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1.0 INTRODUCTION 
 
1.1 Introduction 

 
This Statement of Consistency is prepared for the purposes of demonstrating the extent to 
which the proposed residential development located at Northwood Crescent, Santry 
Demesne, Dublin 9 is consistent with the relevant policies pertaining to the site at national, 
regional, and local levels. 

 
1.2 Legislative Context 

 
In accordance with Section 4 of the Planning and Development (Housing) and Residential 
Tenancies Act, 2016, Kategale Limited is seeking planning permission from An Bord Pleanála, 
in respect of proposed Strategic Housing Development (SHD) as outlined above. The subject 
report constitutes the Statement of Consistency in accordance with the requirements of the 
Act. 
 

1.3 Outline of This Report 
 
This Statement of Consistency provides a description of the proposed development followed 
by a list of the various statutory and strategic policy documents considered and demonstrates 
the extent of consistency with the pertinent Development Plan (i.e. the Fingal County 
Development Plan 2017-2023) and the relevant Section 28 National Guidelines as required 
under Section (5)(b)(i) and (ii) of the Act.  
 

1.4 Policy Documents Considered 
 

The following policy documents have been considered in this Report: 
 
1. National Planning Framework (Ireland 2040 – Our Plan); 
2. Eastern & Midland Regional Assembly Regional Spatial & Economic Strategy 2019-2031; 
3. Sustainable Residential Development in Urban Areas – Guidelines for Planning 

Authorities (2009); 
4. Urban Design Manual: A Best Practice Guide (2009); 
5. Sustainable Urban Housing: Design Standards for New Apartments Guidelines for 

Planning Authorities (December 2020); 
6. Quality Housing for Sustainable Communities (2007); 
7. Childcare Facilities – Guidelines for Planning Authorities (2001); 
8. Part V of the Planning and Development Act 2000: Guidelines (2017); 
9.  Design Manual for Urban Roads and Streets (DMURS) (2019); 
10.  The Planning System and Flood Risk Management (2009); 
11.  Urban Development and Building Heights, Guidelines for Planning Authorities 

Consultation Draft August (2018); 
12.  Appropriate Assessment of Plans and Projects in Ireland Guidance for Planning 

Authorities (2009); 
13. Rebuilding Ireland: Action Plan for Housing and Homelessness (2016); 
14.  Fingal County Development Plan 2017-2023. 
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2.0 DESCRIPTION OF PROPOSAL 
 
2.1 Site Location 

 
The subject site is located within the Northwood business campus in Santry. The site is 
bounded to the south and south-west by Northwood Crescent, to the north-west by the 
Crescent Office Building, to the north by Northwood Avenue and to the east by Northwood 
Road. The site is approximately 6.5 km north of Dublin City Centre and approximately 1 km 
south of the M50 (Junction 4). There are a number of commercial units further to the south, 
including offices associated with Athletics Ireland, WDA Accountants, Hickeys Pharmacy Head 
Office, Tifco Hotel Group, Europcar Ireland, plus others.   

 
There are a number of other established residential housing estates in close proximity 
including: Geraldstown Woods, Northwood Court, and Northwood Crescent. The Santry River 
flows from west to east and lies a short distance to the north of the site, while an unnamed 
tributary (largely culverted) can be found to the east. Gulliver’s Retail Park is located opposite 
to the site on Northwood Avenue.  The retail park accommodates a number of well-known 
operators, including Home Focus, Home Base, Furniture Liquidation, Eco German Kitchens, 
and Petmania, amongst others. Additionally, Northwood Fitness Club complex is located 
beside the Santry Avenue entrance. 

 

 
Figure 2.1: Indictive location of the subject site (outlined in red) and the surrounding context (source: EPA.ie, 
cropped by TPA, 2022.) 

 
The site benefits from its location near a number of high frequency bus routes, being within 
short walking distance. Stops are located both along Ballymun Road and Santry Avenue, 
approximately 500m from the site are served by the No. 4 and 13, 17A, and 42D.  In addition, 
proposals for ‘MetroLink’, linking Swords and the Airport with Sandyford, (the emerging 
preferred route) provides for a stop at Northwood stop approximately c. 600m from the site, 
further enhancing the accessibility of the site.  
 
The site is also within walking distance of the Swords/Airport to City Centre Bus Rapid 
Transport (BRT) Route which will be located 1,200m to the east on the Swords Road. A 
proposed stop will be located adjacent to the junction of Northwood Avenue on the Swords 
Road. 
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2.2 Proposed Development Description  
 

The development description is noted as follows in the statutory notices; 
 

‘Kategale Limited intend to apply to An Bord Pleanála for permission for a 
Strategic Housing Development with a total application site area of c. 1.3 ha, on 
a site located at Northwood Crescent, Santry Demesne, Dublin 9. The site is 
bounded by Northwood Crescent to the south and south-west; The Crescent 
Building to the north-west; Northwood Avenue to the north; and Northwood 
Road to the east. The development, with a total gross floor area of c. 27,904 
sqm, will consist of the construction of 268 no. Build-to-Rent apartment units 
arranged over 2 no. blocks ranging in height from 5 to 11 storeys (Block A will 
comprise 54 no. 1-bedroom units and 44 no. 2-bedroom units; Block B will 
comprise 70 no. 1-bedroom units and 100 no. 2-bedroom units); Residential 
amenity facilities including a reception, post room and building management 
office; lounge areas, shared workspace, multimedia/games room, meeting 
rooms and a single storey residents’ gym at podium level (145 sqm); ancillary 
uses comprising a generator room; utilities room; bin stores; water tank rooms; 
sprinkler tank room; bicycle stores; storage rooms and plant rooms; the 
provision of all private and communal open space, including balconies/terraces 
to be provided for each apartment; and communal open space areas including 
a first-floor central podium garden connecting Blocks A and B and 2 no. rooftop 
terraces and a single storey 295 sqm crèche with dedicated outdoor play area.   
 
The development will also comprise the construction of a 3-storey office building 
with a total gross floor area of c.2,868 sqm, including ancillary uses comprising 
a reception/security area, staff amenities, bike stores, waste room and a plant 
room. The development will also include the provision of hard and soft 
landscaping, public realm improvements and amenity areas including public 
open space, a children’s play area and a community outdoor dining area; the 
provision of internal roads and pathways; 142 no. undercroft car parking spaces 
at ground floor level, 8 no. crèche set down spaces, and 662 no. bicycle parking 
spaces at ground floor level and surface level. The development will also include 
all associated ancillary development including 2 no. ESB switch rooms and 2 no. 
ESB substations; ground works and foul drainage; stormwater drainage; 
attenuation tank and related SUDS measures, water supply; service ducting and 
cabling; electric vehicle charging points; public lighting; boundary treatments; 
and all ancillary site development and excavation works above and below 
ground. Vehicular access is proposed via a new entrance on Northwood Road; 
Vehicular set down area for crèche with access/egress is located on Northwood 
Crescent. The provision of 2 no. pedestrian crossings on Northwood Crescent and 
Northwood Road.’ 
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The proposed development will have a net density of c. 196 No. units per hectare. We contend 
that this density is appropriate for the site having regard to the following: 
 

1. The National Planning Framework (Ireland 2040 – Our Plan), RSES, and 
Sustainable Urban Housing: Design Standards for New Apartments Guidelines for 
Planning Authorities (December 2020), which promote higher residential densities 
and consolidation in the Greater Dublin Area (GDA); 
 

2. The proximity of the site to high quality existing and future public transport; 
 

3. The site’s proximity to a range of facilities and amenities within the business park 
(incl. Gullivers Retail Park) and Santry Park, employment centres, schools and 
Dublin City University; 

 
4. The established suburban nature of the wider surrounding area; 

 
5. The provision of high-quality open space; and 

 
6. The infrastructural capacities in the area, including, inter alia, the roads and 

drainage networks. 
 
The supporting documentation enclosed demonstrates that the proposed scheme will not 
negatively impact upon the neighbouring land uses nor contravene the site’s land use zoning 
‘ME’, Metro Economic Corridor, which aims to ‘facilitate opportunities for high density mixed 
use employment generating activity and commercial development, and support the provision 
of an appropriate quantum of residential development within the Metro Economic Corridor.’ 

 
For example, the proposed building heights conform with building heights criteria as provided 
for in the Urban Development and Building Height Guidelines (2018), allowing for the increase 
in residential densities. We purport that generous separation distances between the new and 
proposed residential units ensure there is no undue overshadowing or overlooking impacts 
arising from the proposed development. 

 
In addition to the high-quality design approach that has been adopted for the residential units, 
the proposed landscaping plans for the proposal will ensure from the outset that the proposed 
development matures into the surrounding context. Further information on the proposed 
development is outlined in the documentation accompanying this planning application. 
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3.0 NATIONAL AND REGIONAL PLANNING POLICY 
 
3.1 Introduction 

 
The key provisions of national (including relevant Section 28 guidelines) and regional planning 
policy as it relates to the proposed development is set out in the following sections. The key 
policy and guidance documents of relevance to the proposed development are as follows: 

 
3.2 National Planning Framework – (Ireland 2040 – Our Plan) 
 

The National Planning Framework (NPF), published in February 2018, sets out a strategic 
development framework for the Country to 2040. The National Planning Framework is the 
Government’s plan to cater for the extra one million people that will be living in Ireland, the 
additional two thirds of a million people working in Ireland and the half a million extra homes 
needed in Ireland by 2040. 

 
The Framework focuses on: 
 

• Growing regions, their cities, towns and villages and rural fabric. 
 

• Building more accessible urban centres of scale. 
 

• Better outcomes for communities and the environment, through more 
effective and coordinated planning, investment and delivery. 

 
As a strategic development framework, the Plan sets the long-term context for Ireland’s 
physical development and associated progress in economic, social and environmental terms 
and in an island, European and global context. Ireland 2040 will be followed and underpinned 
by supporting policies and actions at sectoral, regional and local levels.  

 
Under the heading of Compact Growth, the NPF is: 
 

‘Targeting a greater proportion (40%) of future housing development to happen 
within and close to existing built-up areas. Making better use of under-utilised 
land, including ‘infill’ and ‘brownfield’ and publicly owned sites together with 
higher housing and jobs densities, better serviced by existing facilities and public 
transport’. 

 
A recurring theme in the Plan is the requirement to ensure that the future growth of Dublin 
occurs within its Metropolitan limits. The NPF estimates that Dublin City and suburbs will grow 
by c. 264,000 people in the period to 2040.  Ireland 2040 targets a significant proportion of 
future urban development on infill/brownfield development sites within the built envelope of 
existing urban areas. This is applicable to all scales of settlement, from the largest city to the 
smallest village. 
 
The NPF further notes in National Policy Objective 10  
 

‘There will be a presumption in favour of development that encourages more 
people, jobs and activity within existing urban areas, subject to development 
meeting appropriate planning standards and achieving targeted growth’. 
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It is submitted that the proposed development is consistent with the objectives of the NPF in 
seeking to consolidate and densify an urban area proximate to primary transport routes. It 
states that the key test is meeting appropriate planning standards, which should be 
performance-based to ensure well-designed, high-quality outcomes, rather than absolute in 
all cases.  
 
National Policy Objective 13 states that: 
 

‘In urban areas, planning and related standards, including in particular building 
height and car parking will be based on performance criteria that seek to achieve 
well-designed high-quality outcomes in order to achieve targeted growth. These 
standards will be subject to a range of tolerance that enables alternative 
solutions to be proposed to achieve stated outcomes, provided public safety is 
not compromised and the environment is suitably protected’. 

 
In response to NPF Objective 13, the proposed development will provide for increased heights 
and densities (c. 196 units per ha) in a high-quality urban design to achieve targeted growth 
of the area. The proposed development will also provide for reduced car parking standards. 
The undercroft carpark will include 142 No. spaces (90 No. of which are allocated to the 
residential units) and a further 8 No. set down spaces allocated to the creche. The ratio of 0.33 
spaces per residential unit is appropriate given the location of the site, in particular close to a 
public transport corridor and locations of employment. 
 
Although sometimes necessary to safeguard against poor quality design, the NPF notes that 
planning standards should be flexibly applied in response to well-designed development 
proposals that can achieve urban infill and brownfield development objectives in settlements 
of all sizes. This is important to note in the context of where the provisions of the NPF 
supersede prescriptive development management criteria as provided within a Development 
Plan. In particular, National Policy Objective 35 provides a clear reflection of the policy move 
towards compact growth and the more efficient use of serviced and zoned lands. 
National Policy Objective 35 states that: 
 

‘Increase residential density in settlements, through a range of measures 
including reductions in vacancy, re-use of existing buildings, infill development 
schemes, area or site-based regeneration and increased building heights’. 

 
The proposed development for a mixed use scheme on this brownfield site represents an 
opportunity to provide for increased densities and increased heights in accordance with the 
NPF policies and objectives. The NPF provides for a strong emphasis towards increased 
building heights in appropriate locations within existing urban centres and along public 
transport corridors. The proposed residential development ranges in height from 5 to 11 No. 
storeys and is therefore considered appropriate in this location and in accordance with the 
NPF. 
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3.3 Eastern & Midland Regional Assembly Regional Spatial & Economic Strategy 2019-2031 
 

The Eastern & Midland Regional Assembly Regional Spatial & Economic Strategy 2019-2031 
(RSES) is a strategic plan and investment framework to shape future development and to 
better manage regional planning and economic development throughout the Eastern & 
Midland Region.  
 
The proposed development is located within the Dublin Metropolitan Area and the Dublin – 
Belfast Economic Corridor and the Dublin City and Suburbs settlement as identified in the 
Strategy.  The RSES includes an objective to prepare a Metropolitan Area Strategic Plan 
(MASP) to ensure a steady supply of serviced development lands throughout the City’s 
Metropolitan area to support Dublin’s sustainable growth and continued competitiveness.  
The Strategy reiterates the NPF principle of compact and sustainable growth with a target of 
30-40% of new homes to be built on land within the built-up area.  Within the Dublin City and 
Suburbs area, the RSES supports the consolidation and re-intensification of infill, brownfield 
and underutilised sites through Regional Policy Objective 4.3, which also seeks to ensure that 
the development of future development areas is co-ordinated with the delivery of key water 
infrastructure and public transport projects. 
 
The RSES aims to deliver strategic development areas identified in the MASP, located at key 
nodes along high-quality public transport corridors in tandem with the delivery of 
infrastructure and enabling services to ensure a steady supply of serviced sites and to support 
accelerated delivery of housing. The MASP further supports the consolidation of Dublin City 
and Suburbs with a target population of 1.65 million people in the area by 2031, an increase 
of 250,000 people or 18% on 2016.   
 
The RSES provides a spatial strategy, economic strategy, metropolitan plan, investment 
framework and climate action strategy.  It notes that the Region is young in demographic 
terms (1 in 5 people under 14 years of age) but ageing rapidly with a significant increase in 
those aged over 65 expected by 2031.  There will also be a significant increase in the 15-24 
years age cohort with the trend towards smaller and one-person households forecast to 
continue.  

 
The purpose of the Strategy is to support the implementation of Project Ireland 2040 through 
providing a long-term strategic planning and economic framework for the development of the 
Regions. A Metropolitan Area Strategic Plan (MASP) is provided in order to deliver compact 
regeneration and growth in the Dublin metropolitan area. The MASP provides 5 No. strategic 
corridors, which includes the Metrolink Corridor (Metrolink/LUAS Greenline extension). 
  
The proposed development is designed to utilise a vacant site in an urban context in close 
proximity to a variety of amenities and services. The proposed residential development, which 
provides for a density of c. 196 units per hectare, is located within a 10-minute walk from 
several existing bus services as well as the preferred route for the MetroLink (and associated 
stop at Northwood) and therefore complies with the following policies: 
 

“RPO 8.3: That future development is planning and designed in a manner which 
maximises the efficiency and protects the strategic capacity of the metropolitan 
area transport network, both existing and planned and to protect and maintain 
regional accessibility”. 
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“RPO 5.2: Support the delivery of key sustainable transport projects including 
Metrolink, DART and LUAS expansion programmes, Bus Connects and the 
Greater Dublin Metropolitan cycle Network and ensure that future development 
maximises the efficiency and protects the strategic capacity of the metropolitan 
area transport network, existing and planned.” 

 
The proposed development will serve to regenerate an urban compact site and is supported 
by the policies of Compact Urban Development in the DRSES.  
 

“RPO 3.2: Local Authorities, in their core strategies shall set out measures to 
achieve compact urban development targets of at least 50% of all new homes 
within or contiguous to the built-up area of Dublin city and suburbs and at least 
30% of all new homes within or contiguous to the built-up area of metropolitan 
settlements within the wider Dublin metropolitan area.” 

 
In our opinion, the proposed development is in full accordance with the objectives of the RSES 
realising the potential of brownfield lands in the consolidation of Dublin and its suburbs. 

 
3.4 Sustainable Residential Development in Urban Areas – Guidelines for Planning Authorities 

(2009) 
 

The Sustainable Residential Development in Urban Areas - Guidelines for Planning Authorities, 
(2009) and its associated document Urban Design Manual – A Best Practice Guide (2009) 
illustrate essential criteria for sustainable urban residential development and describes how 
a scheme can integrate seamlessly into a site, taking consideration of its surroundings and 
thus presenting the best possible residential design scheme in built-up areas. 
 
 Prioritise walking, cycling and public transport, and minimise the need to use cars; 
 Are easy to access for all users and to find one’s way around; 
 Promote the efficient use of land and of energy, and minimise greenhouse gas 

emissions; 
 Provide a mix of land uses to minimise transport demand. 

 
The Guidelines also provide guidance on the core principles of urban design when creating 
places of high quality and distinct identity. The Guidelines recommend that planning 
authorities should promote high quality design in their policy documents and in their 
development management process. In this regard, the Guidelines are accompanied by a 
Design Manual discussed below which demonstrates how design principles can be applied in 
the design and layout of new residential developments, at a variety of scales of development 
and in various settings. 
 
These Guidelines support a plan-led approach to development as provided for in the Planning 
and Development Act 2000. Section 2.1 of the Guidelines note that ‘the scale, location and 
nature of major new residential development will be determined by the development plan, 
including both the settlement strategy and the housing strategy’. 
 
The Guidelines reinforce the need to adopt a sequential approach to the development of land 
and note in Section 2.3 and ‘the sequential approach as set out in the Departments 
Development Plan Guidelines (DoEHLG, 2007) specifies that zoning shall extend outwards from 
the centre of an urban area, with undeveloped lands closest to the core and public transport 
routes being given preference, encouraging infill opportunities…’. 
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Having regard to the above the subject site has been zoned ‘Metro Economic Corridor’ which 
aims to facilitate opportunities for high-density mixed-use employment and support the 
provision of an appropriate quantum of residential development. 
 
Sustainable neighbourhoods require a range of community facilities, and each 
district/neighbourhood will need to be considered within its own wider locality, as some 
facilities may be available in the wider area while others will need to be provided locally.  

 
Schools  

 
Section 4.4 of the Guidelines relates to the provision of school spaces with large scale 
residential development. A Schools Demand Assessment and Childcare Demand Audit, 
prepared by Tom Phillips + Associates, are enclosed with this planning application. 
 
The schools demand assessment found that future demand for primary and post-primary 
school places generated by the proposed development (an estimated 146 No. places) will 
likely be absorbed by the existing schools within the Swords School Planning Area and feeder 
areas.  
 
The childcare demand audit found that there are 30 No. existing childcare facilities within c. 
10-minute drive from the subject site, with the majority having some capacity for new 
enrolments at the time of the audit. Based on the number of residential units proposed 144 
No. units can reasonably accommodate families (i.e. above the threshold 75 No. units of 2-
bedrooms or more with respect to the relevant national guidance) generating a need for 38 
No. spaces childcare spaces at this location. In this regard, the proposed development includes 
a childcare facility of 295 sqm which can accommodate 50 No. children. Additionally, it is 
estimated that 54 No. pre-school children are likely to occupy the development once 
completed. Of this pre-school population, only c. 14 to 25 No. children are expected to avail 
of non-parental childcare within the area with respect to recent demographic trends, which 
have the potential to be absorbed by the existing childcare network. 

 
Density  

  
Those Guidelines provide national guidance in relation to the appropriate locations for the 
siting of higher density residential development, having regard to the locational 
characteristics of the lands in question.  

 
Section 5.4 onwards has regard to ‘Appropriate locations for increased densities’ and states 
that in general, increased densities should be encouraged on residentially zoned lands and 
particularly in the locations listed below (not exhaustive): 

 
• Brownfield sites (within city or town centres); 
• Public transport corridors; and 
• Institutional lands. 

 
The subject lands would be considered to be lands adjacent to ‘Public Transport Corridors’ in 
the context of the densities as stated in the Guidelines.  
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In relation to ‘public transport corridors’, the Section 5.8 of the Guidelines state: 
 

‘Walking distances from public transport nodes (e.g. stations / halts / bus stops) 
should be used in defining such corridors. It is recommended that increased 
densities should be promoted within 500 metres walking distance of a bus stop, 
or within 1km of a light rail stop or a rail station. The capacity of public transport 
(e.g. the number of train services during peak hours) should also be taken into 
consideration in considering appropriate densities. In general, minimum net 
densities of 50 dwellings per hectare, subject to appropriate design and amenity 
standards, should be applied within public transport corridors, with the highest 
densities being located at rail stations / bus stops, and decreasing with distance 
away from such nodes. Minimum densities should be specified in local area 
plans, and maximum (rather than minimum) parking standards should reflect 
proximity to public transport facilities.’ 

 
As demonstrated in the enclosed Traffic and Transport Assessment, prepared by Waterman 
Moylan Consulting Engineers, the lands are also within c. 500 m of the 3 No. bus stops serving 
route nos. 4, 13, 17A and 155. There is potential for a MetroLink station along R108 Ballymun 
Road, approximately 650m (c. 6-minute walk away) from the proposed development. This is 
reflected in the ‘ME’ Metro Economic Corridor zoning objective applied to the lands in the 
Fingal County Development Plan 2017-2023. 
 
Section 5.8 of the Guidelines recommends that ‘in general, minimum net densities of 50 
dwellings per hectare, subject to appropriate design and amenity standards, should be applied 
within public transport corridors, with the highest densities being located at rail stations / bus 
stops, and decreasing with distance away from such nodes.’  
 
The application encompasses the above characteristics and is therefore considered to 
constitute an appropriate location for higher density residential development.  The proposal 
for the lands is to provide for a gross density of c. 196 units per ha.  Thus, the proposed 
development of the subject lands would be consistent with the guidelines in respect to 
residential density and regard to Government Guidelines and the Development Plan policies, 
with a mix of apartments and commercial space. The proposed density of the scheme is 
appropriate given the capital investment that is planned in the Metro North infrastructure 
and the need to ensure the adequate population densities along the route.  
 

3.5 Urban Design Manual – A Best Practice Guide (2009) 
 
The Urban Design Manual presents 12 No. criteria that should be used to facilitate assessment 
of planning applications and should therefore be used as a guide to steer best design practice 
for residential proposals. The figure below illustrates how the 12 No. criteria have been 
sequenced in a logical order and the order of the criteria reflects the prioritisation and 
processes that should be adopted: i.e. not moving onto matters of detail until the important 
structural decisions have been taken.  
 
The 12 No. criteria are subdivided into three groups: Neighbourhood; Site; and Home, 
respectively, reflecting the sequence of spatial scales and order of priorities that is followed 
in a good design process. 
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Fingal County Development Plan 2017-2023 states ‘To achieve good urban design in 
developments, the 12 Urban Design Principles set out in the Urban Design Manual – A Best 
Practice Guide (2009) should be taken into account in designing schemes. These principles are: 
Context, Connections, Inclusivity, Variety, Efficiency, Distinctiveness, Layout, Public Realm, 
Adaptability, Privacy/Amenity, Parking and Detailed Design. Every area of the County is 
different, therefore the rules of good design should, in so far as possible, respond to the 
characteristics, history and culture of a place to which they are applied’. 

 
In short, the proposal’s response to the various criteria set out by the Guidelines is 
summarised as follows.  Please refer to the enclosed Architectural Design Statement, prepared 
by MOLA Architecture for further details. 

 
Context: How does the development respond to its surroundings? 

 
Response:  
 

• The proposed development has significant regard to the site’s surroundings and its 
status as a gateway location at the entrance to the Northwood Business Park. The 
overall proposed scheme will act as a landmark for the wider area. 
 

• The design and layout of the scheme is in keeping with the established and emerging 
character of the area which includes a mix of commercial, residential, and mixed uses. 
A number of permitted developments are located in proximity to the subject site and 
the proposed development has been designed to ensure that here will be no negative 
impact to the amenity of these developments though the provision of appropriate 
separation distances and well considered block orientation.  

 
• Materials and elevational treatments have been carefully considered and seek to 

provide visual interest through contrasting cladding systems and a variation in 
fenestration and building façade design 

 
Connections: How well is the new neighbourhood / site connected? 
 
Response:  
 

• The design of the proposal provides an attractive street edge on an existing 
underutilised site which integrates with the existing pedestrian and cycle network. 

 
• Pedestrian friendly areas are promoted within the scheme through the provision of 

shared amenity and public open spaces including a large publicly accessible children’s 
play area.  

 
Inclusivity: How easily can people use and access the development? 
  
Response:   
 

• The design of the full scheme ensures that the residential and employment elements 
are fully accessible for people with disabilities, through the provision of lifts, etc.  The 
residential parking provided under podium also includes mobility-impaired parking 
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spaces.  All elements of the scheme fully comply with Part M of the Building 
Regulations.  

 
• Easily accessible public open space areas are provided at the street level with timber 

benches and cube seating to encourage meeting and interaction.  
 

• A high quality communal open space is located at first floor podium accessible by 
external stairway or by the internal cores. The space facilitates a range of functions 
including children’s play and passive recreation.  

 
Variety: How does the development promote a good mix of activities? 

 
Response:   
 

• The overall proposed development aims to provide a sustainable mix of residential 
and employment uses. Ancillary facilities are provided throughout to include a 
residents meeting room, children’s play area and communal open space. A gym and 
multipurpose pavilion have also been located centrally within the development at 
podium level. These uses will ensure that the scheme promotes day and evening / 
night-time uses, thus ensuring the vitality and viability of the area is furthered and 
built upon. 

 
• The public spaces, adjacent to and between the proposed blocks will encourage 

movement and vitality externally at Ground Floor Level and within the public domain. 
 
Efficiency: How does the development make appropriate use of resources, including land? 

 
Response:  

 
• The proposal will provide a compact mixed-use development on serviced urban site 

proximate to the planned high capacity MetroLink which will have a stop located at 
Northwood within c. 600m of the subject site.  This accords with the principles of 
proper planning and sustainable development.  

 
• The site is located within a strong urban area which has been designated for more 

intensive development through the Metro Economic Corridor zoning within the Fingal 
County Development Plan 2017-2023. There are a range of existing facilities, services 
and employment hubs in the local area and the proposed high-density scheme could 
help to sustain and complement these existing resources.   

 
• The proposed height of 1 – 11 storeys ensures that an appropriate mix of land uses, 

and residential density is achieved (c. 196 units per ha). 
 

Distinctiveness: How do the proposals create a sense of place? 
  

Response:   
 

• The proposed 11 storey residential block will act as a gateway for the wider scheme 
and instil a sense of legibility to the area. Residential use will ensure vibrancy and 
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animation both by day and by night when office and commercial uses in the 
surrounding area close. This is essential at this gateway site.  

  
• The public open space adjacent to Northwood Park will provide a new amenity within 

this part of the overall Northwood Business Park and generate activity and passive 
surveillance on a previously underutilized site. 

 
Layout: How does the proposal create people-friendly streets and spaces? 

  
Response:  

 
• The proposed layout retains the existing footpath layout at Northwood Avenue in 

order to protect established pedestrian routes. Additional pedestrian / cyclist crossing 
points are proposed on Northwood Road and Northwood Crescent thereby increasing 
connectivity to adjacent areas and improving road safety. 

 
• As provided by DMURS traffic speeds will be controlled through street design 

including the use of on-street parking, shared surface and pedestrian movement and 
crossing points.  

 
• A shared first floor podium level garden terrace is proposed as part of the residential 

element of the scheme (in addition to private use terraces and balconies), which will 
ensure that an adequate level of residential amenity is enjoyed by all. 

 
Public Realm: How safe, secure, and enjoyable are the public areas? 

  
 Response:  
 

• A clear and defined public realm is proposed with public spaces located adjacent to 
the main public street and communal spaces located at podium level centrally within 
the residential block.  

 
Adaptability: How will the buildings cope with change? 

  
Response:   

 
• As outlined in the accompanying Energy and Sustainability Report prepared by Balrath 

Engineers, the proposed development will comply with Part L (2019). As part of the 
development’s efforts to reduce energy consumption, the project is targeting an A3 
BER (Building Energy Rating) throughout. Extensive work has been carried out to 
develop a balanced design approach to achieve these onerous targets with a number 
of sustainable features being incorporated into the design from the early stages. 

  
Privacy / Amenity: How do the buildings provide a high-quality amenity? 

 
Response:   

 
• Each apartment has useable private open space provision with over 57.5% being dual 

aspect (33% being the absolute minimum).   
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• The development also complies, in full, with the Sustainable Urban Housing:  Design 
Standards for Apartments – Guidelines for Planning Authorities (2020).  

 
• The central communal open space at podium level provides a range of secure amenity 

spaces for residents.  
 

• A Children’s play area is provided within the communal open space to encourage 
active play.  

 
• High quality landscaping is proposed with a range of hard and soft landscaping 

providing visual interest and creating a sense of place. 
   

Parking: How will the parking be secure and attractive? 
 

Response:  
 

• Secure, communal car parking is proposed at ground level under podium and will be 
within easy access of the apartments through the provision of lift and stair access 
serving all floors. 
 

• Parking will be managed by the operational management company.  
 

• Secure bicycle storage will also be provided at ground level under podium, in addition 
to external visitor parking so as to encourage sustainable modes of transport. 

 
• Bicycle storage facilities are provided as part of the development proposal. 

 
Detailed Design: How well thought through is the building and landscape design?  

 
Response:  

 
• The siting and orientation of the blocks in the scheme, has had regard to facilitating 

linkages and siting the public open space so as to be easily accessible to the public. 
 

• The materials proposed will complement existing material usage in the surrounding 
context whilst presenting a contemporary, landmark treatment for this gateway site.  

 
• The new public spaces proposed are safe, comfortable, varied and attractive.  They 

also promote vibrancy through the uses proposed adjacent to Northwood Road and 
Northwood Crescent, in particular.  

 
• Regard has been had to the location of basement louvres with landscaping utilised to 

reduce any visual impact. Bins stores are accessible from central core areas for the 
convenience of residents with a central waste collection area located proximate to 
the car park.  
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3.6 Sustainable Urban Housing: Design Standards for New Apartments Guidelines for Planning 
Authorities (2020) 
 
The Sustainable Urban Housing: Design Standards for New Apartments Guidelines for Planning 
Authorities (2020) (‘Apartment Guidelines’) seek to promote high density apartment 
development on appropriately zoned land in appropriate locations in line with the above 
referenced NPF overarching policies in relation to encouraging residential development within 
existing urban settlements. 
 
A key inclusion in the guidelines is the acknowledgement of the importance of strategic sites 
in existing urban areas in close proximity to existing public transport facilities. The guidelines 
identify locations is cities and towns that may be suitable for apartment development as 
follows: 
 

• Central and / or Accessible Urban Locations 
• Intermediate Urban Locations 
• Peripheral and/or Less Accessible Urban Locations 

 
The subject site is located within a central and / or accessible urban location. The Apartment 
Guidelines note that these locations are generally suitable for large scale apartment 
development and higher density developments. These locations are categorised as including 
the following: 
 

• Sites within walking distance (i.e. up to 15 minutes or 1,000-1500m), of principle city 
centres or significant employment locations, that may include hospitals and third level 
institutions; 
 

• Sites within reasonable walking distance (i.e. up to 15 minutes or 1,000- 1,500m) 
to/from high capacity urban public transport stops (such as DART or Luas); and 

 
• Sites within easy walking distance (i.e. up to 5 minutes or 400-500m) of reasonably 

frequent (min 10 minute peak hour frequency) urban bus services. 
 
The subject site is located less than a 10-minute walk from existing high frequency bus services 
(Bus Route Nos. 4, 13, 17A and 155), as well as the proposed preferred location of the 
Northwood MetroLink Station. The subject site therefore also falls into the central and/or 
accessible urban locations category and is therefore suitable for high density apartment 
developments. 

 
The Guidelines also note that the scale and extent of the development should increase where 
the site is strategically located near quality public transport hubs, service and urban amenities. 

 
‘The scale and extent of apartment development should increase in the relation 
to proximity to core urban centres and other relevant factors. Existing public 
transport nodes or locations where high frequency public transport can be 
provided, that are close to locations of employment and a range of urban 
amenities including parks/waterfronts, shopping and other services also 
particularly suited to apartments.’ 
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The proposed development is located within easy walking distance of high frequency bus 
routes and the future MetroLink. Northwood Businsess Park also provides a range of services 
and amenities. Gulliver’s Retail Park, which is occupied by 16 No. retail outlets, is also located 
within a 5 minute walking distance. It is therefore considered that the proposed development 
is suitable for increased heights and increased densities in accordance with the objectives of 
the Apartment Guidelines. 

 
The guidelines also note that in ‘Central and / or Accessible Urban Locations’ Planning 
Authorities must consider a reduced overall car parking standard. 
 

"In more central locations that are well served by public transport, the default policy 
is for car parking to be minimised, substantially reduced or wholly eliminated in certain 
circumstances." 

 
The proposed development in this regard provides for 142 No. car parking spaces, one of 
which is a car share space and 90 No. for residential space. The proposed development will 
provide for compensatory additional bicycle parking (582 No. spaces) for the sole use of the 
future residents. 

 
The proposed development is considered to be suitability located in an accessible area, well 
connected to adjacent facilities including public transport, and will provide a high quality 
development on the subject site. 

 
As the proposed development is intended to be a Build-to-Rent development, Specific 
Planning Policy Requirements (SPPRs) 7 and 8 will apply. Details of how the proposed 
development meets these requirements are set out below. 

 
  ‘Specific Planning Policy Requirement 7 
 

BTR development must be: 
 
Described in the public notices associated with a planning application specifically 
as a 'Build-To-Rent' housing development that unambiguously categorises the 
project (or part of thereof) as a long-term rental housing scheme, to be 
accompanied by a proposed covenant or legal agreement further to which 
appropriate planning conditions may be attached to any grant of permission to 
ensure that the development remains as such. Such conditions include a 
requirement that the development remains owned and operated by an 
institutional entity and that this status will continue to apply for a minimum 
period of not less than 15 years and that similarly no individual residential units 
are sold or rented separately for that period;’ 
 

The public notices describe the proposed development as a Build-to-Rent housing 
development. A covenant has been lodged as part of this application. 
 

‘(b) Accompanied by detailed proposals for supporting communal and 
recreational amenities to be provided as part of the BTR development. These 
facilities to be categorised as: 
 

(i) Resident Support Facilities - comprising of facilities related to the 
operation of the development for residents such as laundry facilities, 
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concierge and management facilities, maintenance/repair services, 
waste management facilities, etc. 

 
(ii) Resident Services and Amenities - comprising of facilities for 

communal recreational and other activities by residents including 
sports facilities, shared TV/lounge areas, work/study spaces, function 
rooms for use as private dining and kitchen facilities, etc.’ 

 
The amenity and social spaces proposed at Northwood (c. 800 sqm in total) include concierge, 
the main reception and marketing areas, parcel storage, bookable meeting and co-working 
spaces, residents’ lounges and café, cooking and dining facilities and a gym/ multi-purpose 
space and places for informal gatherings. They are grouped in three areas with the principal 
area provided at ground and podium in the south west corner of Block A connecting to a roof-
level lounge and terrace. In addition to this, a gym and multi purpose pavilion has been located 
centrally within the development at podium level, designed to accommodate various leisure 
uses which include workout classes, resident club meetings, seminars and large communal 
gatherings. 
 

 
Figure 3.1 Plan showing the location of the proposed Resident Amenity Spaces (source Architectural Design 
Statement, prepared by MOLA Architecture, cropped by TPA, 2022.) 
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Restrictions in relation to dwelling mix and other requirements set out in the Apartment 
Guidelines do not apply. However, for information purposes, the development is broken down 
under a number of sub-headings in SPPR 8. 
 

Specific Planning Policy Requirement 8 
 
For proposals that qualify as specific BTR development in accordance with SPPR 7: 
 

(i) No restrictions on dwelling mix  and all  other requirements of these 
Guidelines shall apply, unless specified otherwise; 

 
The proposed development includes 124 No. one bedroom apartments, and 144 No. two 
bedroom units, a total of 268 No. units. 
 
Density 
 
The proposed density on the subject site is c. 196 No. units per hectare. It is considered that 
the proposed density is appropriate given the National Policy objective to increase residential 
density in existing urban infill locations. The subject development is located close to high 
frequency strategic public transport routes; bus stops are on the Santry Road, Ballymun Road 
and is within walking distance of a range of employment locations. The area public transport 
within the area will be vastly improved through the introduction of BusConnects and the 
MetroLink (Section 3.2 and 3.5 of the enclosed Traffic and Transport Assessment, prepared by 
Waterman Moylan Consulting Engineers, includes full details on the existing and proposed 
public transport within the vicinity). The National Planning Framework also encourages the 
use of increased building heights in order to achieve increased residential densities in 
settlements. The density is reflective of the characteristics of the site, that facilitates a 
development of this height. The proposed building heights are discussed in further detail in 
Section 3.12 of this Report. 
 
Housing Mix 
 
The proposed development provides for 124 No. 1 bed units (46.3%), and 144 No. 2 bed units 
(53.7%). The proposed development offers much needed residential units at a time when 
there is an acute need for rental units. 
 
Apartment Sizes 
 
The Apartment Guidelines set out the minimum floor areas for apartment units as follows: 
 

Studio 37 sq m 
1 bedroom 45 sq m 
2 bedroom (3 person) 63 sq m 
2 bedroom 73 sq m 
3 bedroom 90 sq 

Table 3.1: Minimum unit size as per the Apartment Guidelines 
 
Though the proposed development is Build-to-Rent and is therefore exempt from certain 
standards in the Apartment Guidelines, the proposed units meet or exceeds the minimum 
floor areas for apartment units as demonstrated by the enclosed Housing Quality Assessment 
has been prepared by MOLA Architecture. 
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 Aspect Ratios 
 

The proposed development is located in a central and accessible urban location close to 
existing and proposed high quality public transport. The requirement for dual aspect is 
therefore 33% of the total number of units.  
 
Of the proposed 268 No. apartment units, 154 No. are dual aspect. This accounts for 57.5% of 
the overall development. The aspect of each unit is set out in Appendix B of the enclosed 
Housing Quality Assessment, prepared by MOLA Architecture. 

 
 Floor to Ceiling Height of Ground Floor Units 
 

In standard apartment developments, a floor to ceiling height of 2.7 metres is required. In 
accordance with the above requirements, the proposed development maintains a minimum 
ceiling height of 2.7 m at ground floor and 2.5 m on upper floors. 

 
Storage 
 
Each of the proposed units is provided with the required storage within each apartment unit. 
Details of the storage provision is included in the enclosed Housing Quality Assessment 
prepared by MOLA Architecture. 
 
Private Amenity Space  
 
All of the apartment units contain private open space in the form of terraces or balconies. The 
balcony sizes meet and exceed the appropriate standards for the type of apartment proposed 
(5 square metres for a 1-bedroom unit and 7 square metres for a 2-bedroom unit), as set out 
in the enclosed Housing Quality Assessment, prepared by MOLA Architecture. 

 
Communal Amenity Space 
 
The communal amenity space for 1-bedroom units is 5 sqm and 7 sqm for a 2-bedroom units. 
The overall requirement would therefore equate to 1,628 sqm. The proposed development 
will provide 1,990 sqm of communal amenity space over ground, podium and eighth floor 
levels. Within the proposed development the following is provided; bookable meeting space, 
flexible workspace, residents amenity area, residents multi-purpose gym, secure 
courtyard/podium open space, external running track and cycle storage. 
 
The proposed development in this instance provides for a variety of communal internal and 
external spaces which are in excess of the Apartment Guidelines minimum standards (5 sqm 
for a 1-bedroom unit, 7 sqm for a 2-bedroom unit).  

 
A children’s play area is provided in the open space to the east of Block A (400 sqm) and 
centrally within the podium for the sole use of residents (200 sqm). The enclosed Ground 
Landscape Plan (Drawing No. 21FG04-DR-200) and the First Floor Podium Plan (Drawing No. 
21FG04-DR-201), prepared by Áit Urbanism + Landscape Ltd. shows the details of the play 
spaces within the proposed development. 
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Resident Amenity 
 
Common amenity facilities for the residents of the proposed Build to Rent (BTR) scheme are 
extensive amounting to c. 800 sqm of leisure and relaxation areas, multi-purpose rooms, 
bookable work space, and other facilities distributed at different levels around the 
development to provide ample choice and variety. The principal area which includes a 
concierge desk and reception area is arranged over ground and first floor in the southwest 
corner of the site within Block A adjacent to the public open space and the podium level 
courtyard garden. A gym and multi-purpose pavilion is located on the podium and a roof-top 
lounge opening on a terrace garden. These amenities are for residents use only.  
 
As noted, the proposed development is a BTR scheme defined in the Apartment Guidelines. 
With regard to the car parking provision, it is stated: 
 

(iii) There shall be a default of minimal or significantly reduced car parking 
provision on the basis of BTR development being more suitable for central 
locations and/or proximity to public transport services. The requirement for a 
BTR scheme to have a strong central management regime is intended to 
contribute to the capacity to establish and operate shared mobility measures; 

 
It is proposed to include 142 No. residential car parking spaces in the undercroft ground level 
car park. Of these, 52 No. will be allocated to the office use with 1 No. reserved as a car share 
space.  90 No. will be reserved for the residential units, a ratio of 0.33 spaces per apartment 
unit. 
 

(iv) The requirement that the majority of all apartments in a proposed scheme 
exceed the minimum floor area standards by a minimum of 10% shall not apply 
to BTR schemes; 
 
(v) The requirement for a maximum of 12 apartments per floor per core shall not 
apply to BTR schemes, subject to overall design quality and compliance with 
building regulations. 

 
Of the 268 No. apartment units, 44 No. will be oversized (16.4%). The proposed development 
has a maximum of 3-8 units per core and is therefore compliant with the relevant standards. 

 
3.7 Quality Housing for Sustainable Communities (2007) 
 

The stated aim of the Quality Housing for Sustainable Communities, Best Practice Guidelines 
for Delivering Homes Sustaining Communities (2007) is to: 
 

‘identify principles and criteria that are important in the design of housing and 
to highlight specific design features, requirements and standards that have been 
found, from experience, to be particularly relevant.’ 

  
These Guidelines along with the Development Plan standards for housing have informed the 
design of the proposed houses within the proposed development.  MOLA Architecture have 
provided a Housing Quality Assessment for the proposed residential units. This shows that the 
proposed residential houses are compliant with the relevant Guidelines and Development 
Plan standards. 
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3.8 Childcare Facilities – Guidelines for Planning Authorities (2001) 
 

The Childcare Facilities Guidelines (2001), generally recommend the provision of childcare 
facilities for residential development with 75 No. units or more, having regard to the existing 
geographical distribution of such facilities in the area and the emerging demographic profile 
of the area. 
 
The Sustainable Urban Housing: Design Standards for New Apartments Guidelines for Planning 
Authorities (2020) note that 1-bed or studio type units should not generally be considered to 
contribute to a requirement for childcare provision, and subject to location this may also apply 
in part or whole, to units with two or more bedrooms: 
 

‘the threshold for provision of any such facilities in apartment schemes should 
be established having regard to the scale and unit mix of the proposed 
development and the existing geographical distribution of childcare facilities 
and the emerging demographic profile of the area. 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.’ 

 
The enclosed Childcare Demand Audit, prepared by Tom Phillips + Associates, outlines  that of 
the 268 No. units proposed, 144 2-bedroom units can reasonably accommodate families, 
which exceeds the 75 No. threshold to provide a childcare facility as established in the 
Apartment Guidelines. As such, a new purpose-built facility of 38 No. childcare spaces at this 
location is required. The proposed scheme includes for a 295 sqm creche that will cater for up 
to 50 No. child spaces.  

 
On the basis of the above, it is considered that the proposed childcare provision within the 
scheme is more than adequate to cater for the anticipated population and will also provide 
additional childcare capacity to the surrounding area. As outlined in Section 3.4 of the 
enclosed Childcare Demand Audit, should any additional childcare needs generated as a result 
of the proposed development (c. 14-25 No. places estimated) are likely to be absorbed by the 
existing childcare network (30 No. facilities within 10-minutes’ drive). 

 
3.9 Part V of the Planning and Development Act 2000: Guidelines (2017) 
 

This Guidance document advocates consideration of Part V issues at the earliest point 
possible. The subject proposal is entirely consistent with the 2017 Guidelines, which states: 

 
“The acquisition of units on the site of the development is the recommended 
option in order to advance the aim of achieving a social mix in new 
developments.  
 
This option should be pursued by the local authority from its earliest 
engagement with the developer, with a view to acquiring houses which meet its 
social housing requirements for that area/site.” (Source: Part V of the Planning 
and Development Act 2000: Guidelines (2017), p. 10.) 

 
We confirm that the proposed development is subject to the requirements of the Part V of 
the Planning and Development Act 2000 (as amended).  The Applicant has submitted 
information identifying the proposed Part V units, and related figures, to Fingal County 
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Council. 27 No. units, as agreed with FCC, will be provided as Part V units.  All Part V particulars 
are enclosed as part of this application, including a copy of the Validation Letter, dated 3rd 
March 2022, received from the Housing Section of Fingal County Council. 

 
3.10 Design Manual for Urban Roads and Streets (DMURS) (2013)  
 

A key objective of DMURS is to achieve safe, attractive and vibrant streets by balancing the 
needs of all users, and prioritising alternatives to car journeys.  
 
The Manual advocates a design-led approach, which takes account of both the physical and 
social dimensions of place and movement. The subject proposal is fully consistent with this 
recommended approach, and achieves a sense of place and residential amenity whilst also 
facilitating efficient and secure internal movement. 
 
A DMURS Statement of Compliance, prepared by Waterman Moylan Consulting Engineers, is 
enclosed and provides further detail in respect of the compliance of the proposed 
development with DMURS. 

 
 3.11 The Planning System and Flood Risk Management (2009) 
  

The Office of Public Works (OPW) and the Department of Environment, Heritage and Local 
Government (DEHLG) published The Planning System and Flood Risk Management: Guidelines 
for Planning Authorities (2009). These Guidelines introduce the principle of a risk-based 
sequential approach to managing flood risk. 

  
Waterman Moylan Consulting Engineers have prepared the enclosed Flood Risk Assessment 
in accordance with the Guidelines.  Table 5-1 of this Report presents the various residual flood 
risks involved and has been completed by the use of Table 3-2 (3x3 Risk Matrix). 
 
The report concludes: 
 

‘The subject site has been analysed for risks from tidal and fluvial flooding from 
the Santry River, pluvial flooding, groundwater and drainage system failures due 
to human error or mechanical system failure. 3-2. As the flood risk from all 
sources can be mitigated, reducing the flood risk to low or extremely low, the 
proposed development is considered acceptable in terms of flood risk.’ 

 
Therefore, the development is deemed acceptable from a flood risk assessment perspective. 
Please refer to the enclosed Assessment for further information. 

 
3.12 Urban Development and Building Heights – Guidelines for Planning Authorities (2018) 
 

The Urban Development and Building Heights: Guidelines for Planning Authorities were 
published on foot of the National Planning Framework. The aim of the Guidelines is to ensure 
that height policies do not undermine national policy objectives to provide more compact 
forms of development and the consolidation and strengthening of existing built-up areas. 
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Section 3.0 of the Height Guidelines contains Policy SPPR 3 which states: 
 

“It is a specific planning policy requirement that where; 
(A) 1. An applicant for planning permission sets out how a development 
proposal complies with the criteria above; and 
2. the assessment of the planning authority concurs, taking account of the wider 
strategic and national policy parameters set out in the National Planning 
Framework and these guidelines..” 

 
The criteria referred to by Policy SPPR 3 is contained in Section 3.2.  It sets out a number of 
criteria which, in line with SPPR 3, should be satisfied in terms of proposals for greater height.  
The criteria are set out in the table below: 
 

Development Management Criteria – Building Height 
Scale Criteria Response 

City / Town 

The site is well served 
by public transport 
with high capacity, 
frequent service and 
good links to other 
modes of public 
transport. 

There are 4 No. relevant bus stops close to the proposed 
development less than a 10 minute walk from the 
proposed development. Bus stop 5055 and 6009 is located 
on R104 Santry Road which facilitates west and east bound 
journeys. Both of these bus stops serve the 17A bus route 
to and from Dublin City Centre. The 5055 and the 6009 are 
approximately 280metres (C. 4minutes walking) and 230 
metres (c. 3-minutes walking) away from the proposed 
development, respectively. 
 
2 No. additional bus stops are located on R108 Ballymun 
Road, Bus Stop 322 which facilities southbound journeys, 
and and Bus Stop 7113 which facilities northbound travel. 
Both bus stops serve route nos. 4 and 155 in opposite 
directions, Bus Stop 322 also services the 13 .The 322 and 
the 7113 are approximately 450 metres (C. 6-minutes 
walking)and 550 metres (c. 7-minuteswalking) away from 
the proposed development, respectively (Refer to Section 
3.2.1 of the enclosed Traffic and Transport Assessment 
(TTA) for further detail on the existing public transport 
network). 
 
There will be significant upgrades to the existing 
surrounding public transport network in the coming years. 
 
BusConnects: 
The proposed development is served by the R108 Ballymun 
Road which offers the Spine Routes E1 and E2. The Spine 
routes are high frequency public transport routes with 
buses every 10–20 minutes. Other relevant routes would 
be the N6 and 19 and to the East, the D4, A2, A4, and the 
22 (Refer to Section 3.5 of the enclosed TTA for further 
details on the BusConnects). 
 
MetroLink: 
The proposed MetroLink (high-capacity, high frequency, 
rail line) will run from Sword to Charlemont. The preferred 
route for MetroLink is currently undergoing consultation. 
There is potential for the delivery of a station (Northwood) 
along R108 Ballymun Road, approximately 650m (c. 6-



 
TOM PHILLIPS + ASSOCIATES  
TOWN PLANNING CONSULTANTS 

 
 

 
Northwood SHD 
Statement of Consistency  26 
 
 

Development Management Criteria – Building Height 
Scale Criteria Response 

minute walk away) from the subject site. This will offer fast 
public transport and access to the city centre  (Refer to 
Section 3.5 of the enclosed TTA for further details on the 
MetroLink route). 
 
We, therefore, conclude that the subject site is well 
connected by public transport that provides frequent 
services to key employment and educational destinations, 
as well as providing access to surrounding social 
infrastructure.  The public transport options in close 
proximity connect the site to a wide range of key 
destinations.  
 

Development 
proposals 
incorporating 
increased building 
height, including 
proposals within 
architecturally 
sensitive areas, 
should successfully 
integrate into/ 
enhance the 
character and public 
realm of the area, 
having regard to 
topography, its 
cultural context, 
setting of key 
landmarks, 
protection of key 
views.  Such 
development 
proposals shall 
undertake a 
landscape and visual 
assessment, by a 
suitably qualified 
practitioner such as a 
chartered landscape 
architect. 

The proposed development includes a series of new 
buildings on a c. 1.3 ha site ranging in height from 1-11 
storeys.  The prevailing height of the subject proposal is 
predominantly 7-10 storeys. The design strategy locates 
lower heights around the edge of the site (1 and 3 storeys) 
in closest proximity to existing residential properties in 
order to minimise potential impacts on the residential 
amenities of these properties in relation to overlooking, 
daylight and sunlight impact, overshadowing and 
overbearing, with greater heights located towards the 
centre of the site. The proposed development will clearly 
constitute a new and higher density form of development 
given the wider hinterland generally comprises low-
density semi-detached and terraced housing. However, 
we note that Blackwood Square apartment development 
(ABP Ref. 306075-19) to the northeast of the site is eight-
storeys in height and is currently under construction. The 
massing and height of the proposed apartment blocks 
deliver a high-density scheme, would respond well to the 
scale of adjoining development and would create visual 
interest in the streetscape 
 
We contend that the varying heights of the roofs create a 
staggered profile that is not as visually imposing as a single 
homogenous and monolithic block. 
 
The enclosed LVIA Photomontages Booklet, prepared by 
SketchRender, includes 12 No. Medium to Long distance 
views and 17 No. Short to Medium distance views). A 
Landscape and Visual Impact Assessment has been 
prepared by Margaret Egan and Luke Meehan (both 
suitably qualified practitioners) from Áit Urbanism + 
Landscape Ltd. As evidenced by the enclosed Landscape 
and Visual Impact Assessment (LVIA) it is clear that the 
proposed development will not give rise to significant 
amenity or visual impacts. 
 

On larger urban 
redevelopment sites, 
proposed 
developments should 

The proposed development will deliver a new mixed use 
development on a c. 1.3 ha infill site.  The proposed 
development is designed in response to the existing road 
network and the location of adjacent properties.  The 
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Development Management Criteria – Building Height 
Scale Criteria Response 

make a positive 
contribution to place-
making, 
incorporating new 
streets and public 
spaces, using massing 
and height to achieve 
the required densities 
but with sufficient 
variety in scale and 
form to respond to 
the scale of adjoining 
developments and 
create visual interest 
in the streetscape. 

scheme will deliver a gross density of c. 196 units per ha 
through the provision of a range of architectural styles and 
contrasting scales within the development.   
 
As noted above, the proposed development responds to 
the scale of adjoining development through the varied use 
of building heights (lower around the edges at 1, 3 and 5  
storeys) through the site and the creation of generous 
separation distances between the taller elements of the 
scheme and neighbouring properties.   

District / 
Neighbourhoo

d / Street 

The proposal 
responds to its overall 
natural and built 
environment and 
makes a positive 
contribution to the 
urban 
neighbourhood and 
streetscape 

The proposal is designed to maintain the site’s open 
character through the provision of significant public open 
space and to retain as much of the site’s valuable natural 
environment as possible including important features 
such as the mature trees on the site.  The landscape 
strategy for the lands will enhance and complement the 
adjoining permitted public open space within Northwood 
1 to the west and promote the provision of pedestrian and 
cycle routes along the perimeter of the site.  
 
As demonstrated in the LVIA, the proposed development 
will make a positive contribution to the existing 
neighbourhood and streetscape which is anticipated to 
evolve in the short-to-medium term given the relatively 
recent grants of permission within the wider area. 
 

The proposal is not 
monolithic and avoids 
long, uninterrupted 
walls of building in 
the form of slab 
blocks with materials 
/ building fabric well 
considered. 

The subject development comprises a series of individual 
buildings all designed in a different architectural style of 
varying scale, form and height.   
 
The linear north-south arrangement of the taller 
residential blocks provides a visual break between the 
blocks when viewed from a north or south and assists in 
reducing the apparent massing of the proposed 
development.  
 
The varying building heights create a staggered profile 
which assists in creating a variety in form and avoid 
presenting the proposed developed as a visually imposing 
monolithic block.  
 

The proposal 
enhances the urban 
design context for 
public spaces and key 
thoroughfares and 
inland waterway/ 
marine frontage, 
thereby enabling 

Regarding flood risk, the site was subject to a flood risk 
assessment in line with the requirements of “The Planning 
System and Flood Risk Management – Guidelines for 
Planning Authorities” (2009), which concluded that As the 
flood risk from all sources can be mitigated, reducing the 
flood risk to low or extremely low, the proposed 
development is considered acceptable in terms of flood 
risk. 
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Development Management Criteria – Building Height 
Scale Criteria Response 

additional height in 
development form to 
be favourably 
considered in terms 
of enhancing a sense 
of scale and 
enclosure while being 
in line with the 
requirements of “The 
Planning System and 
Flood Risk 
Management – 
Guidelines for 
Planning Authorities” 
(2009). 

The proposed development will deliver a significant area 
of new public open spaces that can be easily accessed by 
pedestrians and cyclists.  The location of this space 
enables a building height of between 8 to 10 storeys (Block 
A) along its eastern boundary. The height of the adjacent 
existing properties to the south and southwest ensures 
that this public open space will not be subjected to any 
undue overshadowing and will be fully useable. 

The proposal makes a 
positive contribution 
to the improvement 
of legibility through 
the site or wider 
urban area within 
which the 
development is 
situated and 
integrates in a 
cohesive manner. 

The proposed development, which will introduce a new 
residential development together with commercial uses, 
which not only benefit future occupiers of the 
development, and but also the existing community.  
Vehicular, cycle and pedestrian connectivity will be from 
Northwood Road. Pedestrians and cyclists will also benefit 
from secondary access points along the western and 
southern boundaries that connect to Northwood 
Crescent. 
 
The enhanced permeability will provide for an increased 
movement and fluidity of pedestrians and cyclists 
between existing and the proposed public open space 
providing greater opportunities for a range of users and 
activities. The proposal will enhance the green 
infrastructure network in the local area. 
 

The proposal 
positively contributes 
to the mix of uses 
and/ or building/ 
dwelling typologies 
available in the 
neighbourhood. 

The proposed development will deliver both residential, 
office, creche and open spaces uses. These uses will all 
contribute to the range of services available to the existing 
area.  In terms of dwelling typologies, the proposal will 
deliver a range of residential unit types which will include 
1 and 2 bedroom apartments units.   This unit mix will 
ensure that a variety of unit types to complement the 
predominant low - medium density developments which  
characterises the wider area. 
 

Site / Building 

The form, massing 
and height of 
proposed 
developments should 
be carefully 
modulated so as to 
maximise access to 
natural daylight, 
ventilation and views 
and minimise 
overshadowing and 
loss of light. 

The development is designed to ensure that there will be 
no significant overshadowing or loss of daylight or sunlight 
to adjoining residential properties.  Heights are modulated 
throughout the scheme to minimise impact on access to 
sunlight or daylight on adjoining dwellings.  The enclosed 
Daylight and Sunlight Assessment Report, prepared by 3D 
Design Bureau, provides further details in this regard. 
 
Furthermore, the development has also been designed to 
maximise daylight and sunlight access to the proposed 
residential units and amenity spaces within the 
development.  The enclosed Daylight and Sunlight 
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Development Management Criteria – Building Height 
Scale Criteria Response 

Assessment Report, prepared by 3D Design Bureau 
provides further details of the overall positive 
performance of the proposed development in this regard.  
 

 

Appropriate and 
reasonable regard 
should be taken of 
quantitative 
performance 
approaches to 
daylight provision 
outlined in guides like 
the Building Research 
Establishment’s ‘Site 
Layout Planning for 
Daylight and Sunlight’ 
(2nd edition) or BS 
8206-2: 2008 – 
‘Lighting for Buildings 
– Part 2: Code of 
Practice for 
Daylighting’ 

As set out in detail in the enclosed The enclosed Daylight 
and Sunlight Assessment Report, prepared by 3D Design 
Bureau, the proposed development is assessed having 
regard to the BRE ‘Site Layout Planning for Daylight and 
Sunlight’ (2nd edition) or BS 8206-2: 2008 – ‘Lighting for 
Buildings – Part 2: Code of Practice for Daylighting’, which 
confirms that daylight and sunlight assessment 
undertaken accords in full with the methodology set out 
in the above referenced guidance.  
 
Further to this, a sample of the proposed units have also 
been assessed in line with the new European Standard on 
daylight – ‘EN 17037:2018 Daylight in buildings’ 
 

 

Where a proposal 
may not be able to 
fully meet all the 
requirements of the 
daylight provisions 
above, this must be 
clearly identified and 
a rationale for any 
alternative, 
compensatory design 
solutions must be set 
out, in respect of 
which the planning 
authority or An Bord 
Pleanála should apply 
their discretion, 
having regard to local 
factors including 
specific site 
constraints and the 
balancing of that 
assessment against 
the desirability of 
achieving wider 
planning objectives. 
Such objectives might 
include securing 
comprehensive urban 
regeneration and or 
an effective urban 
design and 
streetscape solution. 

As noted above, the enclosed Daylight and Sunlight 
Assessment Report, prepared by 3D Design Bureau, 
demonstrate an excellent level of compliance with the 
target values set out in the BRE Guidelines. 
 
The proposed amenity areas for the development would 
all be compliant with the BRE Guidelines with regard to 
sunlight. This assessment studied 4 No. amenity spaces, as 
well as the play area for the creche. 
 
All habitable rooms across the proposed development 
were assessed for daylight access. The ADF in all of the 
assessed spaces would reach the recommended minimum 
value as stated by the BRE Guidelines. The 
Living/Kitchen/Dining areas were assessed with a 
recommended minimum value of 2.0% and with a reduced 
target value of 1.5%. In both instances, the compliance 
rate of the scheme would be 100%. 
 
Due to the location of the subject site, some adverse 
effects were incurred by the neighbouring properties. The 
majority of the windows that were studied sustained an 
imperceptible level of effect. The balcony configuration of 
the neighbouring Lymewood Mews development creates 
an exaggerated effect to the windows, due to the 
additional obstructions resulting from the overhang and 
(where applicable) flank walls. 
 
Approximately 91% and 95% of the windows would 
sustain an imperceptible level of effect to their annual and 
winter probable sunlight hours, respectively 
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Development Management Criteria – Building Height 
Scale Criteria Response 

The proposed development is planned for a site in an 
urban, brownfield location adjacent to significant office, 
retail and residential developments. The subject site is 
appropriately zoned and is intended to integrate with the 
urban centres of Swords and Ballymun to the east and 
west, respectively. The subject site is intended for 
significant densification and integration with neighbouring 
urban centres. 
 
Additionally, the proposed development has been 
designed in accordance with national and regional policy 
objectives pertaining to housing delivery and compact 
growth which require additional densities and identify 
increased building height as an important mechanism for 
achieving this. 
  

Specific 
Assessments 

 
(To support 
proposals at 

some or all of 
these scales, 

specific 
assessments 

may be 
required and 

these may 
include) 

Specific impact 
assessment of the 
micro-climatic effects 
such as downdraft. 
Such assessments 
shall include 
measures to avoid/ 
mitigate such micro-
climatic effects and, 
where appropriate, 
shall include an 
assessment of the 
cumulative micro-
climatic effects where 
taller buildings are 
clustered. 

The application is accompanied by a Wind & Microclimate 
Report, prepared by EDS. The analysis has demonstrated 
that the mitigation techniques proposed will be effective 
in controlling the velocity of air moving between the 
proposed building. The assessment found that the 
communal podium areas will not experience prolonged 
high velocity wind in normal Dublin weather conditions. 

In development 
locations in proximity 
to sensitive bird and / 
or bat areas, 
proposed 
developments need 
to consider the 
potential interaction 
of the building 
location, building 
materials and 
artificial lighting to 
impact flight lines and 
/ or collision. 

The subject site is not located in proximity to any sensitive 
bird and / or bat areas. 
 
The planning application is supported by numerous 
ecology surveys/assessments, including an Ecological 
Impact Assessment (EcIA), Bat Survey and Screening for 
Appropriate Assessment. 
 
 
  

An assessment that 
the proposal allows 
for the retention of 
important 
telecommunication 
channels, such as 
microwave links. 

This planning application has regard to the impact of the 
proposed development upon the existing 
telecommunication network.  Whilst construction works 
have the potential to temporarily impact the underground 
or overground telecommunication network, measures are 
proposed to prevent compression/ damage to 
underground ducts. The development should not impact 
on microwave links. 
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Development Management Criteria – Building Height 
Scale Criteria Response 

 

An assessment that 
the proposal 
maintains safe air 
navigation. 

The application is accompanied by a Special Aeronautical 
Study concerning the impact of the crane at subject site on 
the flight procedures at Dublin Airport. This report 
concludes: 
 
“There is no risk associated with the proposed Crane at 
Northwood Ave area on the flight operations at Dublin 
airport. The crane at Northwood Ave does infringe the 
ICAO Annex 14 obstacle limitation surfaces. However, as 
detailed in section 2.3 Mitigating Factors this surface 
penetration can be mitigated against.” 
 

An urban design 
statement including, 
as appropriate, 
impact on the historic 
built environment. 

This application is accompanied by a detailed Architectural 
Design Statement which sets out the urban design 
principles underpinning the overall design approach to the 
site’s development.  It is also out the design rationale for 
the development.   
 
The application is accompanied by an Archaeological 
Assessment. There are no recorded archaeological sites 
within a 500m buffer of the proposed development. The 
nearest recorded monument comprises Santry House 
(DU014-030), an 18th/19th century house site, c. 610m to 
the east. 
 

Relevant 
environmental 
assessment 
requirements, 
including SEA, EIA, AA 
and Ecological Impact 
Assessment, as 
appropriate. 

The planning application is accompanied by a Screening 
for Appropriate Assessment and Ecological Impact 
Assessment (EcIA).  
 
These assessments enable the robust assessment of the 
proposed development upon the receiving environment 
and are supported by extensive survey work.   

Table 3.2: Applicant’s Response to the criteria set out in Section 3.2 in line with Policy SPPR3. (Urban 
Development and Building Heights: Guidelines for Planning Authorities (2018). 
 

3.13 Appropriate Assessment of Plans and Projects in Ireland Guidance for Planning Authorities 
(2009) 

 
The Appropriate Assessment Guidance was published to guide compliance with the Birds 
Directive, 1979 and the Habitats Directive, 1992. This guidance sets out the different steps 
and stages that are needed in establishing whether a plan or project can be implemented 
without damaging a Natura 2000 site.  It indicates the role to be played by professional 
ecologists and other professionals in identifying and assessing potential impacts. It is intended 
that planning authorities should follow this guidance.  It addresses issues of mitigation and 
avoidance of impacts, and also the Article 6.4 derogation provisions in circumstances in which 
there are no alternatives and there are imperative reasons of overriding public interest 
requiring a plan or project to proceed. 
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A Screening for Appropriate Assessment Report, prepared by RSK, is enclosed. The report 
concluded that on the basis of objective scientific information following screening, that the 
plan or project, individually or in combination with other plans or projects, will have a 
significant effect on a European site. Consequently, therefore an Appropriate Assessment is 
not required for the subject application. 

 
3.14 Rebuilding Ireland: Action Plan for Housing and Homelessness (2016) 
 

Rebuilding Ireland was launched in 2016 with the aim of addressing ongoing supply issues for 
residential accommodation in Ireland. The overarching aim of the Action Plan is to increase 
the delivery of housing from its current undersupply across all tenures and to help individuals 
and families meet their housing needs. 
 
The Action Plan provides a target to double the number of residential dwellings delivered 
annually by the construction sector and to provide 47,000 social housing units in the period 
up to 2021. The importance of land supply and location is a central consideration of the Action 
Plan which states that: 
 

“Locating housing in the right place provides the opportunity for wider family and 
social networks to thrive, maximises access to employment opportunities and to 
services such as education, public transport, health and amenities, while also 
delivering on sustainability objectives related to efficiency in service delivery and 
investment provision.” 
 

  
Figure 3.2 - Five Pillars of the Rebuilding Ireland: Action Plan for Housing and Homelessness (2016). 
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The proposed development is located on zoned, serviced lands within walking distance of a 
range of amenities and services and will deliver 268 No. units in the coming years. The 
development is proximate to existing residential areas and employment opportunities, which 
is in line with the provisions of the Action Plan. 
 
The Action Plan provides five key Pillars, which will support a range of actions to support the 
increased delivery of housing. The proposed development will directly respond to Pillar 2 of 
the Action Plan, which seeks to ‘accelerate the delivery of social housing.’ The proposed 
development is subject to the requirements of the Part V of the Planning and Development 
Act 2000 (as amended), as outlined above. 
 
Pillar 3 of the Action Plan seeks to ‘build more homes’ in order to meet ongoing demand. The 
proposed development will provide a wide mix of unit types and will be suitable for a range 
of household types and needs. 
 
Pillar 4 of the Action Plan has the objective to improve the rental sector and Pillar 5 relates to 
utilisation of existing housing stock. Pillar 5 is not applicable to the scheme. We note the 
scheme is a Build to Rent Scheme thereby supporting Pillar 4. 
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4.0 LOCAL PLANNING POLICY 
 

This Section examines the planning and development context of the lands and outlines the 
key planning objectives and policies which concern the site, with specific reference to the 
Fingal Development Plan 2017-2023, which is the statutory plan for the area. 

 
4.1 Fingal County Development Plan 2017 – 2023 
  

The site is located within the administrative area of Fingal County Council and is therefore 
subject to the land use policies and objectives of the Fingal County Development Plan 2017 – 
2023 (‘Development Plan’). 
 

4.1.1 Core Strategy & Settlement Strategy 
 

Chapter 2 of the Development Plan identifies the quantum, location and phasing of 
development for the plan period that is consistent with regionally defined population targets 
and settlement hierarchy. It reflects the availability of existing services, planned investment, 
sequential development and environmental requirements (i.e. an evidence-based approach 
in determining the suitability of lands for zoning purposes) and therefore also provides the 
policy framework for all Local Area Plans.  
 
The Core Strategy aligns the Development Plan with the National Planning Framework (NPF) 
and the Regional Spatial Economic Strategy (RSES) as amended by Variation No. 2 (adopted in 
June 2020).  

 
Though Variation No. 2 has not fundamentally changed the Santry policy context, the   
Development Plan notes the following: 
 

“Santry/Northwood/Finglas 
 
This development area has been providing ongoing housing development in 
tandem with employment on an ongoing basis. Having regard to the future 
servicing of the land by the Northwood Metrolink Station and Busconnects and 
proximity to employment at Ballymun, Charlesland, and Dublin Airport, it is 
considered that 8% population growth will ensure ongoing housing provision.” 
(Our Emphasis.) 
 

Santry/Northwood/Finglas is described as ‘Consolidation Areas within the Metropolitan Area’ 
in the Development Plan (as varied) 

 
The distribution of Fingal’s housing capacity on zoned residential/mixed use land in the 
Development Plan is set out in Table 2.4.  Santry and Ballymun are included in the “Other 
Settlements” designation within the settlement hierarchy where a residential land supply of 
66.5 hectares is identified, with a remaining capacity of 2,320 No. residential units. 

 
We note that the Fingal Development Plan 2023–2029 was published by Fingal County Council 
on the 12th of March 2022. Table 2.10 of the Draft Plan shows that ‘Other Settlements’ having 
a remaining residential capacity of 1,970 No. units. 
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The exceedance of the Core Strategy may, in future, give rise to a Material Contravention of 
the Development Plan. However, it is considered that the development contained within this 
application, which replaces much of the permitted Reg. Refs. F19A/0401 F19A/0419 (See 
Section 4.0 of the enclosed Planning Report), in itself will not result in an exceedance of the 
Core Strategy and as such is not a Material Contravention of the Development Plan.  
 

 
Table 4.1: Extract from Table 2.4 of the Fingal Development Plan 2017 – 2023 (cropped by TPA, 2022.)  

 
The emphasis of the Development Plan is to continue to consolidate the existing zoned lands 
and to maximise the efficient use of existing and proposed infrastructure. In this way the 
Council can ensure an integrated land use and transport strategy in line with national and 
regional policy. 
 

Objective SS01: ‘Consolidate the vast majority of the County’s future growth into 
the strong and dynamic urban centres of the Metropolitan Area while directing 
development in the core to towns and villages, as advocated by national and 
regional planning guidance.’ 

 
The development strategy of the subject lands seeks to utilise existing infrastructure such as 
roads and public transport in an area which has been designated to be consolidated within 
Dublin’s North Fringe. 
 

Objective SS16: ‘Examine the possibility of achieving higher densities in urban 
areas adjoining Dublin City where such an approach would be in keeping with 
the character and form of existing residential communities, or would otherwise 
be appropriate in the context of the site.’ 

 
The proposed residential development, which provides for a net density of c. 196 units per 
hectare, on zoned serviced lands are located 650m (<10-minute walk) from a number of 
existing high frequency bus services as well as the proposed location of the Northwood 
MetroLink Station. It is therefore considered to be consistent with the vision, strategies and 
objectives outlined in the Core Strategy and the Settlement Strategy for Fingal and for the 
designated ‘Other Settlements’ identified in the Core Strategy of the plan.  
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4.1.2 Development Strategy for Santry (including Ballymun) – Objectives for Santry 
 

The development strategy for the area aims to consolidate the development of Santry, while 
protecting existing residential amenities. Enhance linkages and the environment as a gateway 
to and from the Airport and City, while enhancing its linkages to the existing industrial areas 
and lands to the west including Northwood and Ballymun. The main objectives listed for 
Santry in the Development Plan of relevance to the current proposal are as follows: 

 
Objective SANTRY 2 - ‘Promote Santry Woods as a Fingal amenity and a public 
open space.’ 
 
Objective SANTRY 4 - ‘Enhance cycle and pedestrian linkages between Santry 
and Ballymun.’ 

 
The proposed development complies with the vision for Santry Development Strategy as it 
will consolidate the development of the area, encourage a shift towards walking and cycling 
and includes generous open spaces and amenities for future residents of the area.  

 
4.1.3 Development Plan Zoning and Site-Specific Local Objectives  
 

The site is zoned ‘ME’, Metro Economic Corridor with the objective to: 
 

‘Facilitate opportunities for high-density mixed-use employment generating 
activity and commercial development and support the provision of an 
appropriate quantum of residential development within the Metro Economic 
Corridor.’ 

 

  
Figure 3.2: Fingal County Development Plan Zoning Map 11 extract showing the site outlined approximately in 
red. 

Subject Site 
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The following objectives are relevant to the proposed development: 
 

Objective ED99 – ‘Protect the integrity of the Metro Economic corridor from 
inappropriate forms of development and optimise development potential in a 
sustainable and phased manner.’ 

 
Objective ED100 – ‘Ensure high quality urban design proposals within the Metro 
Economic zoning, incorporating exemplary public spaces, contemporary 
architecture and sustainable places within a green landscape setting.’ 

 
The proposed scheme, which includes residential and commercial office uses, is therefore 
permitted in principle.  Notably, the subject site is located outside the Outer Airport Noise 
Zone, indicated by a yellow line on Zoning Map 11, and is outside the designated Masterplan 
lands (for which a Masterplan is required to be prepared). 
 
The subject site is also located outside the Dublin Airport Noise Zone A, B and C as shown in 
the adopted the Variation No. 1 Development Plan maps. Notwithstanding this, the planning 
application is accompanied by a Noise Impact Assessment, produced by RSK which specifies 
all proposed noise mitigation measures. 

 
4.1.4 Compliance with Residential Development Policies of the Fingal County Development Plan 
 

The proposed development of 268 No. residential units with a mix of dwelling types and sizes, 
in a high-quality landscaped setting, located close to a high-quality public transport corridors 
and on a site which is zoned for mixed use development, fully accords with the overarching 
vision for residential development in Fingal administrative area. 

 
 Section 3.4 of the Development Plan includes the following relevant policy objectives: 
 

Energy Efficiency and Climate Change 
 

Objective PM28 – ‘Improve the efficiency of existing buildings and require 
energy efficiency and conservation in the design and development of all new 
buildings within the County.’ 
 
Objective PM29 – ‘Promote energy efficiency and conservation above Building 
Regulations standards in the design and development of all new buildings and 
residential schemes in particular and require designers to demonstrate that they 
have taken maximising energy efficiency and the use of renewable energy into 
account in their planning application.’ 
  
Objective PM30 – ‘Encourage the production of energy from renewable sources, 
such as from Bioenergy, Solar Energy, Hydro Energy, Wave/Tidal Energy, 
Geothermal, Wind Energy, Combined Heat and Power (CHP), Heat Energy 
Distribution such as District Heating/Cooling Systems, and any other renewable 
energy sources, subject to normal planning considerations and in line with any 
necessary environmental assessments.’ 

 
 



 
TOM PHILLIPS + ASSOCIATES  
TOWN PLANNING CONSULTANTS 

 
 

 
Northwood SHD 
Statement of Consistency  38 
 
 

The development is being designed to achieve ‘A3’ rated BER’s for the apartments. In the 
design of this scheme consideration has been given to the principles of improving the energy 
efficiency of the buildings.  The A rating achieved will demonstrate that the apartments have 
been designed to ensure energy efficiency.  Please refer to the Sustainability and Energy 
Report, prepared by Balrath Engineering Consultants, for more detail in this regard. 

 
Design Principles 
 

Objective PM31 – ‘Promote excellent urban design responses to achieve high quality, 
sustainable urban and natural environments, which are attractive to residents, 
workers and visitors and are in accordance with the 12 urban design principles set out 
in the Urban Design Manual – A Best Practice Guide (2009).’ 
 
Objective PM32 – ‘Have regard to the joint Department of Transport, Tourism and 
Sport and the Department of Environment, Community and Local Government’s 
Design Manual for Urban Streets and Roads (DMURS), (2013) and the National 
Transport Authority’s Permeability Best Practice Guide (2015), in the provision of good 
urban design.’ 

 
Objective PM33 – ‘Enhance and develop the fabric of existing and developing rural 
and urban centres in accordance with the principles of good urban design, including 
the promotion of high quality well-designed visually attractive main entries into our 
towns and villages.’ 

 
As set out above in Section 3.5 of this report and Section 8 of the enclosed Architectural Design 
Statement, prepared by MOLA Architecture, the proposed development has been guided by 
the principles within ‘Urban Design Manual – A Best Practice Guide’ (2009). Additionally, the 
enclosed DMURS Statement of Consistency, prepared by Waterman Moylan Consutling 
Engineers, further demonstrates that the proposal is consistent with the guidance contained 
in the ‘Design Manual for Urban Roads and Streets’ (2013).  A variety of street type, built form 
and amenity space throughout the proposed scheme adds to the quality of the public realm. 
The scheme also consolidates development within Northwood Business Park and creates a an 
enhanced street network along Northwood Avenue, Northwood Road and Northwood 
Cresecent in Santry. 

 
Mixed Use and Vitality of Sustainable Communities 

 
Objective PM34 – ‘Locate different types of compatible land uses e.g., 
residential, employment, local retail, tourism, and daily service needs close 
together, so as to encourage a greater emphasis on the use of sustainable 
transport modes.’ 
  
Objective PM35 – ‘Encourage a mix of uses in appropriate locations, e.g., urban 
centres, village centres, neighbourhood centres.’ 
 
Objective PM37 – ‘Ensure a holistic approach, which incorporates the provision 
of essential and appropriate facilities, amenities, and services, is taken in the 
design and planning of new residential areas, so as to ensure that viable 
sustainable communities emerge and grow.’ 
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Objective PM70 – ‘Ensure proposals for large scale residential developments 
include a community facility, unless it can be established that the needs of the 
new residents can be adequately served within existing or committed 
community facilities in the area.’ 

 
The Development Plan states: 
 

 ‘To ensure that development takes place in a sustainable and efficient manner, 
mixed use developments are essential. Fingal encourages a mix of residential, 
social, commercial and community uses in communities in order to enhance their 
vitality and viability. These uses are encouraged particularly, in existing under-
utilised or vacant building stock’. 

 
Side from the residential aspect of the proposed scheme, the development will also include 
the following uses: 

 
• A standalone office building (c. 2,868 sqm) 
• Crèche (c. 295 sqm) catering for up to 50 No. child spaces.  
• Shared residential amenities spaces, including a gym and multi-functional resident’s 

pavilion. 
• High quality public open space (c. 2,380 sqm), which includes a 400 sqm play area. 

 
The above listed elements of the proposal will ensure a vibrant and sustainable development 
offering for people of all ages.  
 
Housing Mix 

 
Objective PM38 – ‘Achieve an appropriate dwelling mix, size, type, tenure in all 
new residential developments.’ 
 
Objective PM40 – ‘Ensure a mix and range of housing types are provided in all 
residential areas to meet the diverse needs of residents.’ 

 
A mixture of 1-bedroom (46.3%) and 2-bedroom (53.7%) are proposed within the scheme, 
aimed at catering to the needs of single people, couples, young professionals and small 
families. We consider that this will contribute to the diversity and mixture of house types in 
the wider area and will provide more accessible and affordable options compared to much of 
the lower density suburban type housing in the area. The accompanying Build to Rent Market 
Justification Report, prepared by Liv Consult, outlines the rationale for the proposed Build to 
Rent and the identified market demand in the area for this type of housing.   

 
Part V – Social Housing 

  
Section 2.10 of the Development Plan states that social housing and homelessness are 
amongst the greatest challenges to be addressed by the Council in the current plan period. 
 
Proposals for fulfilling Part V obligations were forwarded by Kategale Limited to Fingal Housing 
Department. A letter confirming consent to submit the planning application was issued by the 
Housing Department and is enclosed with the application documentation. 
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The Part V proposal outlines the transfer of 13 No. 1-bed apartments and 14 No. 2-bed 
apartments to the Council.  A validation letter, dated 3rd March 2022, and a Part V booklet 
showing the Part V units is included as part of this application. 
 
The applicant agrees to accept a condition on a grant of planning permission, if An Bord 
Pleanála is minded to approve the proposed development, which requires the applicant to 
enter into a Part V agreement with Fingal County Council as per their requirements prior to 
the commencement of development. 

 
Residential Densities 

 
Objective PM41 – ‘Encourage increased densities at appropriate locations whilst 
ensuring that the quality of place, residential accommodation, and amenities for 
either existing or future residents are not compromised.’ 

 
The scheme proposes higher densities (c. 196 units per ha) due to its location within the Metro 
Economic Corridor zoned lands in Development Plan. Residents of the proposed scheme will 
benefit from being within a 10-minute walking distance of an array of existing and proposed 
bus stops and the proposed Northwood MetroLink stop. The metro north project will provide 
high frequency public transport connectivity to the City Centre, Dublin Airport and Swords and 
will integrate with existing high frequency public transport routes resulting in a highly 
accessible residential and employment location. Objective PM41 encourages higher densities 
in appropriate locations. We would consider this location in Howth Village complies with this 
objective and provides for an excellent use of valuable Town Centre zoned and serviced lands. 

 
Apartment Development 

  
Apartment developments should be of high-quality design and site layout having due regard 
to the character and amenities of the area.  All apartment developments shall accord with or 
exceed all aspects of Government Guidelines in relation to residential development best 
practice, including ‘Sustainable Urban Housing: Design Standards for New Apartments’ (2020) 
and ‘Sustainable Residential Development in Urban Areas’ (2009) and provisions of Tables 
12.1, 12.2 and 12.3 - Dwelling and Apartment Standards set out in Chapter 12 Development 
Management Standards. 

 
Objective PM42 – ‘The Guidelines for Planning Authorities ‘Sustainable Urban 
Housing: Design Standards for New Apartments’, 2015 issued by the then 
Minister for the Environment, Community and Local Government under Section 
28 of the Planning and Development Act, 2000 (as amended) are required to be 
applied by the Planning Authority in carrying out its functions.’ 
  
Objective PM43 – ‘Have regard to ‘Sustainable Urban Housing: Design 
Standards for New Apartments’ (2007).’ 
 
Objective PM44 – ‘Encourage and promote the development of underutilised 
infill, corner, and back land sites in existing residential areas subject to the 
character of the area and environment being protected.’ 
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Objective PM45 – ‘Promote the use of contemporary and innovative design 
solutions subject to the design respecting the character and architectural 
heritage of the area.’ 

 
The application is accompanied by an Architectural Design Statement, prepared by MOLA 
Architecture, as well as a Housing Quality Assessment which demonstrates that the proposal 
meets and exceeds all of the various Development Management standards as outlined in the 
Apartments Guidelines. The subject lands are currently brownfield and underutilised in nature 
and the proposed development will result in the creation of a contemporary mixed-use 
scheme that will provide a high standard of amenity to future residents and workers alike. The 
proposal will contribute to the creation of an urban quarter in the Northwood area that will 
be poised to capitalise on the planned MetroLink in the vicinity and therefore complies with 
Objectives PM42 and PM43. 

 
Open Space  

 
Objective PM52 – ‘Require a minimum public open space provision of 2.5 
hectares per 1000 population. For the purposes of this calculation, public open 
space requirements are to be based on residential units with an agreed 
occupancy rate of 3.5 persons in the case of dwellings with three or more 
bedrooms and 1.5 persons in the case of dwellings with two or fewer bedrooms.’ 
  
Objective PM53 – ‘Require an equivalent financial contribution in lieu of open 
space provision in smaller developments where the open space generated by the 
development would be so small as not to be viable.’ 
 
Objective PM60 – ‘Ensure public open space is accessible and designed so that 
passive surveillance is provided.’ 
  
Objective PM61 – ‘Ensure permeability and connections between public open 
spaces including connections between new and existing spaces, in consultation 
to include residents.’ 

 
The Development Plan also states: 
 

‘In order to provide existing and future communities with adequate recreational 
and leisure opportunities, the Council will employ a flexible approach to the 
delivery of public open space and more intensive recreational/amenity facilities. 
It is the intention of the Council, however, to ensure, except under exceptional 
circumstances, public open space provision exceeds 10% of a development site 
area.’ 
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Additionally, Objective DMS57A states: 
 

‘Require a minimum 10% of a proposed development site area be designated for 
use as public open space.  
 
The Council has the discretion for the remaining open space required under Table 
12.5 to allow provision or upgrade of small parks, local parks and urban 
neighbourhood parks and/or recreational/amenity facilities outside the 
development site area, subject to the open space or facilities meeting the open 
space ‘accessibility from homes’ standards for each public open space type 
specified in Table 12.5.  
 
The Council has the discretion for the remaining open space required under Table 
12.5 to allow provision or upgrade of Regional Parks in exceptional 
circumstances where the provision or upgrade of small parks, local parks and 
urban neighbourhood parks and/or recreational/ amenity facilities is not 
achievable. This is subject to the Regional Park meeting the open space 
‘accessibility from homes’ standard specified in Table 12.5.’ 

 
Whilst, Objective DMS57B also states: 

 
‘Require a minimum 10% of a proposed development site area be designated for 
use as public open space.  
 
The Council has the discretion to accept a financial contribution in lieu of 
remaining open space requirement required under Table 12.5, such contribution 
being held solely for the purpose of the acquisition or upgrading of small parks, 
local parks and urban neighbourhood parks and/or recreational/amenity 
facilities subject to the open space or facilities meeting the open space 
‘accessibility from homes’ standards for each public open space type specified in 
Table 12.5. 
 
The Council has the discretion to accept a financial contribution in lieu of the 
remaining open space requirement to allow provision or upgrade of Regional 
Parks in exceptional circumstances where the provision or upgrade of small 
parks, local parks and urban neighbourhood parks and/or recreational/amenity 
facilities is not achievable, subject to the Regional Park meeting the open space 
‘accessibility from homes’ standard specified in Table 12.5.  
 
Where the Council accepts financial contributions in lieu of open space, the 
contribution shall be calculated on the basis of 25% Class 2 and 75% Class 1 in 
addition to the development costs of the open space.’ 

 
The proposed scheme will provide for c. 2,380 sqm of public open space. This is well in excess 
of 10% of the total site area (1,530 sqm).  We notes, as per Objective PM52 above that the 
the Development Plan includes an overall standard for public open space provision at a 
minimum 2.5 hectares per 1,000 population which in general shall be provided at a ratio of 
75% Class 1 (Local, Urban Neighbourhood and Regional Parks) and 25% Class 2 (Pocket and 
Small Parks) open space.  
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It is respectfully submitted that the site area based open space calculation (minimum 10%) is 
more appropriate in this instance, and allowed for under Objective PM53, as opposed to the 
population-based calculation, due to the proximity of Santry Park (an Urban Neighbourhood 
Parks as per Table 12.5 of the Development Plan) and other nearby open spaces amenities and 
the need to provide a sustainable level of residential density within the site. We also 
emphasise the inclusion of a large proposed public open space area around the existing high 
value Oak trees, which are proposed to be retained and protected as part of the development 
scheme.   

 
It is therefore considered that the provision of 10% open space is appropriate within the 
context of the significant existing public open space availability within the local area. 
 
Childcare Facilities 

 
Objective PM74 – ‘Encourage the provision of childcare facilities in appropriate 
locations, including residential areas, town and local centres, areas of 
employment and areas close to public transport nodes.’ 
 
Objective PM75 – ‘Ensure that childcare facilities are accommodated in 
appropriate premises, suitably located and with sufficient open space in 
accordance with the Childcare (Pre-School) Services) (No. 2) Regulations 2006.’ 
 
Objective PM76 – ‘Require as part of planning applications for new residential 
and commercial developments that provision be made for appropriate purpose-
built childcare facilities where such facilities are deemed necessary by the 
Planning Authority.’ 

 
The proposal includes for the provision of a 295 sqm creche with capacity for up to 50 No. 
children.  
 
The level of childcare provision with the scheme is consistent with the standards outlined in 
the Childcare Facilities: Guidelines for Planning Authorities 2001 and the Design Standards for 
New Apartments: Guidelines for Planning Authorities (2020). The full rationale for the level of 
childcare provision within the scheme is outlined in the accompanying Childcare Demand 
Audit, prepared by Tom Phillips + Associates.  

 
4.2 Development Management Standards  
 

Chapter 12 of the Development Plan provides detailed development management standards 
for residential development including those relating to apartment development; open spaces; 
landscape, heritage, and biodiversity; archaeological heritage; travel and transport; and 
environmental management. The Development Plan states that all development schemes 
shall promote the principles of accessibility, green infrastructure, and sustainable design 
together with best practice in architectural design and conservation. 
 
It is considered that the proposed development is on suitably zoned land and accords with the 
objectives of the Development Plan with regard to development in the Metro Economic 
Corridor.  
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Objective ED99 – ‘Protect the integrity of the Metro Economic corridor from 
inappropriate forms of development and optimise development potential in a 
sustainable and phased manner.’ 
 
Objective ED100 – ‘Ensure high quality urban design proposals within the Metro 
Economic zoning, incorporating exemplary public spaces, contemporary 
architecture, and sustainable places within a green landscape setting.’ 

 
It should be noted that detailed consideration was given to the layout and design of the 
proposed development and the siting and scale of the blocks in order to provide a high quality, 
permeable residential scheme, which has appropriate regard to the surrounding pattern of 
development.  
 
The design and layout of the proposed development was developed in conjunction with 
feedback and comments provided by Fingal County Council during the pre-application 
consultation meeting which took place on 25th June 2021 and the Section 5 meeting with An 
Bord Pleanála which took place on 12th October, 2021. Additionally, the principle of 
development of residential and office uses has been established at the site following 
permitted developments (Reg. Refs. F19A/0401 and F19A/0419).   
 
The design evolution and urban design rationale of the current proposal is discussed in greater 
detail in the enclosed Architectural Design Statement prepared by MOLA Architecture and the 
Landscape Report prepared by Áit Urbanism + Landscape. Objectives relating to what is 
required to be included with a planning application are addressed in Chapter 12 of the 
Development Plan.   
 
The table below and overleaf gives a summary of how the various Objectives of the 
Development Plan have been complied with. 
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Objective Compliance 
AA Screening 
 
Objective DMS01  
Ensure that all plans and projects in the 
County which could, either individually or in 
combination with other plans and projects, 
have a significant effect on a European site 
or sites are subject to Screening for 
Appropriate Assessment.  
 

RSK has provided a Screening for 
Appropriate Assessment Report (See 
enclosed). 

Detailed Design Statement  
 
Objective DMS03  
Submit a detailed design statement for 
developments in excess of 5 residential units 
or 300 sqm of retail/commercial/office 
development in urban areas.  
 

A detailed Architectural Design Statement 
has been prepared by MOLA Architecture 
for this application, which fully explains the 
design rationale for the proposed scheme. 
It outlines compliance with the 12 Urban 
Design Criteria Guidance (2009). 

Public Art 
 
Objective DMS05  
Require new residential developments in 
excess of 100 units and large 
commercial/retail developments in excess of 
2000 sqm to provide for a piece of public art 
to be agreed with the Council. 

A suggested area for public art has been 
placed in the public open space area to the 
west of the proposed apartments. Details 
are outlined on the accompanying Ground 
Floor Landscape Plan (Drawing No. 
21FG04-DR-200), prepared by Áit 
Urbanism + Landscape. 
 
The piece of public art will be designed in 
consultation with Fingal County Council 
and the Applicant to happy to accept a 
condition to this affect. 
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Green Roofs For SUDS and Green Corridors 
 
Objective DMS16, DMS17, DMS71, DMS72 
and DMS73 
Promote and encourage the use of green 
walls and roofs for new developments that 
demonstrate benefits in terms of SuDS as 
part of an integrated approach to green 
infrastructure provision and encourage the 
use of green roofs as amenity space. 
 
Provide green corridors in all new 
developments where the opportunity exists.   
 

Communal open space is provided in the 
large communal podium in between Block 
A and B, in addition to landscaped roof 
terraces at second and eight floor level 
within Block A. These are indicated on the 
landscaping plans prepared by Áit 
Urbanism + Landscape. This will provide for 
both semi-private open space and will 
benefit in terms of SUDs. 
 
It is also proposed to use green roofs on the 
roofs of the proposed apartment blocks for 
both treatment and interception storage. A 
swale is proposed for the public open space 
area. 
 
See the enclosed Engineering Assessment 
Report and drawings, prepared by 
Waterman Moylan Engneers, which 
outlines the specific SUD’s measures 
proposed. It is proposed to provide SUD’s 
in accordance with the Greater Dublin 
Strategic Drainage Study Regional Drainage 
Policy Volume 2 – New Development 
(GDSDS-RDP Volume 2). 
 
Green corridors of landscaping are 
provided along the site perimeters. 
 

Utility Providers/ESB Substations 
 
Objective DMS18 and Objective DMS19 
Locate, where possible, new utility 
structures such as electricity substations and 
telecommunication equipment cabinets, not 
adjacent to or forward of the front building 
line of buildings or on areas of open space & 
Require new utility structures such as 
electricity substations and 
telecommunication equipment cabinets to 
be of a high quality design and to be 
maintained to a high standard by the 
relevant service provider. 
 

The ESB sub-stations and switchrooms are 
located in very inconspicuous in the 
undercroft car park. At the same time, it is 
fully accessible to the ESB and complies 
with all guidance in relation to its location. 
 
Any future telecommunication equipment 
cabinets will be of a high-quality design and 
will be maintained to a high standard by 
the relevant service provider. 
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Apartments Development  
Dual Aspect  
 
Objective DMS20 and DMS 21 
Requirement for the provision of a 
minimum of 50% of apartments in any 
apartment scheme to be dual aspect.  
 

Of the proposed 268 No. apartment units, 154 
are dual aspect. This accounts for 57.5% of the 
overall development. Each apartment block 
benefits from an east-west orientation and 
the internal units have been carefully planned 
to maximise the available daylight to living 
spaces. The aspect of each unit is set out in the 
HQA, prepared by MOLA Architecture. 
 

Floor to Ceiling Heights  
 
Objective DMS22  
Require a minimum floor to ceiling height 
of 2.7 metres in apartment units, at 
ground floor level. 
 

The proposed development maintains a 
minimum ceiling height of 2.7m at ground 
floor and 2.5m on upper floor levels. 

Units per Core  
 
Objective DMS23  
Permit up to 8 apartments per floor per 
individual stair/lift core within apartment 
schemes. 
 

The number of units per core varies across the 
scheme from 3 to 8. 

Minimum Gross Floor Areas  
Living Area/Bedroom Area/ Storage 
Areas – Minimum Room Sizes and 
Widths  
 
Objective DMS24 
Require that new apartment units comply 
with or exceed the minimum standards as 
set out in Tables 12.2 and 12.3. 
 

Please find enclosed detailed HQA prepared 
by MOLA Architecture, which indicates 
compliance in relation to floor areas as set out 
in Tables 12.2 and 12.3.  All apartments and 
duplexes have been designed to accord with 
the Development Plan and the Apartment 
Guidelines complying with or exceeding 
minimum standards. 
 

Floor Area Standards  
 
Objective DMS25  
Require that the majority of all 
apartments in a proposed scheme of 100 
or more apartments must exceed the 
minimum floor area standard for any 
combination of the relevant 1-, 2- or 3-
bedroom unit types, by a minimum of 
10%. 

16.4% of the apartments in the proposed 
scheme are ‘oversized’ and exceed the 
minimum standards by 10%.  
 
This is below the standard outlined in 
Objective DMS25 of the Development Plan. 
 
However, as this is a Build to Rent scheme, 
SPPR8 of the Apartment Guidelines (2020) 
applies. 
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SPPR8 specifies that “the requirement that the 
majority of all apartments in a proposed 
scheme exceed the minimum floor area 
standards by a minimum of 10% shall not 
apply to BTR schemes”  
 
Further details area outlined in the 
accompanying Material Contravention 
Statement prepared by Tom Phillips + 
Associates. 
 

Floor Plans indicating furniture  
 
Objective DMS27  
Require that all planning applications for 
residential development include floor 
plans for each room indicating typical 
furniture layouts and door swings. 
 

Detailed plans prepared by MOLA 
Architecture accompanying this application 
indicate the floor plans for each room with 
typical furniture layouts and door swings. 

Separation 
Distances/Overlooking/Overshadowing-  
 
Objective DMS28 
A separation distance of a minimum of 22 
metres between directly opposing rear 
first floor windows shall generally be 
observed unless alternative provision has 
been designed to ensure privacy. In 
residential developments over 3 storeys, 
minimum separation distances shall be 
increased in instances where overlooking 
or overshadowing occurs. 
 

There are no rear, first floor directly opposing 
windows within the stipulated 22m. Distances 
are indicated on the plans. 

Daylight/Sunlight  
 
Objective DMS30  
Ensure all new residential units comply 
with the recommendations of Site Layout 
Planning for Daylight and Sunlight: A 
Guide to Good Practice (B.R.209, 2011) 
and B.S. 8206 Lighting for Buildings, Part 
2 2008: Code of Practice for Daylighting 
or other updated relevant documents. 

Daylight and Sunlight Assessment Report has 
been prepared by 3D Design Bureau and is 
enclosed. It was found that: 
 

- the proposed amenity areas for the 
development would all be compliant 
with the BRE Guidelines with regard to 
sunlight. 
 

- The ADF in all of the assessed spaces 
(688 No. habitable rooms) would reach 
the recommended minimum value as 
stated by the BRE Guidelines. 
TheLiving / Kitchen / Dining rooms 
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were assessed with a recommended 
minimum value of 2.0% and with a 
reduced target value of 1.5%. In both 
instances, the compliance rate of the 
scheme would be 100%. 
 

- In neighbouring properties, 
approximately 91% and 95% of the 
windows would sustain an 
imperceptible level of effect to their 
annual and winter probable sunlight 
hours, respectively. 

 
In the guidance set out in the BRE Guide it 
does not set out rigid standards or limits. The 
BRE Guide is preceded by the following very 
clear warning as to how the design advice 
contained therein should be used: 
 
“The advice given here is not mandatory and 
the guide should not be seen as an instrument 
of planning policy; its aim is to help rather than 
constrain the designer. Although it gives 
numerical guidelines, these should be 
interpreted flexibly since natural lighting is 
only one of many factors in site layout design.” 
  

Sound Transmission  
 
Objective DMS31  
Require that sound transmission levels in 
semi-detached, terraced, apartments 
and duplex units comply as a minimum 
with the 2014 Building Regulations 
Technical Guidance Document Part E or 
any updated standards and evidence will 
need to be provided by a qualified sound 
engineer that these levels have been met. 
 

The building will comply fully with Part E.  
Details will be finalised at construction stage.  
The layout has been designed to avoid any 
obvious noise issues. 

Management Companies  
 
Objective DMS33  
Require properly constituted 
management companies in apartment 
type schemes are set up and necessary 
management structures are put in place 
for the benefit of the residents.  

A management company will be appointed to 
operate the scheme.  We would ask that a 
condition in this regard be placed on any grant 
of permission. 
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Communal Facilities  
 
Objective DMS34  
Provide in high density apartment type 
schemes in excess of 100 units facilities 
for the communal use of residents as 
deemed appropriate by the Council.  
 

Communal Open Space in the form of high 
quality shared and private amenity spaces 
including perimeter gardens, podium 
courtyard gardens and roof-top terraces 
(1,990 sqm). 
 
The internal amenity and social spaces (c. 800 
sqm) proposed at Northwood include 
concierge, the main reception and marketing 
areas, parcel storage, bookable meeting and 
co-working spaces, residents’ lounges and 
café, cooking and dining facilities and a gym/ 
multi-purpose space and places for informal 
gatherings. They are grouped in three areas 
with the principal area provided at ground and 
podium in the south west corner connecting to 
a roof-level lounge and terrace. 
 
In addition to this, a gym and multi purpose 
pavilion has been located centrally within the 
development at podium level, designed to 
accommodate various leisure uses which 
include workout classes, resident club 
meetings, seminars and large communal 
gatherings. 
 

Communal Laundry/Storage  
 
Objective DMS35 
Require the provision of communal 
laundry rooms and storage facilities in 
high density apartment type 
developments where deemed 
appropriate. 
 

Communal Laundry is not provided as 
Washing/drying machines will be provided for 
in each individual units. 

Bin Storage/Refuse  
 
Objective DMS36 & Objective DMS37 
Ensure all new residential schemes 
include appropriate design measures for 
refuse storage areas, details of which 
should be clearly shown at pre-planning 
and planning application stage. Ensure 

Bin stores are distributed around the scheme 
and are directly accessed from the cores via 
ventilated lobbies, less than 50m from the 
each apartment unit. The crèche and office 
have  separate bin store.  These stores 
accommodate the required number and mix 
of refuse bins and capacities based on the 
number of units served in each location. 
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refuse storage areas are not situated 
immediately adjacent to the front door or 
ground floor window unless adequate 
screened alcoves or other such mitigation 
measures are provided. Ensure the 
maximum distance between the front 
door to a communal bin area does not 
exceed 50 metres. 
 

Section 3.7 of the enclosed Housing Quality 
Assessment, prepared by MOLA Architecture 
shows the location of all refuse collection 
areas. 
 
Refuse collection at weekly or other intervals 
will be managed by the Management 
Company and will occur from designated 
collection points on the perimeter of the 
development. Additional details on waste 
management procedures are outlined in the 
accompanying Build-To-Rent Operational Plan 
prepared by Liv Consult.  
 

Naming and Numbering  
 
Objective DMS38  
Naming of streets and residential estates 
shall reflect the local placenames and 
local people of note, heritage, language, 
or topographical features as appropriate 
and shall incorporate old placenames 
from the locality as much as possible and 
where appropriate shall be in Irish. The 
use of bi-lingual signage will be required. 
 

We would respectfully ask that a condition in 
relation to naming and numbering be placed 
on any grant of permission.  

Height and Massing  
 
Objective DMS39  
New infill development shall respect the 
height and massing of existing residential 
units. Infill development shall retain the 
physical character of the area including 
features such as boundary walls, pillars, 
gates/gateways, trees, landscaping, and 
fencing or railings.  

Height and massing has been carefully 
considered throughout the design process.  
 
The residential components of the 
development are arranged in two north-south 
oriented linear blocks (Block A and B). Each 
block is comprises  a series of undulating or 
stepping “tower” elements ranging from 5 to 
11 storeys (max. c. 32.7m) in height. The 
stepping of the facades introduces a high 
degree of disaggregation of the overall mass 
which is further accentuated contrasting brick 
and render finishes. Northwood Avenue street 
line has been respected and the concept of 
preserving street definition and building line is 
continued with the 3-storey office building 
located on this important street frontage to 
the north of the site. The 9 and 10 storey 
residental blocks, located south of the office 
building, are set back from the street edges 
and are located on the spatially more open 
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part of the site. They are set in landscaped 
foregrounds and react in their siting and form 
to each other and to the almost random 
placement of buildings around them. The 11 
storey (c. 32.7m) element of the scheme is 
located centrally within Block A adjacent to 
the public open space and is provided with 
generous setbacks to neighbouring buildings. 
The single storey crèche has been strategically 
located to ensure the existing residential 
developments to are fully respected and not 
subjected to any overbearing impacts. 
 
The site also located immediately adjacent to 
Gulliver’s Retail Park, west of Santry Park and 
to the east of the Applicant’s second site on 
Northwood Avenue for which Planning 
Permission for a 4 to 7 storey mixed use 
residential/commercial scheme was granted 
in 2018 (Reg. Refs. F18A/0421 and 
F18A/0438). 
 
The enclosed LVIA photomontages, produced 
by Sketchrender, indicate how well the 
scheme fits in to the existing area and proves 
that it will be a great addition to Northwood 
Business Park in terms of design and opening 
up pedestrian permeability. 
 

Visual Harmony/Design 
 
Objective DMS40 
New corner site development shall have 
regard to: 
• Size, design, layout, relationship with 
existing dwelling and immediately 
adjacent properties. 
• Impact on the amenities of 
neighbouring residents. 
• The existing building line and respond 
to the roof profile of adjoining dwellings. 
• The character of adjacent dwellings and 
create a sense of harmony. 
• The provision of dual frontage 
development in order to avoid blank 
facades and maximise 
surveillance of the public domain. 

The size, layout and relationship with 
adjoining sites and the surrounding context 
have been carefully considered throughout 
the design development of the proposed 
scheme, as outlined above and in the enclosed 
documentation prepared by MOLA 
Architecture. A suite of assessments have 
been prepared to assess the scheme in 
relation to potential impacts on adjoining 
properties and these have been enclosed 
accordingly. Northwood Avenue street line 
has been respected and the concept of 
preserving street definition and building line is 
continued with the 3-storey office building 
located on this important street frontage to 
the north of the site. The rationale for the 
design in relation to the proposed building line 
is outlined, along with detail on the 
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• Side/gable and rear 
access/maintenance space. 
• Level of visual harmony, including 
external finishes and colours. 

assessment of how the proposed 
development corresponds and reacts to the 
surrounding context and character of existing 
buildings. We believe a level of visual harmony 
has been achieved accordingly. Please refer to 
the enclosed LVIA photomontages, prepared 
by Sketchrender, which demonstrates how 
the scheme fits and assimilated into the 
existing area. 
 

Open Space – Permeability  
 
Objective DMS56 
Integrate and provide links through 
adjoining open spaces to create 
permeable and accessible areas, subject 
to Screening for Appropriate Assessment 
and consultation, including the public, as 
necessary. 

The scheme provides an improved and 
overlooked pedestrian route along all street 
frontages. A new pedestrian friendly public 
open space has been created adjacent to the 
existing residencies along Northwood 
Crescent and within a short walking distance 
of other existing residential developments.  
This public open space is connected to 
Northwood 1 (approved under Reg. Refs. 
F18A/0421 and F18A/0438) via a new 
pedestrian crossing which links to the public 
open space within this development. Please 
refer to the enclosed Architectural Design 
Statement, prepared by MOLA Architecture 
and landscape proposals by Áit Urbanism + 
Landscape. 
 

Open Space Quantity  
 
Objective DMS57  
Require a minimum public open space 
provision of 2.5 hectares per 1000 
population. For the purposes of this 
calculation, public open space 
requirements are to be based on 
residential units with an agreed 
occupancy rate of 3.5 persons in the case 
of dwellings with three or more 
bedrooms and 1.5 persons in the case of 
dwellings with two or fewer bedrooms. 
 

The overall standard for public open space 
provision at a minimum 2.5 hectares per 1,000 
population should generally be provided at a 
ratio of 75% Class 1 (Local, Urban 
Neighbourhood and Regional Parks) and 25% 
Class 2 (Pocket and Small Parks) open space 
 
The proposed scheme will provide for 2,380 
sqm of public open space (POS). Due to its size 
being in excess of 0.2 ha, this POS is defined as 
a ‘Small Park’ as per Table 12.5 of the 
Development Plan.  This is well in excess of 
10% of the total site area (1,530 sqm).   

 
It is respectfully submitted that the site area 
based open space calculation (min. 10%) is 
more appropriate in this instance, as opposed 
to the population-based calculation due to the 
proximity (c. 700m) of Santry Demesne 
Regional Park, an Urban Neighbourhood Parks 
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(Class 1 as per Development Contribution 
Scheme), measuring some c. 29 ha. Balcurris 
Park is located between 400m from the site 
and provides a range of playing pitches, nature 
trails and playgrounds. 
 
It is proposed to make a payment in lieu of the 
public open space shortfall, as per Objective 
DMS57B and DMS57A of the Development 
Plan. 
 
In our opinion, the 10% minimum standard to 
provide POS in this instance is more 
appropriate given the need to provide a 
sustainable level of residential density on a 
site in close proximity to high quality public 
transport nodes in line with the NPF and RSES. 
 

Open Space – 10% of Site/Financial 
Contribution in lieu of shortfall  
 
Objective DMS57A, Objective DMS57B 
and Objective DMS60 
Require a minimum 10% of a proposed 
development site area be designated for 
use as public open space. The Council has 
the discretion to accept a financial 
contribution in lieu of remaining open 
space requirement required under Table 
12.5. 
 

Over 10% of the development is designated 
for public open space. A contribution will be 
paid in lieu of the shortfall. 
 
Additionally, Santry Park is classified as a 
Urban Neighbourhood Parks (as per Table 12.5 
of the Development Plan) providing a large 
range of uses and is located c. 200 m east of 
the subject site. In addition, Balcurris Park is 
located between 400m from the site and 
provides a range of playing pitches, nature 
trails and playgrounds.  
 

Access to Public Parks  
 
Objective DMS59  
Ensure every home within a new 
residential scheme is located within 150 
metres walking distance of a pocket park, 
small park, local park, urban 
neighbourhood park or regional park. 
 

The site has a wealth of excellent public open 
spaces for the new resident’s recreational 
enjoyment within walking distance. In 
addition to such the site is also a 5-minute 
walk from both Santry Park and Naul Park.  The 
enclosed Architectural Design Statement, 
prepared by MOLA Architecture, shows the 
location of all nearby public parks within c. 150 
metres of the subject site. 
 

Taking in Charge of Open Spaces 
 
Objective DMS62, Objective DMS63 & 
Objective DMS64 

There are no areas proposed to be Taken in 
Charge by the Local Authority.  
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Areas of open space of less than 500 
square metres will not be taken in charge 
by Fingal County Council for maintenance 
purposes. The Council will require that 
open space be provided in a form and 
layout which facilitates maintenance. The 
design of areas to be taken in charge as 
public open space should vary according 
to the density of the development. More 
ornate and maintenance intensive 
designs are not appropriate to low 
density development. 
 
 
 
 
Open Spaces within Management 
Companies   
 
Objective DMS70  
Require properly constituted 
management companies to be set up and 
ensure that the necessary management 
structures are put in place where it is 
intended that open spaces will be 
retained in private ownership. 
Arrangements must be approved by the 
Council before completion of the project 
and must be in operation before release 
of required bonds. 
 

A management company will be established 
for the scheme.  We would ask that a condition 
in this regard be placed on any grant of 
permission.  The management company will 
be responsible for all open spaces and 
activities such as refuse collection.  

Playground Facilities 
 
Objective DMS75 and DMS76 
Provide appropriately scaled children’s 
playground facilities within residential 
development. Playground facilities shall 
be provided at a rate of 4 sq.m per 
residential unit. All residential schemes in 
excess of 50 units shall incorporate 
playground facilities clearly delineated on 
the planning application drawings and 
demarcated and built, where feasible and 
appropriate, in advance of the sale of any 
units. 
 

There are 268 No. units propose as part of the 
proposed developed, therefore playground 
facilities measuring 1,072 sqm is required. 
 
The development includes a large public 
playground (400 sqm) as part of public open 
space along the western boundary. In the 
courtyard garden, residents have access to 
further playground facilities (200 sqm). 
A total of 600 sqm of play space is included as 
part of the proposed development, as shortfall 
of 472 sqm. 
 
Further details area outlined in the 
accompanying Material Contravention 
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Ensure that in the instance of an 
equipped playground being included as 
part of a specific facility, it shall occupy an 
area of no less than 0.02 hectares. A 
minimum of one piece of play equipment 
shall be provided for every 50 sqm of 
playground 
 

Statement prepared by Tom Phillips + 
Associates. 
 
Full details on all play proposals are included 
in the accompanying landscape drawing pack, 
prepared by Áit Urbanism + Landscape Ltd. 
 
The Applicant is satisfied to accept a condition 
of planning to agree the all play ground details 
on equipment to be provided with the Local 
Authority. 
 

Tree Policy/Planting Plan  
 
Objective DMS77 - Objective DMS84 
Require the use of native planting where 
appropriate in new developments in 
consultation with the Council. 

Mature trees of Category A Status found 
within the west of the site and the Category B 
Status trees found in the Southeast Corner are 
to be retained. Further details on the existing 
trees to be retained are included in the 
enclosed arborist pack, prepared by CMK Hort 
+ Arb Ltd. 
 
Semi-mature trees will be planted across the 
site in accordance with Objective DMS77 – 
Objective DMS84. 



 
TOM PHILLIPS + ASSOCIATES  
TOWN PLANNING CONSULTANTS 

 
 

 
Northwood SHD 
Statement of Consistency  57 
 
 

Car Parking Standards 
 
The car parking standards are split into 
Zone 1 which allows fewer car parking 
spaces and Zone 2 which allows a higher 
number of car parking spaces. Zone 1 
applies to areas which are: • Within 
1600m of DART, Metro, Luas, or BRT, 
(existing or proposed), • Within 800m of 
a Quality Bus Corridor, • Zoned MC, 
Major Town Centre, or • Subject to a 
Section 49 scheme. 
 
In mixed use developments, the car 
parking requirement will take account of 
different uses having peak parking 
demands at different times of the day 
and week. 
 
One space or more per 100 spaces should 
be reserved for disabled parking bays.  
One space or more per 100 spaces should 
be reserved for electric vehicles with 
chargingfacilities. 
 
Car parking spaces proposed to serve 
apartment/duplex residential 
development shall not be sublet or leased 
to non-residential owners or non-
occupiers. Parking spaces provided 
within the general circulation of a 
development should not be assigned 
individually or to a group exclusively in a 
manner that would impede those areas 
being taken in charge as public roads. 
 

Zone 1 applies to areas which are: 
 

• Within 1600m of DART, Metro, Luas or 
BRT, (existing or proposed);  

• Within 800m of a Quality Bus Corridor;  
• Zoned MC Major Town Centre;  
• Subject to a Section 49 Scheme.  

 
Zone 2 applies to all other areas.  

 
The proposed development will be located 
within within 1600m of the proposed 
Northwood Metro Link station and within 
800m of the Swords Quality Bus Corridor. It is 
therefore classed as Zone 1 which allows for a 
reduction in the car parking spaces provided 
such at that being proposed in this instance. 
 
Based on the car parking standards outlined in 
Table 12.8 of the Development Plan, a total of 
427 No. spaces are required to serve the 
proposed development (Refer to Section 12.1 
to 12.4 of the enclosed Traffic and Transport 
Assessment, prepared by Waterman Moylan 
Consulting Engineers). 
 
It is proposed to provide 142 No. spaces on the 
within the ground floor undercroft car park. 90 
spaces are allocated to the apartments and 52 
No. space are allocated to the office (incl. 8 
No. disabled and one 1 No. Car Club space  
parking spaces). Due to the shortfall in car 
parking provision required, we consider this to 
be a potenital material contravention of the 
Development Plan. Further details area 
outlined in the accompanying Material 
Contravention Statement prepared by Tom 
Phillips + Associates. 
 
All spaces are provided with electric vehicle 
charging capability. A further 8 No. setdown 
car parking spaces are allocated to the creche 
on Northwood Crescent. Parking is provided 
for residential use at a rate of 0.33 spaces per 
unit, in accordance with Sustainable Urban 
Housing: Design Standards for New 
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Apartments. Guidelines for Planning 
Authorities. 
 
Waterman Moylan Engineering Consultants 
have prepared a Traffic and Transport 
Assessment and the Car Parking Rational and 
Mobility Plan in relation to car parking 
standards and methodology for the scheme. 
 
 
All car parking is shown on Drawing No. 21-
033-P122, prepared by Waterman Moylan 
Consulting Engineers. 
 
All residential parking will be managed by the 
management company. Access to the car park 
will be restricted to authorised tenants 
through a steel gate with remote-control 
system. 
 
It is not proposed to sublet or lease any of the 
car parking spaces and a condition can be 
attached to any grant of permission to confirm 
this. The Management Company will be 
responsible for managing the parking within 
the scheme.  
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Bicycle Parking Standards 
 
1 bike space per units and 1 visitor space 
per 5 units 

As per the Apartment Guidelines, it is 
proposed to provide for secure bicycle parking 
at a rate of 1 space per bedroom.  The location 
of the bike stores is outlined in the plans 
prepared by MOLA Architecture 
accompanying this application. 
 
It is proposed to provide 662 No. bicycle 
parking spaces on the site: 
 

• 438 No. residential Cycle Parking 
Spaces; 

• 142 No. Residential Visitor Cycle 
Parking Spaces; 

• 68 No. Dedicated Office Cycle Parking 
Spaces; 

• 12 No. Office Visitor Cycle Parking 
Spaces; and 

• 2 No. Crèche Cycle Parking. 
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Private Open Space – Apartments and 
Duplex 
Private Open Space  
 
Objective DMS85 and Objective DMS86  
Ensure private open spaces for all 
residential unit types are not unduly 
overshadowed. Ensure boundary 
treatment associated with private open 
spaces for all residential unit types is 
designed to protect residential amenity 
and visual amenity 
 
Objective DMS89  
Require private balconies, roof terraces 
or winter gardens for all apartments and 
duplexes comply with or exceed the 
minimum standards set out in Table 12.6.  
 
Objective DMS90  
Require balconies, ground floor private 
open space, roof terraces or winter 
gardens be suitably screened in a manner 
complimenting the design of the building 
so as to provide an adequate level of 
privacy and shelter for residents.  
 
Objective DMS91  
Require communal amenity space within 
apartment developments, in the form of 
semiprivate zones such as secluded 
retreats and sitting out areas, complies 
with or exceeds the minimum standards 
set out in Table 12.6.  
 
Objective DMS92  
Permit in appropriate layouts (e.g., 
courtyard layouts) the provision of a 
combination of private and semi-private 
open spaces. 
 

Apartments have all been provided with 
private balconies and/or terraces in 
accordance with DoEHLG Sustainable Urban 
Housing: Design Standards for New 
Apartments (2020).  
 
Private balcony and terrace sizes of 
apartments are indicated on the Floor Plans 
drawings, and exceed the standards of the 
Development Plan (i.e. min. 5 sqm for 1-bed 
units and 7 sqm for 2-bed units).  
 
To adhere to Guidelines, private amenity 
space is provided to ground floor units as an 
adjoining terrace and by the way of balconies 
to upper floors. 
 
The balconies all provide the required 
minimum depth of at least 1.5m and are often 
deeper where possible. As per Sections 3.35 - 
3.39 of the Guidelines, all balconies are 
accessed off the living areas, and in some 
cases also from a bedroom. Balconies have 
been positioned at each corner of the 
apartment block to allow residents to benefit 
from dual aspect orientation. 
 
The balconies are partially recessed and 
partially projecting, with the building facades 
themselves stepped, which ensures no undue 
overlooking issues into the private amenity 
spaces will arise. The ground floor terraces will 
be screened also with the inclusion of low 
hedges and soft landscaping.  
 
Areas of private open space will not be unduly 
overshadowed and will provide for excellent 
residential amenity. 
 
Communal open spaces are provided in large 
communal courtyards in the centre of both 
Block A and B, in addition to landscaped 
terraces within Block A. 
 
The requirement for communal open space is 
1,628 sqm and the proposed development 
provides 1,990 sqm. 
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800 sqm of indoor shared amenity space is to 
be provided in the form of concierge, the main 
reception and marketing areas, parcel storage, 
bookable meeting and co-working spaces, 
residents’ lounges and café, cooking and 
dining facilities and a gym/ multi-purpose 
space and places for informal gatherings.  In 
addition to this, a gym and multipurpose 
pavilion has been located centrally within the 
development at podium level, designed to 
accommodate various leisure uses which 
include workout classes, resident club 
meetings, seminars, and large communal 
gatherings. 
See the enclosed Architectural Design 
Statement, prepared by MOLA Architecture 
and Áit Urbanism + Landscape for details in 
landscape proposals. 
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Roads - Design in accordance with 
DMURS and Traffic Impact Assessment  
 
Objective DMS128 and DMS130  

The accompanying Traffic and Transport 
Assessment, prepared by Waterman Moylan 
Consulting Engineers, confirms that the 
overall impact of the proposed development 
on the transportation infrastructure in the 
local area will be minimal.  
 
The DMURS Statement of Consistency, also 
prepared by Waterman Moylan Consulting 
Engineers confirms that the proposed 
development is consistent with the 
requirements for the design of urban roads 
and streets as set out in DMURS . 
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Waste Management 
 
Objective DMS146  
Ensure all new large-scale residential and 
mixed-use developments include 
appropriate facilities for source 
segregation and collection of waste.  
 
Objective DMS147  
Ensure all new developments include 
well designed facilities to accommodate 
the three-bin collection system.  
 
Objective DMS148 
Ensure all new developments make 
provision for bring bank facilities where 
appropriate.  
 
Objective DMS149  
Require that construction and demolition 
waste management plans be submitted 
as part of any planning application for 
projects in excess of any of the following 
thresholds: • New residential 
development of 10 units or more. • New 
developments other than above, 
including institutional, educational, 
health and other public facilities, with an 
aggregate floor area in excess of 
1,250sqm. • Demolition / renovation / 
refurbishment projects generating in 
excess of 100m3 in volume of C&D waste. 
• Civil engineering projects in excess of 
500m3 of waste materials used for 
development of works on the site. 
 

Bin stores will be located in the undercroft car 
park beneath Blocks A and B. These stores 
accommodate the required number and mix 
of refuse bins and capacities based on the 
number of units served in each location. 
Refuse collection at weekly or other intervals 
will be managed by the Management 
Company and will occur from designated 
collection points on the perimeter of the 
development. A Build-To-Rent Operational 
Plan prepared by Liv Consulting has been 
submitted with this application.  This includes 
more details on the waste management 
strategy. 
 
A Construction and Environmental 
Management Plan, prepared by RSK and a 
Construction and Waste Management Plan, 
prepared by Waterman Moylan Consulting 
Engineers, is included with this application in  
accordance with Objective DMS149. 

Site Assessment  
 
Objective DMS152  
A site assessment should be carried out 
prior to starting any design work to help 
inform and direct the layout, form and 
architectural treatment of the proposed 
development and identify issues that may 
need to be avoided, mitigated, or require 
sensitive design and professional 
expertise.  

At the beginning of the process, the site was 
cleared of overgrowth to enable an accurate 
survey and proper site assessment. 
 
Site visits were carried out by the full team at 
the beginning of the design process and each 
discipline carried out their own detailed 
assessment in relation to their field.   
 
This included the following expert 
assessments; 
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The site assessment should evaluate: 

• Character of the site in its setting 
(including existing buildings),  

• Access to the site,  
• Services,  
• Protected Designations,  
• Rare and protected species (such 

as bats). 

 
• Architectural Appraisal  
• Planning Appraisal 
• Engineering Appraisal  
• Ecological Survey  
• Landscape Appraisal 
• Bat survey  
• Tree survey  
• Archaeological testing  
• Landscape and Visual Impact 

Assessment 
 

All of the above Assessments and Surveys fed 
into and guided the current design of the 
scheme. 
 

Archaeology 
 
Objective DMS153  
All development proposals that may (due 
to their location, size, or nature) have 
implications for archaeological heritage 
shall be accompanied by an 
Archaeological Impact Assessment and 
Method Statement. 
 

A full Archaeological Assessment, prepared by 
IAC Archaeology, accompanies this 
application.  
 
The report notes: 
 
“IMPACT ASSESSMENT 
 
Approximately two thirds of the site have been 
subject to previous disturbance, while the 
western third of the site is occupied by 
vegetation. It is likely that, given the level of 
previous disturbance and vegetation, no 
archaeological features are present on site. 
Therefore, there are no predicted impacts to 
archaeological features resulting from the 
construction of the proposed development. 
 
MITIGATION 
 
No further archaeological work is deemed 
necessary.” 
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Biodiversity  
 
Objective DMS162  
Ensure all development proposals include 
measures to protect and enhance 
biodiversity. 
 
Objective DMS163  
Ensure Screening for Appropriate 
Assessment  
 
Objective DMS164  
Ensure that sufficient information is 
provided as part of development 
proposals to enable Screening for 
Appropriate Assessment to be 
undertaken and to enable a fully 
informed assessment of impacts on 
biodiversity to be made.  
 
Objective DMS165  
Ensure that Natura Impact Statements 
(NIS) and any other ecological impact 
assessments submitted in support of 
proposals for development are carried 
out by appropriately qualified 
professionals and that any necessary 
survey work takes place in an appropriate 
season.  
 
Objective DMS167  
Ensure ecological impact assessment is 
carried out for any proposed 
development likely to have a significant 
impact on proposed Natural Heritage 
Areas (pNHAs), Natural Heritage Areas 
(NHAs), Statutory Nature Reserves, 
Refuges for Fauna, Habitat Directive 
Annex I sites and Annex II species etc 
 
Objective DMS168  
Ensure that proposals for developments 
involving works to upstanding 
archaeological sites and features or 
works to the historic building stock 
include an assessment of the presence of 
bats  

To inform this application, an Ecological 
Impact Assessment (EcIA) was carried out by 
RSK as per Objective DMS167. 
 
An Appropriate Assessment (AA) Screening 
was carried out by RSK in compliance with 
Objective DMS163 and DMS165 and 
accompanies this application.  
 
The conclusion of the AA states; 
 
“Having considered the indicative proposals, 
we conclude that this application meets the 
second conclusion, because there is no risk of 
likely significant effects on any Natura 2000 
sites. Therefore, with regard to Article 42 (7) of 
the European Communities (Birds and Natural 
Habitats) Regulations 2011, it can be excluded 
on the basis of objective scientific information 
following screening, that the plan or project, 
individually or in combination with other plans 
or projects, will have a significant effect on a 
European site. Consequently, we conclude that 
Appropriate Assessment is not required. “ 
 
As per Objective DMS165, the Screening for 
Appropriate Assessment report was written 
by Conor McKinney, senior ecologist with RSK 
Ireland. He has an MSc in Ecological 
Management and Conservation Biology 
Queens University Belfast and a BSc (Hons) in 
Environmental Science from University of 
Stirling. He has fifteen years of professional 
experience, including five years as an 
ecological consultant, eight years as a 
conservation manager with a local 
conservation charity, and two years managing 
Natura 2000 sites with the Scottish 
Government. He provides ecological 
assessments for developments throughout 
the island of Ireland, including wind farms, 
infrastructural projects (roads, water 
pipelines, greenways, etc.), and a range of 
residential and commercial developments. 
Technical and quality review has been 
undertaken by Mark Lang Associate Director 
with RSK with over 25 years as a consultant 
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 ecologist, he is a full member of the Chartered 
Institute of Ecology and Environmental 
Management and a Chartered Ecologist. 
 
The enclosed Ecological Impact Assessment 
(EcIA) was written by Maeve MacKenna who 
has BSc (Hons) in Zoology and an MSc in 
Ecological Management and Conservation 
Biology. Maeve is a suitably qualified and 
experienced ecological consultant. 
 
The enclosed Bat Survey Report was prepared 
by Nick Marchant, the principal ecologist of 
NM Ecology Ltd. He has fourteen years of 
professional experience, including eleven 
years as an ecological consultant, one year as 
a local authority biodiversity officer, and two 
years managing an NGO in Indonesia. He has 
an MSc in Ecosystem Conservation and 
Landscape Management from NUI Galway and 
a BSc in Environmental Science from Queens 
University Belfast. He is a member of the 
Chartered Institute of Ecology and 
Environmental Management, and operates in 
accordance with their code of professional 
conduct.  
 
The bat survey was carried out by Eoin Cussen. 
He has three year’s experience as a consultant 
ecologist, and a BSc and MSc from University 
College Cork. He regularly carries out bat 
surveys for development projects throughout 
Ireland. The survey was undertaken on the 
23rd of June 2021, which was during the peak 
season of bat activity, and coincided with the 
maternity period, i.e. the birth and raising of 
offspring. Weather conditions at the time of 
survey were ideal for bats, with warm 
temperatures, light winds and no rain. Flying 
insects were abundant at dusk. 
 
Bat activity during the dusk survey was very 
low. All bats were commuting above the site, 
none foraged near the scrub / immature 
woodland habitat. On this basis, the site has 
negligible value for foraging bats. 
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The proposed development does not involve 
works to upstanding archaeological sites and 
features or works to the historic building 
stock. 
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5.0 CONCLUSIONS 
 

The statement set out herein demonstrates the full compliance of the proposed development 
with the relevant National, Regional and Local Planning Policy context. 
 
The proposed development is consistent with National Policy and is consistent with County 
Development Plan Policy.  The proposed development will be a very attractive place to live on 
zoned serviced lands in close proximity to public transport and all of the amenities Santry has 
to offer. 
 
At a National and Regional level, this statement has demonstrated the compliance of the 
development with the appropriate Ministerial Guidance:  

 
• National Planning Framework (Ireland 2040 – Our Plan); 
• Eastern & Midland Regional Assembly Regional Spatial & Economic Strategy 2019-

2031; 
• Sustainable Residential Development in Urban Areas – Guidelines for Planning 

Authorities (2009); 
• Urban Design Manual: A Best Practice Guide (2009); 
• Sustainable Urban Housing: Design Standards for New Apartments Guidelines for 

Planning Authorities (2020); 
• Quality Housing for Sustainable Communities (2007); 
• Childcare Facilities – Guidelines for Planning Authorities (2001); 
• Part V of the Planning and Development Act 2000: Guidelines (2017); 
• Design Manual for Urban Roads and Streets (DMURS) (2019); 
• The Planning System and Flood Risk Management (2009); 
• Urban Development and Building Heights, Guidelines for Planning Authorities 

Consultation Draft August (2018); 
• Appropriate Assessment of Plans and Projects in Ireland Guidance for Planning 

Authorities (2009); 
• Rebuilding Ireland: Action Plan for Housing and Homelessness (2016); and 
• Fingal County Development Plan, 2017-2023. 

 
It is respectfully submitted that the proposed development will provide an appropriate form 
of high-quality residential and employment development for this substantial zoned site 
providing for an efficient use of lands which are highly accessible and well served by public 
transport. 
 
The design and layout of the proposed development has been developed through a 
collaborative design approach between the Design team and Pre-application consultations 
with the Planning Authority under Section 247 of the Act. 
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In conclusion, it is respectfully submitted that the proposed development is consistent with 
the proper planning and sustainable development of the area, and with all relevant National, 
Regional and Local Planning Policies and Guidelines. 
 

 
 
 

 
_________________________ 
Cheryl O’ Connor 

 
Senior Planner  
Tom Phillips + Associates 
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