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1.0

INTRODUCTION

1.1

PURPOSE OF REPORT
This Planning Statement has been prepared on behalf of Greenacre Residential DAC
(Applicants) to accompany a planning application to An Bord Pleanála for a proposed Strategic
Housing Development on lands at Fortunestown Lane, Saggart, Co. Dublin.
The proposed development comprises a Strategic Housing Development as defined within
Section 3 of the Planning and Development (Housing) and Residential Tenancies Act 2016. the
current planning application and this Planning Statement have been prepared in accordance with
the requirements of the Planning and Development (Strategic Housing Development)
Regulations 2017.
The purpose of the Planning Statement is to provide background information on the site, a
description of the proposed development and the required “Statements of Consistency” and
other relevant information to support a grant of permission for the proposal.

1.2

BACKGROUND
The site is subject to the Fortunestown Local Area Plan 2012 (hereafter the LAP) and the
application relates to Phase 2 of an overall development that includes the Phase 1 lands to the
north. Permission was granted for Phase 1 of the site, which includes 524no. residential units
on the site directly north of the current application site (ABP-300555-18) in March 2018.
Construction has commenced on Phase 1 known as Parklands. Figure 1 illustrates the location
and extent of the current application site.
Permission was granted in January 2017 (Reg Ref No. SD16A/0255) for 2no. two storey
primary school buildings on a site of 3.3 hectares located northeast of the current application
site. The school’s site was originally within the ownership of Greenacre Residential DAC and
was transferred to the Department of Education and Skills in order to facilitate the development
of schools in accordance with the LAP.
In March 2015 permission was granted under Reg. Ref. SD14A/0121 to Airscape Ltd., a
company related to the applicant, for 224no. residential units (later amended to 236no. units
under Reg. Ref. SD16A/0297, Bord Ref. PL06S.247507) on the lands east of the current
application site. This development, known as Cúil Dúin, is currently nearing completion.
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1.3

ENCLOSURES & SUPPORTING REPORTS
This Planning Statement should be read in conjunction with the drawings, technical reports and
documents listed within the enclosed Cover Letter by BMA Planning.

1.4

SECTION 247 PREPLANNING CONSULTATIONS
A section 247 pre-planning meeting took place with South Dublin County Council (SDCC) on
17th August, 2018.
The proposed development was discussed in detail at this meeting with all the applicant’s design
team disciplines represented. In addition, representatives of the various local authority
departments were in attendance including Planning, Parks, Roads and Water Services. Feedback
from this pre-planning meeting is incorporated into the design and layout of the proposed
development. The Planning Authority’s Minutes of the preplanning meeting are enclosed within
Appendix A.

1.5

PRE-PLANNING CONSULTATION WITH AN BORD PLEANALA
Pre-Planning consultation with An Bord Pleanála under Section 5 of the Planning and
Development (Housing) and Residential Tenancies Act 2016 took place on 11th February, 2019.
The Board’s Notice of Pre-Application Consultation Opinion was issued on 25th February 2019
and a copy is enclosed within Appendix B for ease of reference.
The Opinion confirmed that the documents submitted with the request to enter into
consultations constitute a reasonable basis for an application for strategic housing development.
The Opinion also identified 12no. items that should be submitted with any application for
permission and these are addressed in Section 3.0 below following the description of the
development in Section 2.0.
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2.0

PROPOSED DEVELOPMENT

2.1

THE SITE
The site of c.4.2ha (c.3ha net) is located at Fortunestown Lane, Saggart, Co. Dublin and
comprises an undeveloped greenfield site sloping from south to north. The site comprises
Phase 2 of an overall development that includes the Phase 1 lands to the north.
The site is bound by the Luas Red Line, Saggart Luas Stop and Fortunestown Lane to the
south, the Carrig Court and Cuil Duin residential developments to the west, the Phase 1 site
within the applicant’s ownership to the north extending as far as Bianconi Avenue and an
undeveloped site within third party ownership to the west with Garter Lane located further to
the west.
Access to the site is currently provided from Fortunestown Lane via the existing roundabout
located at the eastern boundary of the site and west of the Cuil Duin development.
There have been no recent planning applications on the current application site. An Bord
Pleanála recently granted permission to the applicant for a Strategic Housing Development
comprising Phase 1 and including 526no. residential units (revised to 524no. units by
condition) on the site directly to the north of the current application site (ABP-300555-18).
This development will be known as Parklands and has commenced construction.

2.2

DESCRIPTION OF PROPOSED DEVELOPMENT
The proposed development comprises a total of 488no. apartment units, retail/ commercial
floorspace, a café/ bar/ restaurant unit, a creche and community floorspace. The following is a
summary of Proposed Development Statistics.
Proposed Development Statistics
Information in relation to Current Application
Proposed Numbers and
488no. apartment units
Types of Houses
o 118no. 1 bed units
o 327no. 2 bed units
o 43no. 3 bed units
Gross Floor Space
46,510sq.m gross floor area (residential)
48,495sq.m gross floor area (residential + creche +
commercial floorspace)
Housing Density

Plot Ratio

134 units per ha on a net site area of c.3.6ha.
61 units per ha on the combined Phase 1 and Phase 2 sites of
c. 16.5ha
1.14
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Site Coverage
Building Heights

Aspect

27%
5no. apartment blocks (A to E) of predominantly 5 storeys.
Block B incorporates a 9-storey element forming a local
landmark at Saggart Luas Stop and the proposed Local Square.
50% of the proposed apartments are dual aspect.

Ancillary Services/ Other
Proposed Uses

Non-residential uses proposed within the current application
include: •

Retail/ commercial uses: - 6no. units of 1,180sq.m
within ground floor level in Blocks B and C.

•

Café/ bar/ restaurant: - 1no. unit of 188sq.m within
Block C

•

Creche: - 1no. creche unit of 431sq.m within Block B.

The proposed retail/ commercial units and creche are located on
the eastern and western elevations of Blocks B and C
respectively to activate the frontages to the proposed local
square.
Permission is also sought for 418no. car parking spaces
including 405no. basement level spaces and 13no. surface level
spaces. The proposed development is served by two separate
basements located below Block A with cores extending to serve
Block B and a second basement below Blocks C, D and E.

Protected Structures

2.3

620no. bicycle parking spaces are proposed to serve the
apartment units and are located within the basement levels. A
further 86no. cycle parking spaces are located at ground level
to cater for visitors to the residential and retail/ commercial
elements of the development.
None.

SITE LAYOUT (INCLUDING
SURROUNDING LAND USES)

PROPOSALS

TO

INTEGRATE

WITH

The design and layout of the proposed development, including all roads, pedestrian and cycle
paths and is fully co-ordinated with the permitted Phase 1 development to the north, the school
site to the north-east and the Cuil Duin development to the east. The proposed development
links directly with the permitted north-south route through the Phase 1 lands and the permitted
east-west route linking to Fortunestown Lane and Citywest Avenue to the south and east
respectively.
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The proposed development includes a local square that will function as a link to the existing
Saggart Luas Stop located to the south of the site. This local square is aligned to link with the
permitted north-south route within the Phase 1 development and terminates the north-south
route linking to the permitted District Park within Phase 1 and Bianconi Avenue to the north.
The proposed development also makes provision for a connection to the undeveloped lands to
the west via a future extension to the east-west route. These lands are within third party
ownership and while these lands where the subject of planning applications in 2003 and 2004
there are currently no extant permissions on that site.
Figure 2 illustrates the proposed site layout plan.
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Figure 2 Proposed Site Layout Plan

8

2.4

PUBLIC & PRIVATE OPEN SPACE PROVISION
Public open space provision within the proposed development includes the following:•

Promenade and link spaces comprises a linear pedestrian route and landscaped area
along the southern boundary of the site and proposed north south links between the
proposed blocks with a total area of 9,357sq.m

•

A central Local Square linking to Saggart Luas Stop with an area of 3,845sq.m.

Communal open space comprises private courtyards within Blocks A, C, D and E with a total
area of 3,988sq.m.
The proposed apartments are served by private terraces at ground floor level and balconies at
upper floor levels. Refer to the Apartment Housing Quality Assessment prepared by Darmody
Architecture for details.

2.5

PART V PROPOSAL
The applicants propose to allocate 10% of the proposed units on site for social housing in
compliance with Part V, Section 96 (3)(b)(i) of the Planning and Development Act 2000 (as
amended). A separate Part V proposal is enclosed with the current application including a
schedule and drawings identifying the proposed Part V units and a Cost Summary Report.

2.6

WATER SERVICES (IRISH WATER)
Details of the proposed water services infrastructure including Irish Water Confirmation of
Feasibility are contained the enclosed Infrastructure Design Report by DBFL Consulting
Engineers. A summary of the proposed water services infrastructure and connections is
contained within in Section 8.0 of this Planning Statement.

2.7

EFFECTS ON THE ENVIRONMENT
The requirements in relation to environmental impact assessment for subthreshold development
as specified within articles 229B(1)(b)(ii)(II) and 299B(1)(c) of the Planning and Development
Regulations 2001 – 2018 are addressed in a separate standalone document submitted with the
current application.
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3.0

RESPONSE TO AN BORD PLEANALA OPINION
The Board’s Notice of Pre-Application Consultation Opinion was issued on 25th February 2019
and is enclosed within Appendix B.
The responses below describe the additional information and/or design amendments
incorporated into the proposal to address the Boards comments.

3.1

ITEM 1 – STATEMENT REGARDING MATERIAL CONTRAVENTION
Item 1 states as follows: ‘1.

An appropriate assessment in relation to section 8(1)(iv) of the Planning and
Development (Housing) and Residential Tenancies Act 2016, that outlines
consistency with the relevant Local Area Plan and that specifically addresses
any matter that may be considered to materially contravene the said plan, if
applicable. In that regard, the statement should address density, building
height and unit mix.”

A statement on the consistency of the proposed development with the South Dublin County
Development Plan 2016 – 2022 and the Fortunestown Local Area Plan 2012 is contained within
Section 4.0 of this Planning Statement. The proposed development Materially Contravenes the
Fortunestown Local Area Plan 2012 in relation to density, building height and unit mix.
In accordance with Section 9(6) of the Planning and Development (Housing) and Residential
Tenancies Act 2016 the Board may grant permission for a proposed strategic housing
development that materially contravenes the development plan or local area plan, other than in
relation to zoning.
‘(6)(a) Subject to paragraph (b), the Board may decide to grant a permission for a
proposed strategic housing development in respect of an application under
section 4 even where the proposed development, or a part of it, contravenes
materially the development plan or local area plan relating to the area
concerned.’
The Board may only grant permission if Section 37(2)(b) of the Act of 2000 applies.
‘(6)(c) Where the proposed strategic housing development would materially
contravene the development plan or local area plan, as the case may be, other
than in relation to the zoning of the land, then the Board may only grant
permission in accordance with paragraph (a) where it considers that, if section
37(2)(b) of the Act of 2000 were to apply, it would grant permission for the
proposed development.’
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Section 37(2)(b) of the Act of 2000 (as amended) states as follows: ‘37(2)(b)

Where a planning authority has decided to refuse permission on the
grounds that a proposed development materially contravenes the
development plan, the Board may only grant permission in accordance
with paragraph (a) where it considers that—
(i) the proposed development is of strategic or national importance,
(ii) there are conflicting objectives in the development plan or the
objectives are not clearly stated, insofar as the proposed development
is concerned,
or
(iii) permission for the proposed development should be granted
having regard to regional spatial and economic strategy for the area,
guidelines under section 28, policy directives under section 29, the
statutory obligations of any local authority in the area, and any
relevant policy of the Government, the Minister or any Minister of the
Government,
or
(iv) permission for the proposed development should be granted
having regard to the pattern of development, and permissions granted,
in the area since the making of the development plan.’

It is our opinion that the Board may grant permission for the proposed development in
accordance with Section 37(2)(b)(iii) having regard to the following: •

Rebuilding Ireland – The Government’s Action Plan on Housing and Homelessness
which seeks to improve the viability of housing construction and ensure that an average
of 25,000 homes are produced every year in the period to 2021.

•

The National Planning Framework, which is the Government’s strategic plan for
shaping future growth and development in Ireland to 2040, includes National Policy
Objectives that encourage more intensive and compact forms of urban development
including objectives 11, 13, 27 and 35.

•

The Regional Planning Guidelines for the Greater Dublin Area 2010 – 2022 encourage
increased densities at nodes on public transport corridors within Moderate Sustainable
Growth Towns. (Note: The South Dublin County Development Plan 2016 – 2022
identifies Saggart/ Citywest as an ‘emerging moderate sustainable growth town’.)

•

The Regional Spatial and Economic Strategy for the Eastern and Midlands Region
which includes Regional Policy Objectives for compact urban development and
increased residential densities in Dublin City and suburbs (RPO 3.2) and the
Metropolitan Area Strategic Plan which includes compact sustainable growth and
accelerated housing delivery as a guiding principle for the Dublin Metropolitan Area.
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•

The provisions of the Guidelines for Planning Authorities on Sustainable Residential
Development in Urban Areas (2009) (Section 5.8) which refer to minimum net
densities of 50 dwellings per ha along public transport corridors and within 1km of a
light rail stop to provide for an efficiency in serviceable land usage given the proximity
of the site along a public transport corridor.

•

Section 2.4 of the Sustainable Urban Housing: Design Standards for New Apartments
Guidelines for Planning Authorities 2018 which encourages higher density
development at accessible locations such as the current application site.

•

SPPR 4 of the Urban Development and Building Heights Guidelines for Planning
Authorities 2018 which states that planning authorities in assessing applications for
housing suburban areas must secure the minimum densities set out in the 2009
Guidelines and a greater mix of building heights and typologies in suburban locations
and avoid mono-type building typologies (e.g. two storey or own-door houses only).

On the basis of the above, An Bord Pleanala are respectfully requested to grant permission for
the proposed development in accordance with Section 37(2)(b)(iii) of the Act of 2000 as
amended.

3.2

ITEM 2 – PHASING
Item 2 states as follows: ‘2.

Detailed phasing proposals, in the context of the development permitted on the
overall site under ABP-300555-18.’

Appendix C attached provides details of the phasing proposal for the proposed development in the
context of the permitted Phase 1 development to the north.
In summary, the proposed development will completed in tandem with the permitted Phase 1
development and it is anticipated that the 488no. apartments units and associated retail/ commercial
and community facilities and services will take approximately 4 years to construct. The construction
will take place over 5 phases commencing with Block A and moving west to east through Blocks
B, C, D and E in that order.
It is intended that both the permitted development of 524no. houses and the proposed development
of 488no. apartments will be constructed by the same contractor and a common construction
compound will be utilised at the site of the proposed Block E. Appendix C provides further details
regarding the overlapping phasing and construction programmes.
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3.3

ITEM 3 – DRAINAGE
Item 3 states as follows: ‘3.

Additional drainage details for the site having regard to the requirements of the
South Dublin County Council, as stated in their report dated 24th January 2019.’

Full details of the proposed drainage infrastructure are contained within the enclosed Infrastructure
Design Report and engineering drawings prepared by DBFL Consulting Engineers and submitted
with the current application. Section 6.0 of the Infrastructure Design Report includes a full response
to each of the requirements contained in the South Dublin County Council report dated 24th January
2019.

3.4

ITEM 4 – LANDSCAPING
Item 4 states as follows: ‘4.

A detailed landscaping plan for the site which clearly sets out proposals for hard
and soft landscaping including street furniture, where proposed, to address issues
raised by South Dublin County Council in their report dated 24th January 2019.’

Full details of the proposed hard and soft landscaping elements have been compiled by Cunnane
Stratton Reynolds Landscape Architects and are provided within the enclosed Architectural and
Landscape Design Statement. Section 5 of the Architectural and Landscape Design Statement
provides a comprehensive response to the issues raised by SDCC in their report of 24th January
2019.

3.5

ITEM 5 – TAKEN IN CHARGE

Item 5 states as follows: ‘5.

A site layout plan, which clearly indicates what areas are to be taken in charge
by the Local Authority.’

The areas to be taken in charge are identified on drawing no. PA-003 prepared by Darmody
Architecture and enclosed with the current application. The areas proposed to be taken in charge
essentially comprise the roads, footpath and cycle path infrastructure located within the north
and east of the current application site.

13

3.6

ITEM 6 – CONNECTIVITY
Item 6 states as follows:
‘6.

A site plan allowing for connectivity with adjoining lands to the west of the
development site, which includes for connections continuing up to the relevant
boundaries.’

The proposed Site Layout Plan has been amended to make provision for a new access to the lands
to the west of the current application site within third party ownership. Provision is made for a
connection that continues directly to the boundary of the current application site to facilitate
connection to a future application by others.

3.7

ITEM 7 – DAYLIGHT / SUNLIGHT ANALYSIS
Item 7 states as follows: ‘7.

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.
Also analysis of wind microclimate at ground level.’

An analysis of daylight and sunlight impacts to the proposed residential units and amenity
spaces has been undertaken by 3D Design Bureau and is enclosed with the current application.
The 3D Design Bureau report entitled Daylight Analysis concludes that the proposed
development will receive good levels of daylight throughout the habitable areas. The analysis
of courtyards and amenity areas confirms that proposed amenity spaces will receive excellent
levels of sunlight.
An analysis of wind and microclimate impacts has been completed by B-Fluid Limited and is
enclosed with the current application. This analysis concludes that the built environment
created by the development will be comfortable and pleasant for future pedestrians with no
critical wind or microclimate impact arising as a result of the proposed development. Additional
landscaping has been included at the corners of the development to reduce wind speed as
recommended within the Wind and Microclimate Modelling Assessment.
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3.8

ITEM 8 – SSFRA
Item 8 states as follows: ‘8.

Updated SSFRA to include (i) consideration of development permitted under
ABP-300555-18; (ii) hydraulic modelling and (iii) Justification Test with
regard to the presence of Flood Zone A at the site.’

A Flood Risk Assessment, including hydraulic modelling and a Justification Test, has been
prepared by JBA Consulting and is enclosed with the current application. The Flood Risk
Assessment confirms that: •

The development will not significantly increase the risk of flooding elsewhere.

•

The development (building FFL) is raised above the 1% AEP event including climate
change and freeboard to minimise the risk to people and property as far as is possible.
Flood flows are managed by an open channel drain diversion which routes any overland
flows around the site in the channel.
Residual risk is managed by the setting of appropriate finished floor levels, building
placement and landscaping on site. Improvements to the culvert entrance will improve
the hydraulics and reduce the residual risk.
The development meets the standard of typical residential development design.

•

•

3.9

ITEM 9 – LANDSCAPE AND VISUAL IMPACT ASSESSMENT
Item 9 states as follows: ‘9.

Landscape and Visual Impact Assessment with photomontages and CGIs of the
proposed development.”

A Landscape and Visual Impact Assessment has been prepared by Cunnane Stratton Reynolds
Landscape Architects and is enclosed with the current application. The Landscape and Visual
Impact Assessment concludes that the landscape sensitivity is currently low that the landscape
has few valued elements and the character is weak. Furthermore, the proposed development is
overwhelmingly beneficial from a landscape and visual perspective and that mitigation of
potential adverse effects is achieved by proposed design and layout.

3.10

ITEM 10 – ARCHAEOLOGICAL IMPACT ASSESSMENT
An Archaeological Assessment has been undertaken by IAC Archaeology. This assessment
confirms that the site has been the subject of a high level of disturbance in recent years and is
considered to possess a very low archaeological potential. As a result, no adverse impacts are
predicted upon the archaeological resource as a result of the proposed development.
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3.11

ITEM 11 – AA SCREENING REPORT
An AA Screening Report has been prepared by Openfield Ecological Services. This Report
finds that significant effects are not likely to arise, either along or in combination with other
plans or projects to any SAC or SPA.

3.12

ITEM 12 – EIA SCREENING
Item 12 states as follows: ’12.

The information referred to in article 299B(1)(b)(ii)(11) and article 299B(1)(c)
of the Planning and Development Regulations 2001-2018 should be submitted
as a standalone document.’

The information referred to in article 299B(1)(b)(ii)(11) and article 299B(1)(c) of the Planning
and Development Regulations 2001-2019 is contained within a standalone EIAR Screening
Report prepared by BMA Planning.
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4.0

STATEMENT OF CONSISTENCY - DEVELOPMENT PLAN & LOCAL AREA
PLAN

4.1.

SOUTH DUBLIN COUNTY DEVELOPMENT PLAN 2016 - 2022
This section contains an assessment of the consistency of the proposed development with the
relevant South Dublin County Development Plan 2016 – 2022 policies and objectives.
The South Dublin County Development Plan 2016 – 2022 (hereafter the Development Plan) is
the current statutory development plan for the area. Figure 3 identifies the location and extent
of the site on an extract from the Development Plan Zoning Map.

4.1.1

Land Use Zoning/ Principle of Development
The subject site is zoned ‘Objective RES-N – To provide for new residential communities in
accordance with approved area plans.’ ‘Residential’ uses are permitted in principle within the
RES-N zone. On that basis the proposed residential development is in accordance with the
Development Plan zoning objective.
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4.1.2

Development Plan Policies and Objectives
Strategic Policy
Saggart/ Citywest is designated an Emerging Moderate Sustainable Growth Town in the County
Settlement Hierarchy. The following policy and objectives relate to the Emerging Moderate
Sustainable Growth Town: -

Source: Development Plan, Page 22
The current application will deliver new residential accommodation on an undeveloped and
underutilised site directly to the north of the Saggart Luas Stop. The development will be within
close proximity to existing retail and commercial services at Citywest Shopping Centre and
existing and planned schools on the neighbouring lands.
Housing Policy
Chapter 2 of the Development Plan sets out the policies and objectives for new housing. It is
submitted that the proposed development is consistent with the Development Plan requirements
for new housing developments on the basis of the following: •

Policy H1 Objective 2 Part V
The applicant’s Part V obligations will be discharged as detailed within the proposal
contained in this Planning Statement.

•

Policy H7 Objectives 1 & 2 Urban Design in Residential Developments
The proposed development is designed in accordance with the requirements of the
Guidelines for Planning Authorities on Sustainable Residential Development in Urban
Areas 2009, the Urban Design Manual 2009 and the Design Manual for Urban Roads
and Streets 2013.

•

Policy H8 Objectives 1, 2, 5 & 6 Residential Densities
The proposed development provides a residential density of c.134 units per ha (61 units
per ha across the entire Phase 1 and 2 site). This density of development is supported
by the provisions of the Guidelines for Planning Authorities on Sustainable Residential
Development in Urban Areas (2009) which refer to minimum net densities of 50
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dwellings per ha along public transport corridors and encourage development at a
sufficiently high density to provide for an efficiency in serviceable land usage at
locations such as the current application site.

4.1.3

•

Policy H9 Objective 1 Residential Building Heights
The proposed development comprises predominantly 4 to 5 storey apartment blocks
and a 9-storey landmark element which are necessary to ensure a sufficiently high
density of development in accordance with the provisions of the Guidelines for
Planning Authorities on Sustainable Residential Development in Urban Areas (2009).

•

Policy H10 Objective 1 Mix of Dwellings Types
The proposed development comprises a mix of 1, 2 and 3 bedroom apartments and
together with the permitted 524no. 2, 3 and 4 bed houses within the Phase 1 site will
provide a wide range of dwelling types and sizes.

•

Policy H11 Objectives 1 & 2 Residential Design and Layout
The design and layout of the proposed dwelling units is in accordance with the
standards contained in Chapter 11 of the Development Plan and Part L of the Building
Regulations.

•

Policy H12 Objectives 1 & 2 Public Open Space
Public open space is provided in accordance with the standards contained in the
Development Plan and set out in accordance with the Green Infrastructure Strategy
within Framework 5 of the Fortunestown Local Area Plan 2012.

•

Policy H13 Objectives 1, 2 & 3 Private and Semi-Private Open Space
Private open space is provided for the proposed apartments in accordance with the
standards contained in the Development Plan and relevant Section 28 Guidelines.

•

Policy H14 Objective 1 & 2 Internal Residential Accommodation
The internal floor areas and dimensions of the proposed residential dwellings are in
accordance with the relevant quantitative and qualitative standards contained in the
Development Plan and relevant Section 28 Guidelines.

•

Policy H15 Objectives 1 to 4 Privacy and Security
The layout and design of the proposed apartment units provides appropriate levels of
passive surveillance of streets and public spaces while maintaining suitable separation
distances to ensure privacy for residents.

Development Management Standards
Chapter 11 of the Development Plan sets out the development standards and criteria that seek
to ensure development takes place in an orderly and efficient manner. The following
development standards are relevant to the current application and are considered under the
headings contained within Chapter 11 of the Development Plan: -
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Residential (Section 11.3.1)
The proposed dwelling units are designed in accordance with the guidelines and
standards for dwelling mix, residential density, public open space/ ch ildren’s play and
internal spaces.
Bicycle Parking Standards (Section 11.4.1)
A total of 620no. bicycle parking spaces are proposed to serve the apartment units and are
located within the basement levels. A further 86no. cycle parking spaces are located at ground
level to cater for visitors to the residential and retail/ commercial elements of the development.
Car Parking Standards (Section 11.4.2)
Permission is also sought for 418no. car parking spaces including 405no. basement level spaces
and 13no. surface level spaces.
STATEMENT OF CONSISTENCY – DEVELOPMENT PLAN
The proposed development is consistent with the Development Plan land use zoning
objective for the site, the Development Plan policies and objectives for Housing and the
relevant Development Plan Development Management Standards.
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4.2

FORTUNESTOWN LOCAL AREA PLAN 2012
The Fortunestown Local Area Plan was adopted in May 2012 and extended until May
2022. The sections of the LAP most relevant to the current application are: Section 6.0 Frameworks
Section 7.0 Standards & Design Criteria
Section 8.0 Phasing.
The current application site is located within Framework 5 Saggart – Cooldown
Commons. Figure 4 below illustrates the location and extend of the application site
in the context of Framework 5.

4.2.1

LAP Framework
Objectives SCNN1 to SCNN7 within Framework 5 provide standards and criteria in relation to
accessibility and movement, density and land use, green infrastructure and built form.
Consistency with these objectives is noted as follows: Objective SCCN1: - Secondary streets will be accessed from Garter Lane, Fortunestown Lane,
Citywest Avenue and Bianconi Avenue.
In accordance with Objective SCCN1 of the LAP access to secondary streets within the
proposed Phase 2 development will be provided from the following: - : • Fortunestown Lane & Citywest Avenue: - As permitted under ABP-300555-18 the
existing roundabout at the south-eastern corner of the site will be upgraded to a 4-arm
signalised junction connecting to Citywest Avenue to the east, the permitted school
development to the north, Fortunestown Lane to the south and the proposed
development to the west.
• Garter Lane: - The proposed Phase 2 development will connect to the permitted northsouth route within the Phase 1 site which links to two new access points to Garter Lane
along the western boundary of the Phase 1 site.
•

Bianconi Avenue: - The Phase 1 development makes provision for a future access to
Bianconi Avenue, currently within third party ownership, along the northern boundary
of the site.

Objective SCCN2: - Development along Citywest Avenue and Fortunestown Lane will include
for the provision of cyclist and pedestrian crossing points that integrate with existing and
proposed pedestrian and cycle routes.
Cyclist and pedestrian facilities and crossing points are fully integrated into the design of the
proposed accesses and the proposed internal road and street network.
Objective SCCN3: - The alignment and width of Garter Lane shall be retained in a manner
that preserves its narrow and winding rural character.
The permitted Phase 1 development (ABP-300555-18) provides comprehensive proposals for
the interface with Garter Lane.
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Objective SCCN3a: - In considering planning applications in the vicinity of the Luas terminus,
consideration will be given to the possibilities of future extension of the Luas beyond the
existing terminus should demand exist for such in the future.
The current application includes proposals for interface and integration with the Luas Red Line
and Saggart Luas Stop with no adverse impact on the existing or future operation of the light
rail system.
Objective SCCN4: - Development of the Saggart-Cooldown Commons Neighbourhood shall
accord with the Local Area Plan’s Planning Strategy and shall include for the provision of a
primary school site of not less than 2 hectares.
The proposed development is a residential development with associated ancillary services. Two
primary schools are permitted on the lands to the north east of the current application site and
will be developed by the Department of Education and Skills in accordance with Objective
SCCN4 of the LAP.
Objective SCCN4a: - A minimum of 85% of all dwellings be provided as own door houses on
their own site and that a maximum of 15% of all dwellings across the Plan Lands be provided
as apartments/duplexes with such dwellings limited to appropriate areas or particular
locations such as Luas stops and landmark junctions and sensitively designed to contribute to
the broader aesthetics of the area including the nearby Mountains. The minimum average floor
area of all developments throughout the Plan Lands shall be 110 sq. metres.
Taken as a standalone development, the proposed Phase 2 comprises a total of 488no. 1, 2 and
3 bed apartments on a site of c.3.6ha giving a net residential density of 134 units per ha.
Combined with the Phase 1 development the overall site will accommodate 1,012 dwelling
units on a site of 16.6ha (net development area) giving a residential density of 61 units per ha.
Cumulatively Phases 1 and 2 will accommodate 496no. own door units comprising 3 and 4 bed
houses and 2 bed duplexes representing 49% of the overall development. The average gross
floor area of the 12no. dwelling types within Phase 1 is 126sq.m which is above the minimum
average floor area of 110sq.m required by the LAP. The average gross floor area of the 488no.
apartments within Phase 2 is 75sq.m. The proposed development provides a higher density of
development than envisaged within the LAP resulting in a higher proportion of apartment units,
a lower average floor area and increased building heights. The proposed density, unit mix and
associated building height are supported by the provisions of the Guidelines for Planning
Authorities on Sustainable Residential Development in Urban Areas (2009) which refer to
minimum net densities of 50 dwellings per ha along public transport corridors and encourage
development at a sufficiently high density to provide for an efficiency in serviceable land usage.
Objective SCCN5
A hierarchy of green spaces and amenity areas are proposed within the current application as
detailed within the landscape design proposals by Cunnane Stratton Reynolds. These spaces
include:
• Courtyards: Located within the courtyards of each of Blocks A to E these spaces will
accommodate landscaped amenity spaces with passive seating and active play spaces
all with passive surveillance from the adjoining apartments.
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•

Landscaped Linear Pedestrian Route: This route is located long the southern boundary
of the application site and will function as a pedestrian route linking Saggart Luas Stop
to the permitted Phase 1, the schools site and the Cuil Duin development. This
landscaped area will also provide a pleasant interface between the proposed Blocks C
to E and the Luas line to the south.

•

Local Square: In accordance with the LAP layout the proposed development includes
a landscaped local square directly to the north of Saggart Luas stop with ground floor
retail/ commercial and creche uses fronting on to and activating the local square.

The proposed amenity spaces within the current Phase 2 application will also complement the
permitted amenity and recreational spaces within the permitted Phase 1 comprising a district
park, neighbourhood parks and pocket parks.
Objective SCCN5a: - That a 10m (min) biodiversity strip (measured from the top of the bank)
shall be reserved on both sides of the designated sections of stream(s), for flood management,
landscaping, pedestrian/ cyclist movement and biodiversity reasons.
This objective relates to designated sections of streams within the LAP and is not directly
relevant to the current application site.
Objective SCCN6: - To secure the preservation (i.e. preservation in-situ or, as a minimum,
preservation by record) of archaeological remains within the registered Area of
Archaeological Potential (AAP) of Saggart on the Plan lands.
The proposed development will not impact on any archaeological remains or the setting of
Saggart House or Tassagart.
Objective SCCN7: - To ensure development within the vicinity of Saggart House (House and
Gateway) and Tassagrt (Tower House, Walled Stable Yard, Outbuildings and Gateways) does
not seriously detract from the setting of these structures, and is sited and designed
appropriately.
The proposed development will not impact on the setting of Saggart House or Tassagart.
4.2.2

LAP Standards and Design Criteria
The design and layout of the proposed development is in accordance with the standards set out
within the LAP, Development Plan, relevant Section 28 Guidelines and Design Manual for
Urban Roads and Streets.
The enclosed Design Statement assesses the proposed development against the 12 criteria
contained in the Guidelines on Sustainable Residential Development in Urban Areas and
accompanying Design Manual and confirms that the relevant criteria have been addressed in
the design and layout of the proposed development.
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4.2.3

LAP Phasing
Section 8.0 of the LAP details the phasing and timing of development within the plan lands in
a manner that seeks to ensure that infrastructure and amenities are delivered in conjunction with
residential and commercial development.
It is noted that the LAP provides flexibility when applying phasing requirements as follows: ‘It should be noted that key outcomes are not mandatory in all cases. In determining
planning applications across the overall Plan lands, the Planning Authority may take a
considered view that further development should be allowed to proceed with regard to
where housing is being delivered. This may occur where:•
•

•

•

•

there are phasing requirements on lands that are outside the control of a particular
applicant/landowner;
the developer/landowner of lands that are outside the control of a particular
applicant/landowner is either not developing or is proceeding at a significantly
slower rate than the particular applicant/ landowner;
the phasing requirements in question are considered not to directly serve the further
quantum of development that the particular applicant/landowner wishes to proceed
with;
If required to directly serve the further quantum of development that the particular
applicant/landowner wishes to proceed with, an alternative may be considered on
the particular applicant/ landowners own landholding;
the particular applicant/landowner who wishes to further develop has satisfactorily
and substantially completed a quantum of development already permitted and any
directly associated phasing requirement(s). (Page 50).

The key issues for consideration in relation to phasing are: 1. The total residential development allocation in the LAP lands for Phases 1 to 4 as set
out in Table 8.1 of the LAP.
2. The required phasing outcomes as set out in Tables 8.2 to 8.5 of the LAP.
Total Development Residential Development Allocation
Table 3 below provides a summary of the developments permitted within the LAP area since
the adoption of the LAP in 2012. Table 3 illustrates that development is moving into Phases 3
and 4 of the LAP phasing programme i.e. 1500+ dwelling units.
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LAP Neighbourhood
Fortunestown Centre

Cheeverstown
Citywest Road
Boherboy
Saggart
Cooldown Commons

Table 3
Permitted Developments within LAP Lands
Reg. Refs.
SD16A/0210
SD16A/0078
ABP-302398-18
SD18A/0014
SD18A/0015
SD15A/0127 & SD17A/0054
SD17A/0458 & SD17A/0030
SD14A/0121 & SD15A/0095
SD16A/0297
ABP-300555-18

Total

Total Units
111
128
459
78
52
382
12
224
12
524
1,982

Required Phasing Outcomes
Table 4 below summarises the required phasing outcomes within Phases 1 to 4 and the current
status of each outcome.
In summary, the required outcomes for Phase 1 to 3 have been addressed or are in the process
of being addressed. The remaining required outcome within Phase 4 is the provision of a second
secondary school site. The provision of lands for a secondary school is outside the control of
the applicant and is a matter for agreement between the planning authority and the Department
of Education and Skills.
On the basis of the above and having regard to the national imperative to deliver residential
units and the flexibility contained within the LAP phasing requirements, it is considered that
the proposed development of 488no. units would be consistent with the phasing strategy set out
in the LAP.
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Table 4
LAP Phasing Outcomes
Phase 1 – Up to 400 Dwellings
• District Park to Rear of Citywest Shopping Centre
Provided by relevant landowner.
•

2no. Primary Schools
Scoil Aoife Community National School on Fortunestown Lane officially opened in
May 2017. In addition 2no. primary schools were permitted in January 2017 on lands
directly to the north east of the current application site (Reg. Ref. SD16A/0255) and are
currently under construction.

•

Upgrade junction Fortunestown Lane & City West Road
Upgrade works commenced in June 2018 and are now complete.

•

10m biodiversity strip on Corbally Stream.
To be integrated into the design of developments within the Boherboy Neighbourhood.

Phase 2 – C. 600 Dwellings
• 1no. secondary school
Department of Education & Skills has confirmed in response to planning application
Reg. Ref. SD16A/0255 that there is a more immediate demand for primary schools
rather than post primary schools.
•

780sq.m of community floorspace
To be provided in accordance with conditions attached to Reg. Refs. SD16A/0078,
SD16A/0210 and ABP-300555-18.

•

Neighbourhood Park at Saggart-Cooldown Commons Neighbourhood
Currently under construction as part of the Cuil Duin development permitted under Reg.
Refs. SD14A/0121 and SD15A/0095.

•

Construction of Citywest Avenue Extension
To be provided by relevant landowners as part of permitted and proposed developments
on their lands. The key central section is permitted under ABP-302398-18.

Phase 3 – C.800 Dwellings
• Provision of a third primary school.
Scoil Aoife Community National School on Fortunestown Lane officially opened in
May 2017. In addition 2no. primary schools are permitted to the west of the current
application site in January 2017 (Reg. Ref. SD16A/0255) and are currently under
construction.
Phase 4 – C. 1,500 Dwellings
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•

Provision of second secondary school site.
To be provided elsewhere within the LAP lands in consultation with Department of
Education and Skills.

STATEMENT OF CONSISTENCY – LOCAL AREA PLAN
The layout of the proposed development is consistent with the Fortunestown LAP
Frameworks for the Saggart-Cooldown Commons Neighbourhood.
The proposed development materially contravenes the LAP in respect of: • Density: The LAP requires 40 – 50 units per ha. The proposed Phase 2 development
provides 134 units per ha or 61 units per ha when combined with the permitted Phase
1.
•

•

Building Height: The LAP prescribes building heights of 2 – 3 storeys. The proposed
development comprises building heights of predominately 4/ 5 storeys with a 9
storey landmark element.
Unit Mix: The LAP requires that a minimum of 85% of all dwellings be provided as
own door houses on their own site and that a maximum of 15% of all dwellings
across the Plan lands be provided as apartments/ duplexes. The proposed Phase 2
development provides 488no. apartments. Combined with the permitted Phase 1, the
overall development will comprise 49% own door units.

The material contraventions arise due to the proposed higher density of development on the
current application site. An increased density of development is supported by the provisions
of the Guidelines for Planning Authorities on Sustainable Residential Development in Urban
Areas (2009) which refer to minimum net densities of 50 dwellings per has along public
transport corridors and within 1km of a light rail stop. The Board will also be aware that the
applicant was requested to consider a higher density of development across the applicant’s
overall landholding, Phases 1 and 2, in the course of consultations in relation to ABP-300555181. It is submitted that the proposed development and the permitted Phase 1, provide an
appropriate density of development to ensure for an efficiency in serviceable land usage
within Fortunestown and on lands adjoining Saggart Luas stop.
A statement in accordance with section 8(1)(iv) of the Planning and Development (Housing)
and Residential Tenancies Act 2016, that specifically addresses the material contraventions
of the Fortunestown Local Area Plan 2012 is provided within Section 3.0 of this Planning
Statement.

1

Item 1 of An Bord Pleanala Notice of Pre-Application Consultation Opinion dated 12th October 2017.
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5.0

STATEMENT OF CONSISTENCY - MINISTERIAL GUIDELINES
The following is a list of the current Section 28 Ministerial Guidelines as identified within the
Introduction section of the South Dublin County Development Plan 2016 - 2022: •

Sustainable Residential Development in Urban Areas – Guidelines for Planning
Authorities (2009)

•
•
•

Urban Design Manual - Best Practice Guidelines (2009)
Sustainable Urban Housing Design Standards for New Apartments – Guidelines for
Planning Authorities (2015)
Quality Housing for Sustainable Communities – Design Guidelines (2007)

•
•

The Planning System and Flood Risk Management (2009)
Design Manual for Urban Roads and Streets (2013)

•

Childcare Facilities - Guidelines for Planning Authorities (2001)

•

•
•
•

Appropriate Assessment of Plans and Projects in Ireland – Guidance for Planning
Authorities (2009)
Implementation of SEA Directive (2001/42/EC): Assessment of the Effects of Certain
Plans and Programmes on the Environment - Guidelines for Regional and Planning
Authorities (2004)
Architectural Heritage Protection - Guidelines for Planning Authorities (2011)
Retail Planning - Guidelines for Planning Authorities (2012)
Sustainable Rural Housing - Guidelines for Planning Authorities (2005)

•
•

Development Plans - Guidelines for Planning Authorities (2007)
Wind Energy Development - Guidelines for Planning Authorities (2006)

•
•
•

Telecommunications Antennae and Support Structures - Guidelines for Planning
Authorities (1996)
Development Management - Guidelines for Planning Authorities (2007)
Draft Landscape and Landscape Assessment (2000)

•

Quarries and Ancillary Activities - Guidelines for Planning Authorities (2004).

•

Spatial Planning and National Roads – Guidelines for Planning Authorities (2012).

•

Sustainable Urban Housing: Design Standards for New Apartments Guidelines for
Planning Authorities (2015) (Updated in 2018).
The Provision of Schools and the Planning System (2008).

•

•

The Section 28 Guidelines most relevant to the current application are: •
•
•
•

Guidelines for Planning Authorities on Sustainable Residential Development in Urban
Areas (2009).
Urban Design Manual – Best Practice Guidelines (2009).
Sustainable Urban Housing: Design Standards for New Apartments Guidelines for
Planning Authorities (2018).
Childcare Facilities – Guidelines for Planning Authorities 2001.
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•

The Planning System and Flood Risk Assessment Guidelines for Planning Authorities
2009.

Overarching these Guidelines is the National Planning Framework and the relevant objectives
of this document are considered in the first instance.
5.1

Project Ireland 2040 – National Planning Framework
The National Planning Framework (NPF) is the Government’s high-level strategic plan for
shaping the future growth and development of the country out to the year 2020. A key element
of the NPF’s strategy is compact growth with the key features being: •

Targeting a greater proportion (40%) of future housing development to be within and
close to the existing ‘footprint’ of built-up areas.

•

Making better use of under-utilised land and buildings, including ‘infill’, ‘brownfield’
and publicly owned sites and vacant and under-occupied buildings, with higher
housing and jobs densities, better serviced by existing facilities and public transport.
Supporting both urban regeneration and rural rejuvenation through a €3 Billion
Regeneration and Development Fund and the establishment of a National
Regeneration and Development Agency. (Page 22)

•

The NPF is divided into 11 Chapters as follows: • Chapter 1 The Vision
• Chapter 2 A Way Forward
•

Chapter 3 Effective Regional Development

•
•

Chapter 4 Marking Stronger Urban Places
Chapter 5 Planning for Diverse Rural Places

•

Chapter 6 People, Homes & Communities

•

Chapter 7 Realising our Island and Marine Potential

•

Chapter 8 Working with Our Neighbours

•

Chapter 9 Realising Our Sustainable Future

•
•

Chapter 10 Implementing the National Planning Framework
Chapter 11 Assessing Environmental Impact

Each chapter contains National Policy Objectives that promote coordinated spatial planning,
sustainable use of resources and protection of the environment and the Natura 2000 network.
The National Policy Objectives most relevant to the current application are as follows: -
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STATEMENT OF CONSISTENCY
In accordance with the National Policy Objectives of the NPF the current application will
deliver a medium to high density development of modern and adaptable new homes within
an existing urban area in close proximity to existing public transport and local service
provision.
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5.2

Guidelines for Planning Authorities on Sustainable Residential Development in Urban
Areas and associated Urban Design Manual Best Practice Guidelines (both 2009)
The Guidelines on Sustainable Residential Development in Urban Areas set out the key
planning principles for the preparation and assessment of applications for residential
development in urban areas. The Guidelines are also accompanied by a non-statutory Design
Manual that illustrate how the policy principles can be translated into practice by developers.
The principles contained within the Guidelines are
translated into the planning and design objectives and
standards contained in the South Dublin Development
Plan 2016 – 2022. These objectives and standards have
informed the nature, scale and form of development
within the current application and ensure a plan-led
approach to the development of the site.
The Urban Design Manual provides a series of criteria
against which residential developments can be assessed at
the levels of the neighbourhood, the site and the home.
Consistency with the 12 Design Criteria is demonstrated
in detail within the Architectural Design Statement
enclosed.
STATEMENT OF CONSISTENCY
The proposed layout, design and built form is guided by the principles set out within the
Guidelines and the design criteria within the Design Manual which ensures that the proposed
development provides a variety of residential dwellings that are connected to local public
transport options including Saggart Luas Stop and accessible to existing retail and local
services in Citywest Shopping Centre and Saggart Village.

5.3

Sustainable Urban Housing: Design Standards for New Apartments (2018)
These Guidelines update the “Sustainable Urban Housing: Design Standards for New
Apartments” guidelines, published by the Department in 2015. The Guidelines are supported by
legislation which introduces new powers whereby the Minister may expressly state Specific
Planning Policy Requirements which must be applied by planning authorities, or An Bord
Pleanála, in the exercise of their functions.
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Where specific planning policy requirements are stated in
the Guidelines, the Minister intends that such requirements
must take precedence over policies and objectives of
development plans, local area plans or SDZ planning
schemes.
The 2018 Guidelines specify planning policy requirements
for:
•
•
•
•
•
•
•

Internal space standards for different types of
apartments, including studio apartments;
Dual aspect ratios;
Floor to ceiling height;
Apartments to stair/lift core ratios;
Storage spaces;
Amenity spaces including balconies/patios;
Room dimensions for certain rooms.

STATEMENT OF CONSISTENCY
The design and layout of the proposed apartments are consistent with the standards for
internal floor areas, rooms sizes, private amenity space and communal amenity space as set
out in the 2018 Apartment Guidelines. Comprehensive schedules and floor plans
demonstrating compliance with the standards are provided by Darmody Architecture within
the enclosed Housing Quality Assessment.
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Childcare Facilities – Guidelines for Planning Authorities (2001)
The Childcare Facilities Guidelines for Planning Authorities 2001 refer to a benchmark of an
average of one facility (with 20 childcare spaces) for 75 houses and also provide broader
guidance on internal standards for childcare facilities.
The Citywest area is currently well serviced by creche facilities and there are number of
additional childcare facilities permitted and/ or in the pipeline. Table 5 provides a schedule of
the existing and permitted childcare facilities within c.2km of the current application site.
Figure 5 attached illustrates the location of existing and permitted childcare facilities.

Existing

Map Ref.
A.

Permitted

5.4

Table 5
Existing and Permitted Childcare Facilities Saggart & Citywest
Name/ Reg. Ref.
Address
GFA Sq.m
Kidorama
Slade Castle Wood, Saggart
316

B.

Cocoon

The Belfry, Citywest

442

C.

Stepping Stones

Belfry Crescent, Citywest

150

D.

Youth Horizons

Sundale Road, Jobstown

271

E.

Links

Old Naas Road, Citywest

595

F.

Care & Cuddles

Fortunestown Lane, Saggart

352

1.

SD14A/0121

Cuil Duin, Fortunestown Lane

520

2.

SD16A/0078

Cooldown Commons, Fortunestown Ln.

203

3.

SD15A/0127

Citywest Road, Citywest

615

4.

ABP 300555-18

Phase 1, Fortunestown Ln. & Garter Ln.

250

5.

ABP 302398-18

Cooldown Commons, Citywest

327

Total GFA

4,041

The proposed development comprises 488no. dwellings consisting of 1, 2 and 3 bed apartments.
As set out in the Sustainable Urban Housing: Design Standards for New Apartments (2018), 1
bed units should not generally be considered to contribute a requirement for childcare provision.
Excluding the proposed 118no. 1 bed units, the proposed development comprises 370no. 2 and
3 bed units which would give a requirement for c.99no. childcare spaces based on the standard
from the 2001 Guidelines.
The 2001 Guidelines apply a minimum floor space per child of 2.32sq.m, exclusive of kitchen,
bathroom and hall, furniture or permanent fixtures. Applying that standard, a childcare facility
to serve the proposed development and meeting the requirement for c.99. childcare spaces
would need to be a minimum of 230sq.m net floor area.
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STATEMENT OF CONSISTENCY
The proposed development provides a purpose built, ground floor creche of 431sq.m within
Block B with associated external play area. The proposed floor area of the creche exceeds
the minimum requirement.
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Legend
Childcare Facilities

E

Existing
A. Kildorama
B. Cocoon
C. Stepping Stones
D. Youth Horizons
E. Links
F. Care & Cuddles
Permitted (Reg. Ref.)
1. SD14A/0121
2. SD16A/0078
3. SD15A/0127
4. ABP 300555-18
5. ABP 302398-18

3

1
4

5

2

F

D
B

A

C

Fortunestown Lane SHD Phase 2
Figure 5 Location of Childcare Facilities within 2km
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5.5

The Planning System and Flood Risk Assessment Guidelines for Planning Authorities 2009
These Guidelines introduce comprehensive mechanisms for the
incorporation of flood risk identification and management into
the planning process.
In accordance with the Planning System and Flood Risk
Management Guidelines and associated Justification Test for
Development Management (Box 5.1 of the Guidelines) a SiteSpecific Flood Risk Assessment (SSFRA) has been prepared
for the current application by JBA Consulting Engineers. The
primary objective of the SSFRA to inform a site design that can
manage the impacts of surface water across the site without
negatively impacting areas off the site.

STATEMENT OF CONSISTENCY
In accordance with the requirement of the Flood Risk Assessment Guidelines a Site Specific
Flood Risk Assessment has been prepared to develop a comprehensive surface water strategy
for site and inform the site layout and thereby remove flood risk from the site and reduce
residual risk to adjacent properties.
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6.0

EFFECTS ON ENVIRONMENT AND EUROPEAN SITES

6.1

APPROPRIATE ASSESSMENT SCREENING
An AA Screening Report has been prepared by Openfield Ecological Services. This Report finds
that significant effects are not likely to arise, either along or in combination with other plans or
projects to any SAC or SPA.

6.2

EIA SCREENING
The information referred to in article 299B(1)(b)(ii)(11) and article 299B(1)(c) of the Planning and
Development Regulations 2001-2018 is contained within a standalone document prepared by BMA
Planning and enclosed with this application.
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7.0

WATER SERVICES

7.1

IRISH WATER CONFIRMATION OF FEASIBILITY
A Pre-Connection Enquiry was submitted to Irish Water and a response has been received. The
Irish Water response to the pre-connection enquiry contained within the DBFL Infrastructure
Design Report confirms that a connection to the Irish Water network can be facilitated.

7.2

WATER SUPPLY
The proposed Phase 2 development will connect to the permitted Phase 1 water supply system
which is permitted to connect to the existing 200mm watermain on Garter Lane. The connection
will take place at a point at the north-western corner of the Phase 1 site.

7.3

FOUL DRAINAGE
There is an existing 450mm foul sewer extending along the eastern and northern boundaries of the
site. This foul sewer was permitted by SDCC (Reg. Ref. SD06A/0348) and constructed by the
applicant to serve the current application site and the Cuil Duin residential development to the east.
The proposed Phase 2 will link the permitted Phase 1 development and the connection to the foul
sewer will take place at a point at the north western corner of the site and south east of the Garter
Lane – Bianconi Avenue junction.

7.4

SURFACE WATER MANAGEMENT
A surface water management strategy for the overall site, Phases 1 and 2, has been developed by
DBFL Consulting Engineers and informed by a Site-Specific Flood Risk Assessment by JBA
Consulting.
The surface water management strategy is fully integrated with the landscape strategy and design
and involves the creation of a linear detention basin around the proposed district park as permitted
under ABP-300555-18. This detention basin will accommodate surface water run-off from a 1 in
100-year return period storm event and is designed to cater for both the permitted Phase 1
development and the proposed Phase 2 development. The detention basin will drain to the existing
stream at the north eastern corner of the site and discharge will be controlled by hydro break or
similar device.
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8.0

CONCLUSION
On the basis of the foregoing and attached, it is considered that the proposed development is an
appropriate response for the site which is consistent with the South Dublin County Development
Plan 2016-2022 and the relevant Ministerial Guidelines and other planning policy sources.
We look forward to your decision in due course.

_______________
BMA PLANNING
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APPENDIX A
Minutes of Section 247 Preplanning Meeting

APPENDIX B
Copy of An Bord Pleanala Notice of Pre-Application
Consultation Opinion

APPENDIX C
Phasing Proposals for the Proposed Development and
Permitted Phase 1 Development

