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PRE -APPLICATION CONSULTATIONS
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Pre-Application Consultations -(Section 247 Of The Planning And Development Act 2000) Planning Department,

Dublin City Council
| Date Meeting Requested: 19/07/17 | Date Meeting Held: 26/07/17
Attendees: Simon Clear Planning Officers/ Officials :
James Pike Mary Conway
Mary McMahon Bryan Ward
Thomas Burns
Evelyn Moran
0.5 Map Provided & Site Outlined: Site Area: Sq. m/Ha

Specific Site/Location/Postal Address:__St. Pauls School, Sybil Hill Road, Raheny, Dublin 5

Planning History (if applicable) Plan No(s):

Interest in Land:

Owner Details ( if not Owner): Marlet

Consent of Owner Required:

(Must be sufficient interest to make a planning application -evidence of interest may be required)

Proposed development: Redevelopment of lands attached to St. Pauls College - playing fields - for residential
purposes

| Administrative Areas:

Central: North Central: - I North West: South Central: South East:

Proposed Use(s) permissible: Development Plan Zoning Objective : _ ‘
Open for Consideration: - I

PROPOSED NO. OF RESIDENTIAL UNITS: APTS: | 433 HOUSES:| 104
Does Part V of the Planning & Development Act apply: YES: NO:
Have any -pmposals being agreed with Housing regarding Part V: YES: NO: - |

IMPORTANT:Part V : Particulars of agreement or proposal to comply with section 96 of the Act (as amended)
must accompany a planning application
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I SUMMARY OF PLANNING PROCEDURES & PLANNING ISSUES DISCUSSED

Planning Application Procedures/Regulations, Public Notices:

Protected Structure: YES: NO: -i EL S. Required: YES: -I NO:
Within an A.C.A.: YES: NO: -l Within an S.D.Z.: YES: NO: -I

Within LAP Area: YES: NO: - Appropriate Assessment/Screening: YES: -l NO:

Floor Risk impact Assessment D.o.E. 2009: YES: NO:

| PRIMARY PLANNING ISSUES

Density: -f Height: - Open Space: -l Scale: -’ Design: -l Parking: -!

Finishes: Childcare Facilities: - IShopfront Design: Conservation/Archaeology:

Other:

I APPLICANT REFERRED TO THE FOLLOWING D.C.C. DEPARTMENTS/OTHER BODIES

Housing: -!Drainage: -I Roads & Traffic: -, Parks: -J Irish Water: -l

Key Issues Identified:

P.O.S at 21.03% and community facilities to be provided to make up difference. Applicant to submit more detailed
schedule outlining extent of P.O.S plus detailed floor areas/layout of indoor facilities.

Zoning- Applicant must demonstrate that lands surplus to requirements of institution and that the needs of the
clubs can be met on site in revised format. Must demonstrate that proposal is compliant with principal intent of
zoning objectives.

Critical to assessment - Natura Impact Assessment - Brent Geese foraging/feeding sites. Need to see the outcome
of the studies -~ fundamental issue

Quality and quantity of open space/community facilities - details of landscaping and management regime
required. Community facilities for new residents + atrium - excluding atrium- ¢.700sqm and demonstrate
sufficient to meet residents needs.

Mix/Size of unit - compliant with Development Plan standards - 52% dual aspect. Atrium will function as a
street. Will be ventilated. Schedule for all types of space. Applicant should demonstrate - providing in excess of
25% c. 900sqm.

Indicate levels of access to wider community to new communal facilities located within the apartment blocks
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Management Plan to be prepared to show levels of access to P.O.S/communal facilities

Scale/Height: 500m radius - will be the determining factor. Very small margin of structure - outside 500m radius
may be accepted but otherwise - normal outer suburban height standards will be applied.

Impact on residential amenities - important factor. Additonal planting to be introduced for screening,.

Houses need to demonstrate that corner units will “work” in terms of privacy/open space and meet Development
Plan Standards.

> p /
p ‘.'. / -~
Signed;f’/_ ; [ y\ / ~/ &/) Planning Officer:
& / L j /

The carrying out of consultatmns’ shall not prejudice the performance of the planning authority of any of its other
functions under the Planning Lﬂd Development Act 2000 (as amended),or any regulations made under this Act and

cannot be relied upon in the formal planning process or in legal proceedings (Section 247(3) of the Planning and
Developmebt Act 2000 (as amended).







Site/L.ocation

The site of the proposed development comprises lands that have to date formed part of the
grounds of St. Paul's College including the site of a disused classroom block and a large
number of the playing pitches used by the College. The pitches have also been available for
use by local sports clubs. The site has an area of 6.16 hectares.

The site of the proposed development, i.e. the site defined by the red line boundary, is
bounded by St. Anne's Park to the north and east, by St. Paul's College, Sybil Hill House
(provincial house of the Vincentian Order in Ireland) and the Meadows Residential Estate
(two storey dwellings) to the west, the historic avenue to the St. Anne’s Park, originally part
of the former Guinness Estate lies to the south. The school and site of the proposed new
pitches are excluded from the site.

Relevant Planning History

Plan No. 3777/17 is a current planning application for development at St. Paul's College,
Sybil Hill Road, and proposes the following:

Demolition of 3 no. existing school (and school related) structures comprising prefab
classrooms, a disused classroom block and a changing room block;

Construction of a 2-storey sports hall, 2 no. all-weather playing pitches comprising 1 no.
championship sized floodlit playing pitch and I no. 5-a-side sized floodlit playing pitch with
associated bali stop netting, boundary fencing and landscaping;

Provision of car parking (24 spaces) and coach set-down (3 bays) along realigned internal
access road to south of St. Pauls College with vehicular access from existing entrance to
Sybil Hill Road;

Cycle parking, boundary treatments and all associated site works and services.

A Natura Impact Statement (NIS) was submitted to the planning authority with the
application

This application was lodged with the Planning Authority on the 4" September 2017 and the
decision date is 27" October 2017.

By Plan No 4242/15, planning permission was granted and upheld on appeal on the 8" July
2016 for the erection of 76 no. dwellings consisting of 8 no. two storey houses and 68
apartments on a 0.68 hectares site at No. 1, 1A and 1B (and lands to the rear of same) Sybil
Hill Road, Raheny, Dublin 5, a site bounded by St. Pauls School to the south, Sybil Hiil Road
to the west, the Meadows residential development to the East and North and the Kare Social
Services Centre to the north.

Plan No. 4185/15 - Planning permission was also sought for the construction of a
residential development comprising 381 no. units - 107 no. houses (29 no. three bedroom (2
no. 2 storey detached; 8 no. 3 storey semi-detached; 19 no. 3 storey terraced) and 78 no.
four bedroom houses together with the construction of 2 no. all-weather playing pitches and
multipurpose sports hali on a site excluding the site of the college buildings. This application




was lodged with the Planning Authority on 9" December 2015 but withdrawn prior to the
Planning Authority making a decision.

Policy Context - Dublin City Development Plan 2016-2022

The Planning Authority has reviewed the pre-appiication submission in the context of the
Dublin City Development Plan 2016-2022. The Development Plan sets out the spatial
framework for the city within the context of the National Development Plan, National Spatial
Strategy (2002 — 2020), National Climate Change Strategy, Regional Planning Guidelines for
the Greater Dublin Area (2010 — 2022} and the Transport Strategy for the Greater Dublin
Area 2016 — 2035. The Plan has aiso had full regard to all relevant Guidelines.

Statements of Consistency

The Planning Authority had regard to the Statements of Consistency but concluded that they
very generic in their layout and response and do not provide a sufficiently rigorous
assessment of the proposed development in the context of the relevant policy context i.e.
national, regional and local policy statements and guidelines.

Assessment

In assessing the pre-application submission, the Planning Authority focused on a number of
key aspects of the proposed development as detailed below:

Zoning

The development plan land use zoning objective for the subject site is Z15 'To protect and
provide for institutional and community use.

The Development Plan recognises that the 215 lands, which are primarily located in the
city’s outer suburbs, play an important role in the achievement of a more compact city, by
contributing to the creation of vibrant neighbourhoods and a well connected city through the
provision of infrastructure such as schools, hospitals and open space.

In developing proposals for the redevelopment of Z15 lands, the zoning objective indicates
that the potential for the development of a strategic green network should be exploited. It
also acknowledges that any development at the perimeter of the site adjacent to existing
residential development shall have regard to the prevailing height of existing residential
development and avoid abrupt transitions of scale between zonings.

Furthermore, the zoning objective states that “Where there is an existing institutional and/or
community use, any proposed development for ‘open for consideration’ uses which includes
residential on part of the landholding, shall be required to demonstrate to the Planning
Authority:

o how the proposal is in accordance with and assists in securing the aims of the zoning
objective;

» how it secures the retention of the main institutional and community uses on the
lands (including space for any necessary expansion of such uses);



« how it secures the retention of existing functional open space e.g. school playing
fields; and

¢ the manner in which the nature and scale of the proposal integrates with the
surrounding lands zoned Z15".

In this respect, the zoning objective indicates that a masterplan may assist in demonstrating
how these requirements may be satisfied, setting out a clear vision for the lands zoned 215,
and identifying 25% of the lands for open space and/or community facilities. The masterplan
must also incorporate landscape features which retain the essential open character of the
lands zoned Z15. It must also ensure that the space will be provided in a manner designed
to facilitate potential for future public use and protect existing sporting and recreational
facilities which are available predominately for community use. The 25% public open space
shall not be split up, unless site characteristics dictate otherwise, and shall comprise mainly
of soft landscaping suitable for recreational and amenity purposes and should contribute to,
and create linkages with, the strategic green network.

Therefore and notwithstanding the subdivision of the lands of St. Paul’s College into two (a)
the site of the school and associated facilities including playing pitches and (b) the lands
designated for residential purposes, it is the opinion of the Planning Authority that the
applicant must demonstrate compliance with the Z15 zoning objective on the lands proposed
for residential development. In this respect, the applicant must demonstrate,

s that both the needs of the school and the community will continue to be satisfactorily
met on site i.e. the retention of the main institution and any local community uses
such as local sports clubs; including aliocating space for any necessary expansion of
such uses and the retention of existing functional open space €.9. school playing
fields.

+ that the requirement for the provision of 25% public open space is met on the lands
surplus to requirements i.e. associated with any future residential development.

In the event of the applicant failing to adequately demonstrate that the lands of the proposed
development are surplus to the current and future requirements of the school and the local
community, then the development should be deemed not to be compliant with the zoning
objective.

it would appear from the current submission, and as confirmed by the letter from the
Department of Education, that the current and future needs of the existing institution i.e. St.
Paul's College will be met in the event of the disposal of lands and their future
redevelopment for residential purposes.

However, it is not clear whether the needs of the local sports clubs i.e. the community uses
will continue to be met on site. Currently, it would appear that there are 7 no. existing
pitches on site including 1 no. synthetic pitch, 1 Gaelic, 2 rugby and 3 soccer pitches. In the
event of any redevelopment and as indicated in the current application lodged with the
Planning Authority (Plan No. 3777/17), it is intended to redevelop a number of these pitches
for residential purposes and provide in their place, 1 all weather Gaelic pitch, 1 all weather
rugby pitch and 1 all weather general pitch i.e. 3 pitches in place of 7. The Planning Authority




acknowledges that the new pitches should be superior in quality to the existing pitches and
allow for more intensive use. However, it is also aware that the playing pitches have been
used intensively by the local community.

Therefore, it is of concern that the applicant has only produced figures on an hourly basis for
projected availability of the new pitches. In spite of numerous requests, the applicant has
consistently failed to produce any figures on a club by club and slot by slot basis, together
with any comparative figures showing past availability/past aliocation of pitches for all hamed
clubs, even for 2016. Hence, based on the limited information available, it has not been
possible to conduct comparative studies for past and future availability and to establish
whether local sports clubs will continue to enjoy similar levels of access to playing pitches /
sports facilities into the future. In this respect, the Planning Authority is concerned that
displacement of clubs may take place in order to facilitate development. It must be
emphasised that in the event of any displacement, the Parks Division is not in a position to
provide alternative pitches in St. Anne’s Park for the displaced clubs without seriously
compromising other amenities/facilities and/or the historic landscape.

In conclusion on this matter, it is the opinion of the Planning Authority that the applicant has
not satisfactorily demonstrated that the lands in question are surplus to the requirements of
the local community, and that the proposed development will “protect existing sporting and
recreational facilities which are available predominantly for community use”. Hence, the
proposed development may constitute a contravention of the zoning objective.

The Z15 zoning objective also requires that 25% of the lands which are deemed to be
surplus to reguirements (i.e. over and above that provided by the school / club pitches) shall
be allocated as public open space andfor community facilities on site. The applicant has
indicated that it is proposed to allocate 21.3% of the residential lands to public open space.
Having regard to the site’s proximity to St. Anne’s Park, there is no objection in principal to
this shortfall subject to the applicant confirming an offer of a financial contribution in lieu of
meeting the specific requirement of 25% public open space. It is intended that any such
contribution would be used for the provision and improvements of facilities in St. Anne's Park
(Dublin City Development Plan - 16.10.3).

Layout and Housing Assessment

The layout of the proposed development is considered by the Planning Authority to be
satisfactory. On a preliminary review of the housing assessment, it would appear that the
dwelling units comply with the standards set down in the Dublin City Development Plan and
the relevant Guidelines issued by the Department. The Planning Authority has no objection
in principle to the proposed site coverage, plot ratio and density, and does not consider that
it would have a detrimental impact on adjoining residential amenities or on the visual
amenities of the area or St. Anne's Park.



Height

The heights are generally considered to be compliant with the Development Plan. The
Planning Authority has no objection in principle to minor incursions above the permitted
height limits where the 8 storey blocks encroach slightly beyond the 500m radius of the Dart
line and where the height restrictions would normally be capped at 16m.

Brent Geese

The critical issue of the winter feeding Brent Geese has been referred to the City Council's
Bio-diversity Officer. It has also been addressed by the Parks Division (please see attached
report).

Conclusion

In conclusion, the Planning Authority is of the opinion that the most significant issues that
should be considered in relation to the proposed development and having regard to the
provisions of the Development Plan is whether the proposed development is fully compliant
with the Z15 zoning objective. In this respect, the Planning Authority recommends that the
applicant be requested to provide additional /sufficient evidence to show that the lands in
question are surplus to requirements of the local community and that the replacement
facilities i.e. the sports hall and the three new all weather pitches will be sufficient to meet
the needs of the local sports clubs. Furthermore, the applicant should be requested to
demonstrate that he is compliant with the objective to provide 25% public open space.

The matter of the Brent Geese is also a very important consideration. It is noted from the
report that these lands provide one of the most important feeding grounds for the Geese in
the Dublin region. Therefore, it is the responsibility of the applicant to establish beyond doubt
that the loss of these lands for feeding will not have a detrimental impact on the geese and
will not result in a reduction in their numbers which have been growing in recent years.






Pre-App Consultation: St Pauls College , Raheny

Comments to ABP by DCC Parks & Landscape Services

Oct 2" 2017

1.The application proposes the development of St Paul’s school grounds and in particular the playing
fields to the rear of the school which lie adjacent to St Anne’s Park. The application site was
originally part of the St Anne’s estate. The site is zoned Z15 Institutional & Community with the
objective: To protect and provide for institutional and community uses and to ensure that existing
amenities are protected.

2.Proposed Open Space

Public open space consisting of a kick-about space and play area is included in the proposals on the
northeast of the site and along the western boundary , which includes more passive facilities.

Lands that are zoned Z15 require the normal provision of 25% public open space and /or community
facilities. The lands in this particular application however lie directly beside St Anne’s Park, which is a
Flagship Park Zoned Z9. The public park lies on three sides of the application site and therefore is
readily accessible (within a 0 to 500m walk-in zone) .There is no particular shortfall in public open
space in the locality. In view of this the provision of public open space to the 25% standard is not
considered necessary for public recreation and Parks & Landscape Services would therefore seek a
financial contribution in lieu of the provision of public open space should any application of
development be approved. Any financial contributions arising shall be invested into the
improvement and enhancement of St Anne’s Park. Any provision of public open space in this
proposed development will therefore not be taken in charge.

1




3. Proposed Landscape Design

The proposals allow for the provision of active and passive recreational facilities for the
development. The perimeter landscape treatment allows for a buffer between the development and
St Anne’s Park and the adjacent existing residential area of The Meadows.

Boundary proposals are generally acceptable , however access to St Anne’s should be improved by
path connections to the northeast and southeast corners of the site. A protection fence should be
installed fronting the existing stone wall during the construction period. No access should be
approved on the southern boundary opening to St Anne’s Park Main Avenue except for the
southeast corner. Path connections from proposed entrances from proposed gates at the site
boundary into the park should be provided/funded by the Applicant/Developer with the alighment
and construction details agreed in advance with DCC Parks & Landscape Services.

Greening of proposed building facades facing on to St Anne’s Park should be improved by vertical
greening and built in planters on terraces/balconies.

Proposed tree planting and swales within the root zone of the Holm Oak avenue on the southern
boundary of the site should be reviewed in consultation with DCC Parks & Landscape Services.

The alignment design details of the proposed drainage outfall through St Anne’s Park shall be further
reviewed in consultation with DCC Parks & landscape Services.

4 Trees

Plans submitted should include simplified development layout and any proposed services alignments
and the application boundary red line.

The tree population within the site area is generally to the west and the recommendations for tree
retention and removal are generally acceptable.

Tree protection fencing/existing fencing should be indicated along the northern boundary of the
site, There should be no tree removal or canopy reduction on any trees within St Anne’s park.

5.Playing Fields
215 zoning policy states:

Where there is an existing institutional and/or community use, any proposed devefopment for “open
for consideration” uses on part of the landholding, shall be required to demonstrate to the Planning
Authority how the proposal is in accordance with and assists in securing the aims of the zoning
objective; how it secures the retention of the main institutional and community uses on the lands,
including space for any necessary expansion of such uses; how it secures the retention of existing
functional open space e.g. schoof playing fields; and the manner in which the nature and scale of the
proposal integrates with the surrounding fands zoned Z15.

The proposed development removes all existing 6 grass playing fields thus displacing clubs who were
using the pitches and were a community use on the lands. The proposals in this application do not



therefore secure the retention of community uses on the lands and place demands on facilities in 5t
Anne’s Park to accommodate displaced clubs,

The development of the grass playing pitches will also remave their availability to the school and
demonstration of how the proposed alternative all-weather pitches fully provide for this loss raised
concerns in the previous associated planning application.

6.Inland Feeding Site

The existing grass pitches on the application site and managed grasslands in St Anne’s park form a
combined area supporting the feeding of important bird species including Brent Geese,
Oystercatchers, Curlew , Black-headed gulls and Blacktailed Godwitt. Brent Geese have flocks
recorded exceeding the thresholds for national and international importance. The site is regarded as
a major inland feeding site , one of 15 major inland sites that supports the Brent Geese population as
they overwinter in Dublin. This overwintering period extends typically from October to April before
they return to the high-arctic region of Canada. There is linkage between the Bull Island Special
Protection Area , where birds roost and the major inland feeding sites, including the application
site, where the birds fly inland to feed year after year.

Key points raised therefore are:

There is a relationship between the application site and the adjacent St Anne’s park site and
could be considered as one site and both are considered ex-situ sites. i.e. those areas
outside the Bull Island SPA where development will have to be carefully considered and
managed to ensure that there are no significant effects on Natura 2000 sites.

Brent Geese are likely to use the application site on a habitual basis

There is insufficient data on the full connectivity to the St Anne’s SPA however the data
indicates that Bull Island Brent geese are heavily dependent on the application site for
feeding,

The sites importance is at international levels with clear linkages to the North Bull Island SPA
, it is not expendable and the importance of connectivity of habitats is enshrined within the
Habitats Directive which DCC Development Plan objectives are required to include.

At the strategic level the impact of continued development in Dublin will impact negatively on city
biodiversity uniess a satisfactory balance is achieved between development and conservation. While
the application site clearly supports species of conservation value from Bull Island SPA it does not
hold a specific conservation designation itself . There is no information supplied to confirm if the
loss of this major Brent Geese feeding site , or cumulative future loss with any other similar sites in
Dublin supporting this species, will cause a decline in their population, however the cumulative
reduction over time of any species ability to feed will cause population decline.

End.







) |
MEMO i
Dublin City Council

M E A M R A M Cornhatrle Gathrach Bhalle Alba Clath

Housing & Community Services
Block 1, Floor 3,
Civie Offices, Wood Quay, Dubliln 8

Seirbhis{ Tithiochta agus Pohal,

Bloc 1, Urlar 3

Oifigl na Cathrach, An Ché Adhmaid, Balle Atha Cliath 8
T. 01 222 5379 E: jorralne.gaughran @dublincity.le

Ms. Lorraine Donnelly
Planning Registry
Block 4 — Floor 0
Civic Offices

Wood Quay

Dubiin 8

29" September 2017

Re : Part V — St, Pauls College, Sybil Hill Road, Raheny, Dublin 5
Pre-Application Consultation No. PACSHD0002/17

I refer to your letter and attachments of 27" September regarding the above.

[ have examined the relevant documents in relation to Part V of the Planning
Development Act 2000 {as amended).

Mariet on behalf of Crekav Trading GP Limited has previously engaged with the
Housing Department in relation to the above development and are aware of the Part
V obligations pertaining to this site if permission is granted.

Crekav Trading GP Limited have identified units for the Council's consideration in
order to comply with their Part V obligation. The Housing Department will consider
this proposal if planning is granted.

{ trust the above is in order.
Regaa;ds

sz L/’}t&m lbi_cta\f

Lorrajhe Gaughran
SeniorStaff Officer
rHousing Development







ROADS & TRAFFIC PLANNING DIVISION

28™ September 2017

SHD REFERENCE:  PACSHDO0002/17

LOCATION: St. Pauls College, Sybil Hill Road, Raheny Dublin 5

PROPOSED: Residential development of 536 units (104 no. houses, 432
no. apartments), créche facility, private open space, access
road from Sybil Hill Road and associated site works.

FOR: Crekav trading GP Ltd

ROADS & TRAFFIC PLANNING DIVISION REPORT

Proposed Development

This is an application for a residential development of 536 units (104 no. houses, 432
no. apartments), créche facility, private open space, access road from Sybil Hill Road
and associated site works.

Site Location and Description

The application site is located at the existing playing fields to the east of St. Paul’s
College, on the eastern side of Sybil Hill Road Raheny. The site is bounded by St.
Anne’s park to the south, east and north. The western boundary of the sites abuts the
eastern boundary of St. Paul’s College that fronts onto Sybil Hill Road, the eastern
and southern boundaries of Sybil Hill House, a protected structure.

Access to the lands is currently via the southern gated entrance from Sybil Hill Road.
Sybil Hill House is accessed via the northern gated entrance from Sybil Hill Road
which also can access the car park in front of St. Paul’s College. St. Paul’s College is
accessed via the central and southernmost gated entrance from Sybil Hill Road. There
are currently no direct access points or points of entry between the lands and St.
Anne’s Park.

There is a 2.5m wide footpath along the site frontage and 3.5metre wide grass verge.
There is also a signalized pedestrian crossing on Sybil Hill Road in front of the
application site.

Permission is sought for 536 residential units, construction of an access road with
footpath and on road cycle tracks from Sybil Hill Road, Community Rooms, Gym and
créche. The residential element of the scheme will consist of a total of 432 no.
apartments in 6 no. separate residential blocks and 104 no. housing units. The scheme
includes a basement car park containing 434 no. car parking spaces for the
apartments, in addition to cycle parking spaces.




RTPD Comments

Accessibility/Public Transport

In terms of public transport the site is strategically located and is well served by high
quality existing public transport. The site is within walking distance of both Killester
and Harmonstown rail stations (Dart). There is a QBC (Quality Bus Corridor) located
on the R105 Howth Road to the north of the subject site. There are regular bus
services on the R105 and also on Sybil Hill Road.

The site is located approximately Skm from Dublin City Centre and is therefore
within cycling distance to the city centre. There are existing on road cycle lanes on
both sides of the R105 Howth Road while the S2S off road cycle track is located
approximately 1km to the south.

Aecess

The proposed access for the development is from Sybil Hill Road to the north of St.
Paul’s College, and is the current access for the Vincentian’s Residence (Sybil
House). The current access cannot accommodate two-way traffic. The access is
approximately 200m to the south of the Howth Road junction. Howth Road is a
primary arterial road connecting the suburbs of North Dublin with the City Centre.

It is proposed to upgrade the existing entrance so that it can serve both the proposed
development and Vincentian’s Residence. Access to the school will remain unaltered
by the proposed development and a gated access to the school will also be provided
off the proposed development access to provide linkage between the Vincentians
Residence and the school.

The proposed access road shall comprise of 2 no. 3.0m traffic lanes, 2.0m footpaths
either side of the road and a 1.5m wide cycle lane between Sybil Hill Road and east of
Vincentian’s residence. The proposed access road includes for on-road cycle lanes
from the junction with Sybil Hill Road to beyond the school and Vincentians
Residence.

It is noted that the main access road, junction with Sybil Hill Road and internal access
roads have been designed in accordance with DMURS. It is proposed that 30kph
speed limits will apply to all internal streets,

The proposed access road is in close proximity to an existing signalised pedestrian
crossing serving the existing school. This may result in conflict between pedestrians
crossing on a green with vehicles turning left out of the development, In this regard it
is considered necessary to relocate the crossing towards the south to provide some
stacking for cars turning left out of the site. It is also considered necessary to provide
a new pedestrian crossing to the north of the proposed access to allow for improved



crossing facilities for residents leaving the development and heading north. The two
crossings should be linked by a raised table or other traffic calming measures.

Potential pedestrian links to St Anne’s Park are proposed on the eastern and northern
boundaries of the site. These links are important to improve walking times from the
development to bus facilities along the Howth Road and to Harmonstown dart Station.

Car Parking

The proposed development is located within Parking Zone 2 as identified in the
Development Plans maximum Standards which allows a maximum of one space per
dwelling.

A total of 678 car parking spaces are provided for the development including 75
spaces visitor parking spaces. It is proposed to provide a total of 434 car parking
spaces at basement level for the apartments, including 2 no. spaces for Electric
charging. The car parking spaces for the houses are on street spaces directly adjacent
to the carriageway with footpath seperating the spaces and the dwellings. A total of
156 no. car parking spaces are provided for the houses, which equates to 1.5 spaces
per unit on average with 44 visitor carparking spaces. The applicant has not provided
any justification regarding the quantum of car parking in terms of exceeding
development plan maximum standards.

A ‘Go-Car@ car club facility is also proposed for the development and will be
exclusively for residential uses and would be operated and managed by the
management company.

Cycle Parking

A total of 864 cycle parking spaces are proposed at basement level for the apartments
(2 per unit) while a total of 20 spaces are proposed at ground floor level. It is noted
that the majority of spaces at basement level are stacker type. The preference of this
division with regards to all cycle parking is for Sheffield format stands.

Taking In Charge

Tt is proposed that the access road including footpaths into the site be taken in charge
by the planning authority. The on street car parking in front of the proposed
apartments is to be taken in charge by the management company. It is also intended
that the on street car parking in front of the dwelling units remain private, the footpath
directly adjacent to the houses to be taken in charge by the management company
and the carriageway around the perimeter of the dwellings be taken in charge by
DCC.

The proposed taking in charge arrangements are not considered acceptable to the
Roads Maintenance Division. All car parking directly adjacent to the public road shall
be considered part of the public road in the event that the scheme is taken in charge
and therefore cannot remain private. The situation where the carriageway is to be




taken in charge, the footways to be under control of a management company and car
parking to remain private is not acceptable as it would result in confusion and
difficulties for the maintenance of the road.

Relevant Planning History

The planning history on the site is noted. The principle of a large scale residential
development on the site has previously been accepted by this division.

Relevant Documentation

The following documentation submitted in conjunction with the pre application
request is of relevance to this division:

e Pre-planning submission drawings

e SHD application Cover Letter

+ Policy Framework and Statement of Consistency Report
s Traffic Impact Assessment

¢ Mobility Management Plan

e Construction Traffic Impact Assessment

e Engineering Services Report

This division is broadly satisfied with the scope of documentation submitted in
conjunction with the pre application request and the range of issues addressed.

Traffic Impact Assessment

A Transport Assessment (TA) has been submitted as part of the documentation, The
TA includes an assessment of how many trips would be generated from the
development using the data from the TRICS database.

The total number of additional vehicle movements generated by the proposed
development is estimated to be 42 arrivals and 106 no. departures in the AM peak
hour (08:00) — 09:00) while the total number of additional vehicular movements in the
PM peak hour (17:00 — 18:00) will be an additional 110 arrivals and 78 departures.

A PICADY junction analysis of the proposed access junction onto Sybil Hill Road
has also been undertaken as part of the Transport Assessment.

Recommendations

The principle of the proposed development is accepted by this division. In terms of
public transport the site is strategically located and is well served by high quality
existing public transport including QBC and dart facilities. The site is also located
approximately Skm from Dublin City Centre and is therefore within cycling distance
to the city centre with nearby on road and off road cycle facilities. The proposal will
undoubtedly generate an increased level of traffic on the local road network but it is
considered that this traffic can be accommodated on the existing road network.



This division is broadly satisfied with the scope of documentation submitted in
conjunction with the pre-application request and the range of issues addressed.

The following points should be addressed within the final application documentation:

The existing signalised pedestrian crossing adjacent to the proposed new
access junction shall be relocated southwards to provide for stacking space for
vehicles turning left from the entrance of the proposed development. This is
necessary to ensure that drivers have clear visibility of the signals. In addition
a new pedestrian crossing shall be provided to the north of the access junction
and the road surface linking the two pedestrian crossings shall be a raised table
or other traffic calming measure. Prior to commencement of development the
exact details of the new crossing, relocated crossing and traffic calming
measures shall be agreed in writing with the Environment and Transportation
Department. The applicant shall be responsible for all costs associated with
these works.

The layout of the junction to the basement car park and the main access route
shall be revised to improve the visibility between vehicles exiting the
basement car park and those on the main access route. In addition a Road
Safety Audit shall be carried out for the proposal including an assessment of
the proposed access junction on Sybil Hill Road, pedestrian crossing facilities
and all internal junctions within the scheme.

The road layout and junction arrangements throughout the proposal are to be
designed in accordance with the Design Manual for Urban Roads and Streets
(DMURS) in the context of ensuring speeds of 30km per hour throughout the
residential development

All roads, footpaths and other hard paved areas to be taken in charge shall be
constructed in accordance with ‘Construction Standards for Road and Street
Works in Dublin City Council, 2015

The applicant shall justify the level of surface car parking for the housing
element of the scheme which exceeds development plan maximum standards.

The applicant is advised that the public road (indicated to be taken in charge)
includes any on street car parking and therefore any car parking on the public
road cannot be reserved for individual units.

Cycle parking should be provided within the development in accordance with
development plan standards and shall be of the Sheffield stand variety to
provide good security and reduce the risk of damage to wheels.




Kiaran Sweeney Brendan O’Brien
A/S. Executive Planner Head of Technical Services
Roads & Traffic Planning Env. & Trans. Dept.



APPLICATIONS/DECISIONS

Application No: 4185/15

Applicant: Crekav Landbank Investments Limited

Location: Playing fields to the east of St. Paul's College, Sybil Hill Road, Dublin 5
Proposal: The development will consist of: 1) the demolition of 3 no. existing

school {and school related) structures - modular prefab classrooms (694
sq.m.); a disused classroom block (327 sq.m.) and a changing room
block (153 sq.m.);, 2) the construction of an access road with footpaths
and on-road cycle tracks from Sybil Hill Road between Sybil Hill House
(protected structure) and St Paul's College incorporating new accesses
to Sybil Hill House and St Paul's College and the provision of hew wali
and railing boundary treatment along the new road and new
pedestrian/vehicular gates to the new and existing accesses to Sybil Hill
House and St Paul's College; 3) the widening and realignment of an
existing vehicular access onto Sybil Hill Road to facilitate the proposed
access road; 4) the construction of 2 no. all-weather playing pitches - 1
no. 134m x 85m multi-use pitch with 6 no. 18m high columns each with
4 no. lamps and 1 no. 32m x 54m soccer pitch with 8 no. 12m high
floodlights each with 2 no. fittings - and associated 3 metre high
perimeter fencing and netting; 5) the construction of a part one, part two
storey multipurpose sports hall (1,467 sq. m.); 6) the construction of a
hard landscaped courtyard for St Paul's College between the college
and the proposed sports hall; 7) the provision of 20 no. car parking
spaces and 3 no. coach parking spaces along the sides of the existing
internal access road to the south of St Paul's College; 8) the
construction of a residential development comprising 381 no. units - 107
no. houses (29 no. three bedroom (2 no. 2 storey detached; 8 no. 3
storey semi-detached; 19 no. 3 storey terraced) and 78 no. four
bedroom houses (30 no. 3 storey detached; 20 no. 3 storey semi-
detached: 18 no. 3 storey end-of-terrace; 10 no. 3 storey terraced) and
274 no. apartments (51 no. one bedroom; 174 no. two bedroom; and 49
no. three bedroom) in 6 no. five storey blocks comprising ground floor
with three storeys over plus penthouse with a basement providing 284
no. car parking spaces including 10 no. visitor spaces and electric car
parking/charging spaces, 292 no. cycle parking spaces, refuse storage
areas and plant areas and balconies and terraces on each elevation at
first to fourth floor levels) - two public open spaces (total 4,534 sq. m.)
and 5 no. ESB substation/switchroom buildings; and 9) all other site
development works above and below the ground including internal
access roads and footpaths, bicycle parking, bin storage, incidental
open space and landscaping and surface water attenuation facilities
required to facilitate the proposed development.

An Environmental Impact Statement (EIS) will be submitted to the
Planning Authority with the application, and the EIS will be available for
inspection or purchase at a fee not exceeding the reasonable cost of
making a copy during office hours at the offices of the Planning

Authority.
Application Date: 09-Dec-2015
Decision APPLICATION WITHDRAWN
Decision Date 10-Oct-2016
Application No: 377inT

Applicant: Orsigny Company Limited by Guarantee
Location: St Pauls College, Sybil Hill Road, Raheny, Dublin §
Proposal: The development will consist of: Demolition of 3 no. existing school (and

school related) structures comprising prefab classrooms, a disused
classroom block and a changing room block;
Construction of a 2-storey sports hall accommodating double height




APPLICATIONS/DECISIONS

play courts, fitness suite, changing rooms and ancillary facilities;
Construction of 2 no. all-weather playing pitches comprising 1 no.
championship sized floodlit playing pitch and | no. 5-a-side sized floodlit
playing pitch with associated ball stop netting, boundary fencing and
landscaping;

Provision of car parking (24 spaces) and coach set-down (3 bays) along
realigned internal access road to south of St. Pauls College with
vehicular access from existing entrance to Sybil Hill Road;

Cycle parking, boundary treatments and all associated site works and
services.

A Natura Impact Statement (NIS) will be submitted to the planning
authority with the application

Application Date: 04-Sep-2017
Decision N/A
Decision Date N/A
Application No: 2977117

Applicant: MKN Developments Limited
Location: Sybil Hill Road, Raheny, Dublin 5
Proposal: Amendments to the permitted development (Reg.Ref. 4242/15; ABP

Ref. PL29N.246250 refers) at this 0.53 hectares site at Sybil Hill Road,
Raheny, Dublin 5, bounded by St. Paul's School to the south, Sybil Hill
Road to the west, The Meadows residential development to the east
and north and the Kare Social Services Centre to the north. The site
formerly incorporated No.1, 1A and 1B Sybil Hill Road (and lands to the
rear of same).

The proposed amendments consist of:

I. The provision of 2 no. additional units (comprising 1 no. 2-bed unit
and 1 no. 3-bed unit) at fourth floor level of Block A (fronting Sybit Hill
Road in the western area of the application site) resulting in an overall
unit mix in Block A of 4 no. 1-bed units, 42 no. 2-bed units and 5 no. 3-
bed units. Provision of balconies/ terraces to serve the proposed units
on the western elevation of Block A, fronting Sybil Hill Road.

Il. Provision of 1 no. additional 2-bed unit and 1no. change of unit type
from 3-bed unit to 2-bed unit at third floor level of Block B (in the
southern area of application site) resulting in an overall unit mix in Block
B of 6 no. 1-bed units and 14 no. 2-bed units. Provision of balconies/
terraces to serve these units on the south and west elevations of Block
B.

[li. Minor elevational changes to Block A and B and all ancillary and
associated site development and landscaping works.

The proposed amendments will provide for an additional 3 no. units,
increasing the overall number of units within the development from 75
no. to 78 no. residential dwellings (71 no. apartments and 7 no.

houses).

Application Date: 23-May-2017

Decision Appeal Notified - ABP

Decision Date N/A

Application No: 4245/16

Applicant: MKN Developments Ltd.

Location: 1, 1A and 1B (and to the rear of same), Sybil Hill Road, Raheny, Dublin
5

Proposal: Revisions to 2 no. 3 bed houses previously permitted under Reg. Ref.

4242/15. The revisions will consist of a ground floor bedroom extension
to House no. 75 consisting of a ground floor bedroom extension of 26.1




APPLICATIONS/ DECISIONS

sq.m and a ground and first floor extension of 27.6 sq.m to House no.
69 for an additional bedroom and a larger ground floor study and dining
room. Along with associated site works to the adjacent open space
areas, all on a site of 0.68 hectares, a site bounded by St. Pauls School
to the South, Sybil Hill Road to the West, The Meadows residential
development to the East and North and the Kare Social Services Centre
to the North.

Application Date: 01-Dec-2016
Decision GRANT PERMISSION
Decision Date 19-Jun-2017
Application No: 4242/15

Applicant: MKN Developments Limited

Location: 1, 1A and 1B (and lands to the rear of same) Sybil Hill Road, Raheny,
Dublin &

Proposal: Planning permission for development at this site 0.68 hectares site at

No. 1, 1A and 1B (and lands to the rear of same) Sybil Hill Road,
Raheny, Dublin 5, a site bounded by St. Pauls School to the south,
Sybil Hill Road to the west, The Meadows residential development to
the East and North and the Kare Social Services Centre to the north.
The development will consist of: The demolition of 3 no habitable
dwellings at 1, 1A and 1B Sybil Hill Road, the erection of 76 no.
dwellings consisting of; - 8 no. two storey terraced houses consisting of
1 no. 2 bed & 7 no. of 3 bed houses of between 124.3 & 138.3sq.m
each; - 10 no. 1-bed apartments at between 54.9 & 62.9 sq.m each, 53
no. 2-bed apartments at between 77.1 & 99.6 sq.m, 5 no. 3-bed
apartments at between 102.7 and 111.7 sq.m each, plus balconies and
roof gardens, in two no. buildings varying in height from three fo five
storeys; - Créche facility of 97.8 sq.m and associated play space on the
ground floor of Block A; - Community/cafe of 132.8 sq.m and associated
garden on the ground floor of Block A; - A basement car park containing
105 car spaces; - Boiler house, bin store, bicycle storage for 120
bicycles and ancillary facilities; - The closing of 4 no. existing site
entrances and the creation of 2 no. new site entrances on Sybil Hill
Road (a ramped entrance to the basement car park and a fire service
and pedestrian entrance); - ESB substation and switch room facility on
Sybil Hill Road; - Associated landscape works.

Application Date: 16-Dec-2015
Decision GRANT PERMISSION
Decision Date 08-Jul-2016
Application No: 3383/14

Applicant: MKN Developments Ltd.

Location: 1, 1A, and 1B, (and lands to the rear of same), Sybil Hill Road, Raheny,
Dublin 5

Proposal: Demolition of 3 no. habitable dwellings at 1, 1A and 1B Sybil Hill Road,

their boundary walls front and rear, the erection of new boundary
treatment on Sybil Hill Road, the erection of 79 no. dwellings consisting
of 8no. two storey terraced houses consisting of 1No. 2 bed & 7 No. 3
bed houses of between 124.3 & 138.3 sqm each, 12 no. one bedroom
apartments at 55.9 sgm each, 55 no. two bedroom apartments at
between 75.6 sgm and 98.6 sgm each and 4 no. three bedroom
apartments at 107.4 sqm each, plus balconies and roof gardens, in 1
no. two storey terrace and 2No. buildings varying in height from three to
five storeys, a creche facility of 97.8sgm and associated play space on




APPLICATIONS/ DECISIONS

the ground floor of Block A, a community/cafe facility of 132.8 sgm and
associated garden on the ground floor of Block A, a basement car park
containing 105 car spaces, boiler house, bin store, bicycle storage for
128 bicycles and ancillary facilities, the closing of 4 no. existing site
entrances and the creation of 2 no. new site entrances on Sybil Hill
Road (a ramped entrance to the basement car park and a fire service &
pedestrian entrance), an ESB sub-station and switch room facility on
Sybil Hill Road and associated landscape works on 0.68 hectares at No.
1, 1A and 1B (and lands to the rear of same) Sybil Hill Road, Raheny,
Dublin 5 site bounded by Saint Pauls School to the south, Sybil Hill
Road to the west, The Meadows residential development to the East
and North and the KARE Soccial Services Centre to the North.

Application Date: 11-Sep-2014

Decision REFUSE PERMISSION
Decision Date 14-Jul-2015
Application No: 2525/08x1

Applicant: Vincentan Fathers
Location: Saint Paul's College, Sybil Hill Road, Raheny, Dublin 5
Proposal: EXT: Development of 8 no. 18m high floodlighting columns to a rugby

pitch and 8 no. 18m high flood light columns to a GAA pitch.

Application Date:

23-Apr-2013

Decision

GRANT EXT. OF DURATION OF PERMISSION

Decision Date

13-06-2013 Permission extended to 05-09-18






