Road, Dublin 15 have been addressed in full by the applicant and design team
prior to lodgement of the application to An Bord Pleanála.

4.2

The document also addresses the specific information requested by An Bord Pleanála and
identifies the source or location of the response within the planning submission documentation.

4.3

The relevant prescribed authorities identified in the pre-application consultation opinion from An
Bord Pleanála have also been notified of the submission of the planning application in accordance
with Section 8(1)(b) of the Planning and Development (Housing) and Residential Tenancies Act
2016.

4.4

The layout and design changes incorporated into the final scheme will result in improvements to
the overall design and layout and will a sustainable approach to the development of these lands.
It is respectfully submitted that the proposed development is consistent with the proper planning
and sustainable development of the area, and is consistent with all relevant national, regional and
local planning policies and guidelines.
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