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CHAPTERINTRODUCTION

On behalf of the applicanGcanrorLimited.

, this planning report accompanieas BRDapplicationto Dublin
City Counciunder Section32D of the Planning and Development (Amendment) (Lasgale Residential
Development) Act 202for a proposed_arge Scale Residential Developmatibaneswell, Glasnevibublin

9 in accordance with thBlanning and Development (Amendmengr@escale Residential Development) Act

2021.This application has been prepared by a mdikiciplinary team as set out in the table below:

Company Name

Documents Prepared

Planning Report

McGill Planning

Social and Community Audit

EIA Screening Report

ArchitecturalDesignReport

Building Life Cycle Report

Housing Quality Assessment

Plus Architecture

Architectural Drawings

Landscape Report

Landscap&Vorks & Landscape Maintenan8gecification

Landscape Drawings

Traffic Impact Assessment

Car Parking Management Plan

AECOM Mobility Management Plan
Outline Construction Traffic Management Plan
Site Servicing and Operation Plan
Engineering Services Report

JOR Flood Risk Assessment

Drainage Drawings

JM McConville + Associates Arboricultu

Tree Survey Report

Consultants

Tree Survey Drawing

John Purcell Archaeological Consultang

Archaeological Assessment

aAOKI St hQ.28¢tS

Architectural Heritagémpact Assessment

Photomontages

Modelworks Landscape and Visual Impact Assessment
IN2 Daylightand SunlightAnalysis
Alternar AA Scrgening

Ecological Impact Assessment Report
JBA Bat Report

Sustainability and Energy Report
Fallon Public Lighting Report

Outdoor Lighting Layout

External Lighting Document

Dillon Marshal

Management Report

Construction and Demolition Waste Management Plan

Operational Waste Management Plan

Traynor Environmental

Construction Management Plan

Environmental Noise Survey

Scanron Limited

Permitted Architectural Drawings

Tablel 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 propdesign 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 rekd upon as the primary source material.

This planning report is set out infchapters:
- 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 responsettee pre-application neetings
- Chapter 7 assesses the devetmgnt against national, regional, and local planning policy
- Chapter8 provides an overall conclusion
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CHAPTERPROPOSED DEVELOPMENT

Development Description
The proposed developmentfsr an LRD application aer thefollowing planning notice

Theproposed development will consist of amendments to the development permitted on site under
DCC Reg. Ref.: 3665/1¥8BP ref 29N.246124), as amended by DCC Reg. Refs.: 4267/17 and 2133/18
(which are constructed/ currently under construction) and extendda®y 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.
9 Block A ranges in height frontd 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 fromd & storeys and provides 48 no. residential units.
1 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.

=A =4 =4

The proposal alsmcludes a creche (c. 235.6sqm), café (c. 77.4sqm), resident amenity space (c.
Mpo Py aljYos FYyR Fy FYSyAGe YIyl3aSYSyd adaid 609
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 thewsesthrn corner of the site
with a pedestrian and cyclist access.

The proposal Mlialso 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 servicesipnofincluding ESB
substationswill be provided.

Summary of development

The site previously formed part of the former Printworks/ Smurfit site, on Botanic.Radsgo formed part of
a previous planning application that was granted permission on thethern half of the former
Printworks/Smurfit SiteThis proposal is to amend this part of this parent permissidre key site statistics
for the current proposal are summagdin the table below:

Current Proposabtatistics
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 (235.6sgm, 34 nchildren)

Café (77.4sqgm)

Communal Residential Facilities (346.6sgm) including
- Amenity Area in Block A (193.8sgm)
- Amenity Management Suite in Block A (43.8sgm)
- Gym in Block B (109sgm)

Public Open Space

Public Open Space (2,040sgm) excluding c. 12&stennal seating areas

Communal Open Space

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

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

Table2 Proposed DevelopmeKey Site Statistics

Permission has been previously grantadthe former Printworks/ Smurfit siteinderDCC Reg Ref 3665/15
ABP ref 29N.246124or 119 no. residential units (43 no. houses and 76 no. apartmenitsy application is

referred to as thal LI NB y (i

LISNY¥A&daA2yQ GKNRdzZAK2dzi GKAa

NB LJ2 NJi

The current proposal is an amendment to the parent permisfDC Reg Ref 3665/18BP ref 29N.246124

This parent permission was subsequently amendedDISC Reg Ré&267/17 and 2133/18These two
amendment applications provided f86 no. of the permitted house$ocated along the eastern and southern
boundaries of the parent permission sifEhese units are now eitheonstructedalong the southern boundary

or are curently under constructiorio the east of the application sitéThese have therefore been excluded
from the current red line boundary and will not be amended by the current application. The current
application willonly replace the 76 no. apartments andr®. houses previously permitted on the current
application site as outlined by the redline

The table below outlines the key parent permission statistdesitifying what is currently permitted on the
current redlineapplicationsite andcompares this vith the current proposalo 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 pehectare
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 | 12 no. studios + 12 no. studios
42 no. 2 bed apartments | 72 no. 1 beds + 30 no. 1 beds
17 no. 3 bed apartments | 68 no. 2 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 1 to 5 storeys + 1 storey
24 no. units 28 no. units + 4 no. units
Block B 4 and a halfktoreys 5 to 6 storeys +% and1 ¥ storeys
24 no. units 40 no. units + 16 no. units
Block C 4 and a halstoreys 5 to 6 storeys +% and1 Y storeys
28 no. units 44 no. units + 16 no. units
Block D 3 storeys 4 to 6 storeys + 1 and 3 storeys
8 no. units (houses) 48 no. units + 40 no. units
(12 no. duplex unitg
removed by ABP)
Block E Not included in permitted 3 storeys + 8 no. units
scheme 8 no. units New block proposed in currer
scheme
Facilities Café (c. 102sgm) Café (c. 77.4sqm) Café {c. 24.6sgm)
Creche (c. 249sgm) Creche (c. 235.6sgm) Creche {c. 13.4sgm)
Resident Amenity (d Resident Amenity (+ c. 237.6sq
237.6sqm) Resident gym (+ c¢. 109sgm)
Resident Gym (c. 109sgn
Basement | c. 2,525sgm under Block| c. 2,779sgm under Block| + c. 254sgm
and C and C
Parking 148 no. car parking spacq 73 no. car parking spaceg - 75 no. car parking spaces
54 no. cycle parking 353 no. cycle p#ing| + 299 no. cycle parking spaces
spaces spaces + 5 no. motorcycle spaces
5 no. motorcycle spaces

Table3 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 applicEtien.
table below outlines the key statistidor 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. ho

constructed/under construction)
Density 100.5uph (based on 2.02ha area)
Dual Aspect 60.7% apartments only

All the houses arH00% 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 (235.6sgm, 34 no. children)
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Cafe (77.4sqm)
Communal Residential Facilities (346.6sgm) including
- Amenity Area in Block A (193.8sgm)
- AmenityManagement Suite in Block A (43.8sqm)
- Gym in Block B (109sgm)
Public Open Space Public Open Space (2,040sgm) excluding c. 123sgm external seating are
Communal Open Spacd§ Communal Open Space (1,328sgm)
- Roof Terraces: 767sqm
- Ground Level: 561sgm
Car Paking 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
Table4 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.

s Subject Site

“ Parent Permission Area

Smurfit Site

Figurel Subject Site, Parent Permission Site, and SnSitdit
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CHAPTERSITE LOCATION AND CONTEXT

The subject site is located on Botanic Road, Glasnevin and isikndw W5 I y S algpitiduslytiofred S Q ®
part of the Printworks/ Smurfit sitdt is located c. 3km north of the city centaad 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
YSAIKOo2dz2NK22R OSyoinbkE (y2éy | a | I NIQa

Figure2 Site Location

The subject sitds a long brownfield site and formsLJ- NIi 2 F | € F NHSNJ f F yRK2f R}
ownership The larger site are@ceived planning permission in 2015 for a residential development consisting

of houses andpartment blocks (DCReg.:3665/15 ABP ref 29N.246124This parent permission has been
subject to numerous amendment applicatiorg which DCC Reg Ref267/17 relating to the houses to the

south, has been completed and 2133/18lating to the areawith houses to the eastis currently under
construction. It is also noted that the parent permission has bestended by DCC Reg. Ref.: 3665/15X2.
Please see the planning history section of this report for further detail.

The houses to the south arew 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 applicationA street from Botanic Roadurrently provides accesso the site and the recently
constructed houseghis will be removed and replaced by the currenbposedapplication

Protected Structures and Conservation Areas
The subject sités inan areawhich isrich with architectural heritage anistoryalong with some examples of
infill developments from more recent developments
- Thewider area is predominately residential and is characterised by Edwardian, red brick, two storey
houses with Art Nouveau featureBhese houses and their featuresntribute to the character of the
residential conservation area the south, north, east, and norttvest of the subject site
- The former John Players and Sons factory is located immediately north of the subject site. This
building, including its granitéacade, 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 He(Nagel)(NIAH
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Ref: 50130163and 501301&) for its regional importance in terms of architectural, artistic, and
technical interest.
- Botanic House (DCC RPS no. 854. NIAF®REI0108 is locatecalong Botanic Road,65m south of
the site. This building Isted 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 Conservatiar{XCA) is located c. 55m west

of the site

—
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Figure3 Former John Players & Sons Tobacco Factory with chimney. NIAIBIRB6f163 Image Source: Google Streetview

Y * - \

Figure4 Houses alonglona Road to south of .siteage Source: Google Streetview.
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Figure6 Botanic House, southf 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 (mil&te 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 zomrage of modern
construction and materialdHowever further afield to the east and south are residential conservation areas.
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Zone Z1 To protect, provide and improve residentialamenities _ _ _ _ _

Zone Z2 To protect andor improve the amenities of residential
conservation areas

Figure7 DCC Development Plan Zoning Map

Wider Site Area

The site, as set out above, iis awell-establishedarea withpredominantly residentiahousirg andwith a
vacant former industrial sitevithin the immediate vicinity. However, it is within walking distance of a
multitude of services, exceptional public transport options and local amenity and employment opportunities.

Tothesouthwest2 ¥ G KS &aAGS Aa | FNIQa /2NYSNI gKAOK A& |y
within 100m of the site. This includes restaurants, shops, barbers, and take aways amonganwhéies

Phibsborough, which is a Key District Centre, igtémtc. 600m away from the site, on the other side of the
canal. Phibsborough Shopping Centpeovidesa range of shops, pubs, takeaways and restaurants. It is
bounded by Cabra, Glasnevin and Grangegorman which provide further additional facilitiesngncudi
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 withinc. Zkm of the Rotunda Maternity Hospital, O Conr&lleet, 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 $fzort.

- 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. Theyneohthe site with Harristown, Ballymun,
Phibsborough shopping centre, Dublin City Centre, Blackrock, Monkstown, South Circular Road,
Camden Street, and Bray.

10
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Dublin Bus Stops 1506 and 1537 are a c. 3minute walk west of the site and are served byu3ublin B
routes 40/40b/40d and 140. These bus routes provide a peak frequency of evé/rthutes during

the week and every 15 minutes on weekends. They connect the site with Charlestown Shopping
Centre, Finglas Village, Inchicore, Ballyfermot, Liffey Valtel/Rathmines.

The Drumcondra Train Station is a ¢. 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 Phibsborougas stop are both a c. 15minute walk from the Siteese two

stops are on the Green Luas Line and connect the site with the city centre, Dundrum, Sandyford and

I F NNRAOlLYAYSad ¢KS 3INBSYy ftAyS |ftaz O2yySeédia oA

services to Tallagh§aggart, Dublin Heuston, and the docklands.

Under the current MetroLink proposals a new station is due to be delivered at Glasnevin oimaretiiately
to the north of theRoyal Canak. 30m from the site Glasnevin Statios bne 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 sition is intended to serve as an interchange station with the existing railway line which is also

due to be electrified with ®ART servicglanned to Maynooth.

Figure8 Integrated transport network schematic (source NTA)

When fully completed the new station will becornae of the mainpublic transportinterchangesin the city
allowing easy transfer between the Metro (90 second frequencies in peak / 20,000 passengbmupeand
the MaynoothConnollyDocklandsline (15 trains per hourps well as providing future residents fhe
Phibsborough area direct access to a range of high frequency public transport options on their doorstep.

11































































































































































































































































































































































