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CHAPTER 1 INTRODUCTION  
On behalf of the applicant, Scanron Limited., this planning report accompanies an LRD application to Dublin 
City Council under Section 32D of the Planning and Development (Amendment) (Large-scale Residential 
Development) Act 2021 for a proposed Large Scale Residential Development at Daneswell, Glasnevin, Dublin 
9 in accordance with the Planning and Development (Amendment) (Large-scale Residential Development) Act 
2021. This application has been prepared by a multi-disciplinary team as set out in the table below:  
 

Company Name Documents Prepared  

McGill Planning  

Planning Report  

Social and Community Audit  

EIA Screening Report  

Plus Architecture 

Architectural Design Report  

Building Life Cycle Report  

Housing Quality Assessment   

Architectural Drawings 

Landscape Report  

Landscape Works & Landscape Maintenance Specification  

Landscape Drawings  

AECOM 

Traffic Impact Assessment   

Car Parking Management Plan  

Mobility Management Plan  

Outline Construction Traffic Management Plan  

Site Servicing and Operation Plan 

JOR 

Engineering Services Report  

Flood Risk Assessment  

Drainage Drawings  

JM McConville + Associates Arboricultural 
Consultants 

Tree Survey Report  

Tree Survey Drawing  

John Purcell Archaeological Consultancy  Archaeological Assessment  

aƛŎƘŀŜƭ hΩ.ƻȅƭŜ Architectural Heritage Impact Assessment  

Modelworks 
Photomontages  

Landscape and Visual Impact Assessment  

IN2 Daylight and Sunlight Analysis  

Altemar  
AA Screening  

Ecological Impact Assessment Report  

JBA  Bat Report  

Fallon 

Sustainability and Energy Report  

Public Lighting Report  

Outdoor Lighting Layout  

External Lighting Document  

Dillon Marshal Management Report  

Traynor Environmental  

Construction and Demolition Waste Management Plan  

Operational Waste Management Plan  

Construction Management Plan  

Environmental Noise Survey  

Scanron Limited  Permitted Architectural Drawings 
Table 1 Design Team and Documents Prepared 
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This planning report is intended to assist with the overall assessment of the application by outlining the 
physical and planning context for the proposal, outlining the rationale for the proposed design and layout, and 
address planning policy and how the proposal is consistent with same. Whilst every effort is made to ensure 
accuracy in this report, the various specialist technical reports and drawings enclosed with this application 
should be relied upon as the primary source material.  
 
This planning report is set out into 8 chapters:  

- Chapter 2 outlines the development description and provides a summary of the development  
- Chapter 3 sets out the site location and context  
- Chapter 4 outlines the relevant planning history for the subject site and the surrounding area.  
- Chapter 5 provides the rationale for the proposed development  
- Chapter 6 includes the response to the pre-application meetings   
- Chapter 7 assesses the development against national, regional, and local planning policy  
- Chapter 8 provides an overall conclusion  
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CHAPTER 2 PROPOSED DEVELOPMENT  
 

Development Description  
The proposed development is for an LRD application as per the following planning notice: 
 

The proposed development will consist of amendments to the development permitted on site under 
DCC Reg. Ref.: 3665/15 (ABP ref 29N.246124), as amended by DCC Reg. Refs.: 4267/17 and 2133/18 
(which are constructed/ currently under construction) and extended by DCC Reg. Ref.: 3665/15X2.  
 
The proposal will include the construction of 168 no. apartment units (12 no. studios, 72 no. 1 beds, 68 
no. 2 beds, and 16 no. 3 beds) within 5 no. blocks ranging in height from 1 to 6 storeys.   

¶ Block A ranges in height from 1 to 5 storeys and provides 28 no. residential units.  

¶ Block B ranges in height from 5 to 6 storeys and provides 40 no. residential units.  

¶ Block C ranges in height from 5 to 6 storeys and provides 44 no. residential units. 

¶ Block D ranges in height from 4 to 6 storeys and provides 48 no. residential units.  

¶ Block E is 3 storey duplex block and provides 8 no. residential units.  

All residential units are provided with associated private balconies/ terraces to the north/ south/ east/ 
west. 
 
The proposal also includes a creche (c. 235.6sqm), café (c. 77.4sqm), resident amenity space (c. 
мфоΦуǎǉƳύΣ ŀƴŘ ŀƴ ŀƳŜƴƛǘȅ ƳŀƴŀƎŜƳŜƴǘ ǎǳƛǘ όŎΦ поΦуǎǉƳύ ƛƴ .ƭƻŎƪ ! ŀƴŘ ŀ ǊŜǎƛŘŜƴǘΩǎ ƎȅƳ όŎΦ млфǎǉƳύ 
in Block B.  
 
Vehicular/ pedestrian/ cyclist accesses will be from Botanic Road. The proposal also includes the 
replacement of the existing vehicular access from Botanic Road at the south-western corner of the site 
with a pedestrian and cyclist access.  
 
The proposal will also include car, cycle and motorcycle parking at surface and basement level, all 
associated site development works, public and communal open spaces, roof gardens, landscaping, 
boundary treatments, plant areas, waste management areas, and services provision (including ESB 
substations) will be provided.  

 
Summary of development 
The site previously formed part of the former Printworks/ Smurfit site, on Botanic Road. It also formed part of 
a previous planning application that was granted permission on the southern half of the former 
Printworks/Smurfit Site. This proposal is to amend this part of this parent permission. The key site statistics 
for the current proposal are summarised in the table below:  
 

 Current Proposal Statistics  

Site Area  1.036ha Net (Gross site area 1.2 ha) 

Building Height  1-6 storeys  

No. of Units 168 no. units 

Density  162uph  

Dual Aspect 60.7%  

Unit Mix 12 no. studios 
72 no. 1 beds  
68 no. 2 beds  
16 no. 3 beds  
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Facilities  Creche (235.6sqm, 34 no. children) 
Café (77.4sqm) 
Communal Residential Facilities (346.6sqm) including 

- Amenity Area in Block A (193.8sqm) 
- Amenity Management Suite in Block A (43.8sqm) 
- Gym in Block B (109sqm) 

Public Open Space Public Open Space (2,040sqm) excluding c. 123sqm external seating areas 

Communal Open Space Communal Open Space (1,328sqm) 
- Roof Terraces: 767sqm 
- Ground Level: 561sqm 

Car Parking 73 no. car parking spaces  
- 64 no. residential basement spaces 
- 2 no. creche staff basement spaces 
- 7 no. surface visitor spaces  

Motorcycle Parking  5 no. spaces at basement level  

Cycle Parking  353 no. spaces  
- 255 no. basement spaces 
- 48 no. surface spaces  
- 50 no. spaces on ground floor of Block A  

Table 2 Proposed Development Key Site Statistics 

Permission has been previously granted on the former Printworks/ Smurfit site, under DCC Reg Ref 3665/15 /  
ABP ref 29N.246124, for 119 no. residential units (43 no. houses and 76 no. apartments). This application is 
referred to as the ΨǇŀǊŜƴǘ ǇŜǊƳƛǎǎƛƻƴΩ ǘƘǊƻǳƎƘƻǳǘ ǘƘƛǎ ǊŜǇƻǊǘΦ  
 
The current proposal is an amendment to the parent permission (DCC Reg Ref 3665/15/ ABP ref 29N.246124). 
This parent permission was subsequently amended by DCC Reg Ref 4267/17 and 2133/18. These two 
amendment applications provided for 35 no. of the permitted houses, located along the eastern and southern 
boundaries of the parent permission site. These units are now either constructed along the southern boundary 
or are currently under construction to the east of the application site. These have therefore been excluded 
from the current red line boundary and will not be amended by the current application. The current 
application will only replace the 76 no. apartments and 8 no. houses previously permitted on the current 
application site as outlined by the redline. 
 
 
 
The table below outlines the key parent permission statistics identifying what is currently permitted on the 
current redline application site and compares this with the current proposal to amend these permitted units.   
 

 Permitted vs Proposed Development on Subject Site (current red line boundary) 

 Permitted  Proposed Change  

Site area 1.036 

Density 81 units per hectare 162 units per hectare + 81 units per hectare 

Units 84 no. units  168 no.  + 84 no. units  

Houses 8 no. houses None proposed  - 8 no.  

Apartments 76 no. apartments 168 no. + 92 no. units  

Mix  17 no. 1 bed apartments 
42 no. 2 bed apartments 
17 no. 3 bed apartments 

12 no. studios  
72 no. 1 beds  
68 no. 2 beds  

+ 12 no. studios  
+ 30 no. 1 beds  
+ 51 no. 2 beds  
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8 no. 3/4 bed houses  16 no. 3 beds  + 8 no. 3 beds  

Storey 1-4 storeys 1-6 storeys  + 2 storeys 

Block A  4 storeys 
24 no. units  

1 to 5 storeys  
28 no. units  

+ 1 storey 
+ 4 no. units  

Block B  4 and a half storeys  
24 no. units 

5 to 6 storeys 
40 no. units  

+ ½  and 1 ½  storeys 
+ 16 no. units  

Block C 4  and a half storeys 
28 no. units 

5 to 6 storeys 
44 no. units   

+ ½  and 1 ½  storeys 
+ 16 no. units 

Block D 3 storeys  
8 no. units (houses)  
(12 no. duplex units 
removed by ABP)  

4 to 6 storeys 
48 no. units   

+ 1 and 3 storeys 
+ 40 no. units  

Block E Not included in permitted 
scheme  

3 storeys  
8 no. units  

+ 8 no. units  
New block proposed in current 
scheme  

Facilities  Café (c. 102sqm)  
Creche (c. 249sqm)  

Café (c. 77.4sqm)  
Creche (c. 235.6sqm)  
Resident Amenity (c. 
237.6sqm) 
Resident Gym (c. 109sqm) 

Café (- c. 24.6sqm) 
Creche (- c. 13.4sqm) 
Resident Amenity (+ c. 237.6sqm) 
Resident gym (+ c. 109sqm) 

Basement c. 2,525sqm under Block B 
and C 

c. 2,779sqm under Block B 
and C  

+ c. 254sqm 

Parking 148 no. car parking spaces  
54 no. cycle parking 
spaces 

73 no. car parking spaces  
353 no. cycle parking 
spaces  
5 no. motorcycle spaces  

- 75 no. car parking spaces  
+ 299 no. cycle parking spaces  
+ 5 no. motorcycle spaces 

Table 3 Permitted vs Proposed Site Statistics 

This application will not amend the 35 no. houses constructed/under construction on the parent permission 
site, it is noted that the overall statistics for the parent permission will be amended by this application. The 
table below outlines the key statistics for the current application and the resulting modified parent permission 
(i.e. the 35 no. houses plus the current proposal).  
 

 Modified Parent Permission  
(Current proposal plus 35 no. houses)  

Site Area  2.02ha 

Building Height  1-6 storeys  

No. of Units 203 no. units (current proposed 168 no. apartments plus 35 no. houses 
constructed/under construction)  

Density  100.5uph (based on 2.02ha area) 

Dual Aspect 60.7% apartments only  
All the houses are100% dual aspect 

Unit Mix 12 no. studios 
72 no. 1 beds  
68 no. 2 beds  
16 no. 3 beds 
4 no. 4 beds  
31 no. 5 beds 

Facilities  Creche (235.6sqm, 34 no. children) 
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Café (77.4sqm) 
Communal Residential Facilities (346.6sqm) including 

- Amenity Area in Block A (193.8sqm) 
- Amenity Management Suite in Block A (43.8sqm) 
- Gym in Block B (109sqm) 

Public Open Space Public Open Space (2,040sqm) excluding c. 123sqm external seating areas 

Communal Open Space Communal Open Space (1,328sqm) 
- Roof Terraces: 767sqm 
- Ground Level: 561sqm 

Car Parking 109 no. car parking spaces 
- 64 no. residential basement spaces  
- 2 no. creche staff basement spaces  
- 7 no. surface visitor spaces 
- 35 no. spaces for the houses   

Motorcycle Parking  5 no. spaces at basement level 

Cycle Parking  353 no. spaces  
- 233 no. basement spaces 
- 28 no. surface spaces  
- 50 no. spaces on ground floor of Block A 

Table 4 Modified parent permission statistics 

The image below outlines the current subject site in red, the remainder of the parent permission site in blue, 
and the remainder of the overall Smurfit site in yellow.  
 

 
Figure 1 Subject Site, Parent Permission Site, and Smurfit Site 
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CHAPTER 3 SITE LOCATION AND CONTEXT  
The subject site is located on Botanic Road, Glasnevin and is known ŀǎ Ψ5ŀƴŜǎǿŜƭƭ tƭŀŎŜΩΦ It previously formed 
part of the Printworks/ Smurfit site. It is located c. 3km north of the city centre and c. 330m north of the Royal 
Canal. The site fronts onto Botanic Road, which is a main arterial route into the city centre, close to the 
ƴŜƛƎƘōƻǳǊƘƻƻŘ ŎŜƴǘǊŜ ƪƴƻǿƴ ŀǎ IŀǊǘΩǎ Corner.   
 

 
Figure 2 Site Location 

The subject site is a long, brownfield site and forms ǇŀǊǘ ƻŦ ŀ ƭŀǊƎŜǊ ƭŀƴŘƘƻƭŘƛƴƎ ǳƴŘŜǊ ǘƘŜ ŀǇǇƭƛŎŀƴǘΩǎ 
ownership. The larger site area received planning permission in 2015 for a residential development consisting 
of houses and apartment blocks (DCC Reg.: 3665/15, ABP ref 29N.246124). This parent permission has been 
subject to numerous amendment applications, of which DCC Reg Ref.: 4267/17, relating to the houses to the 
south, has been completed and 2133/18, relating to the area with houses to the east, is currently under 
construction.  It is also noted that the parent permission has been extended by DCC Reg. Ref.: 3665/15X2.  
Please see the planning history section of this report for further detail.  
 
The houses to the south are now are now in private ownership, while to the area to the east is still in the 
ownership of the applicant. Both areas which are constructed/ under construction are excluded from the 
subject application. A street from Botanic Road currently provides access to the site and the recently 
constructed houses, this will be removed and replaced by the current proposed application.   
 
Protected Structures and Conservation Areas 
The subject site is in an area which is rich with architectural heritage and history along with some examples of 
infill developments from more recent developments.  

- The wider area is predominately residential and is characterised by Edwardian, red brick, two storey 
houses with Art Nouveau features. These houses and their features contribute to the character of the 
residential conservation area to the south, north, east, and north-west of the subject site.  

- The former John Players and Sons factory is located immediately north of the subject site. This 
building, including its granite façade, railings, gate, piers, and red brick chimneystack, is listed as a 
protected structure in the Dublin City Development Plan (DCC RPS no. 855). The factory and its 
associated features are also listed on the National Inventory of Architectural Heritage (NIAH) (NIAH 
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Ref: 50130163 and 50130162) for its regional importance in terms of architectural, artistic, and 
technical interest.  

- Botanic House (DCC RPS no. 854. NIAH Ref: 50130106) is located along Botanic Road, c.65m south of 
the site. This building is listed in the NIAH for its regional importance in terms of architectural, artistic, 
and social interest. This building is a former hotel that now operates as a restaurant and public house.  

- The Prospect Square/De Courcy Square Architectural Conservation Area (ACA) is located c. 55m west 
of the site.  

 

 
Figure 3 Former John Players & Sons Tobacco Factory with chimney. NIAH Ref: 50130163. Image Source: Google Streetview 

 
Figure 4 Houses along Iona Road to south of site. Image Source: Google Streetview.  
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Figure 5 Houses along Botanic Road, opposite subject site. Image Source: Google Streetview.  

  

Figure 6 Botanic House, south of subject site. Image Source: NIAH 

The site the subject of this application is not in a conservation area, and the houses immediately to the west 
on Botanic Road (mid-late twentieth century), are painted a mix of cream, white and blue colours, immediately 
to the south (new build houses which are part of the parent permission) and the east (houses currently under 
construction) are not included in the ACA or within the residential conservation area zoning and are of modern 
construction and materials. However, further afield to the east and south are residential conservation areas.  
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Figure 7 DCC Development Plan Zoning Map 

 
Wider Site Area 
The site, as set out above, is in a well-established area with predominantly residential housing and with a 
vacant former industrial site within the immediate vicinity. However, it is within walking distance of a 
multitude of services, exceptional public transport options and local amenity and employment opportunities.  
 
To the southwest ƻŦ ǘƘŜ ǎƛǘŜ ƛǎ IŀǊǘΩǎ /ƻǊƴŜǊ ǿƘƛŎƘ ƛǎ ŀ ƴŜƛƎƘōƻǳǊƘƻƻŘ ŎŜƴǘǊŜ ǇǊƻǾƛŘƛƴƎ ŀ ǊŀƴƎŜ ƻŦ ŦŀŎƛƭƛǘƛŜǎ 
within 100m of the site. This includes restaurants, shops, barbers, and take aways amongst other amenities.  
 
Phibsborough, which is a Key District Centre, is located c. 600m away from the site, on the other side of the 
canal. Phibsborough Shopping Centre provides a range of shops, pubs, takeaways and restaurants. It is 
bounded by Cabra, Glasnevin and Grangegorman which provide further additional facilities including a 
university (Grangegorman TUD). There is also a range of existing schools and community facilities in the area. 
The Mater University Hospital is within a kilometre of the site.  
 
It is within c. 2km of the Rotunda Maternity Hospital, O Connell Street, and Dublin City Centre. As a result, it 
has access to a wide range of significant employment and social infrastructure options within reasonable 
walking distance of the site. 
 
Public Transport 
The subject site is well served in terms of public transport.  

- Dublin Bus stops 185 and 201 are a c. 1minute walk north of the site and are served by Dublin Bus 
routes 4, 9, 83/83A, and 155. These bus routes provide a peak frequency of every 12 minutes during 
the week and every 15 minutes on weekends. They connect the site with Harristown, Ballymun, 
Phibsborough shopping centre, Dublin City Centre, Blackrock, Monkstown, South Circular Road, 
Camden Street, and Bray.  



 
 

11 
 

- Dublin Bus Stops 1506 and 1537 are a c. 3minute walk west of the site and are served by Dublin Bus 
routes 40/40b/40d and 140. These bus routes provide a peak frequency of every 10-12 minutes during 
the week and every 15 minutes on weekends. They connect the site with Charlestown Shopping 
Centre, Finglas Village, Inchicore, Ballyfermot, Liffey Valley, and Rathmines.  

- The Drumcondra Train Station is a c. 15minute walk from the site. This station is served by trains going 
to Dublin Connolly, Sligo, Maynooth, Longford, Grand Canal Dock, Dublin Heuston, and Portlaoise.  

- The Cabra Luas stop and Phibsborough Luas stop are both a c. 15minute walk from the site. These two 
stops are on the Green Luas Line and connect the site with the city centre, Dundrum, Sandyford and 
/ŀǊǊƛŎƪƳƛƴŜǎΦ ¢ƘŜ ƎǊŜŜƴ ƭƛƴŜ ŀƭǎƻ ŎƻƴƴŜŎǘǎ ǿƛǘƘ ǘƘŜ ǊŜŘ ƭƛƴŜ ŀǘ hΩ/ƻƴƴŜƭƭ {ǘǊŜŜǘ ǿƘƛŎƘ ǇǊƻǾƛŘes 
services to Tallaght, Saggart, Dublin Heuston, and the docklands. 

 
Under the current MetroLink proposals a new station is due to be delivered at Glasnevin on lands immediately 
to the north of the Royal Canal, c. 300m from the site.   Glasnevin Station is one of the fifteen new stations 
proposed on the preferred MetroLink route.  The proposed station is located to the west of Prospect Road 
(R135) and is situated below the existing Irish Rail Maynooth and Kildare railway lines. The new metro 
interchange station is intended to serve as an interchange station with the existing railway line which is also 
due to be electrified with a DART service planned to Maynooth. 
 

 
Figure 8 Integrated transport network schematic (source NTA) 

When fully completed the new station will become one of the main public transport interchanges in the city 
allowing easy transfer between the Metro (90 second frequencies in peak / 20,000 passengers per hour) and 
the Maynooth-Connolly/Docklands line (15 trains per hour) as well as providing future residents in the 
Phibsborough area direct access to a range of high frequency public transport options on their doorstep. 
 










































































































































































































































