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1 LYGUONRRdAzOGA2Y

1.1 Legislative Background

Part XI of the Planning aridevelopment Act 2000 as amended and the procedures set out in
Part 8 of the Planning and Development Regulations 2001 as amended, relate to development
by, on behalf of, or in partnership with the Local Authority. Under Section 178 of the Planning
and Devéopment Act 2000as amended, d.ocal Authority is entitled to carry out its own
development, provided it does not materially contravene the Development Plan. MacCabe
Durney Barnes have been commissioned by the National Development Finance Agency in
partnership withDublin CityCouncil to prepare a report to accompany the Part 8 submission.

1.2 Background to the Part 8 application

The Social Housing PPP programme consists of the design, construction, financing and
maintenance of approximately 1,500 homes ipr8ject bundles of social housing developments

on sites around Ireland to be delivered by Public Private Partnership (FiPDPepartment of
Housing, Local Government and Heritage is the approving authority for the programme with the
NDFA as financial aider, procuring authority and project manager.

The current bundleNo. 3, includes 6 sites, 3 of which are in the Dublin City Council area. Th
PPP model oflelivery has been selected as appropriatemeans ofsecuring the delivery of
socialhousing Each site includes mixture of housing typology (for example apartment, duplex,
detached or semidetached house) and site development warkke East Wall site has a mixture
of apartments and duplex units.

The East Wall sitesione the threeDubin City Counciitesin the social housing bundleThe
RSOSt2LIYSyid osAftf 0S 0GSyFryGiSR FTNRY 5dzomtAy [ Abe@
scheme of allocationsThe proposed development has been designad the National
DevelopmentFnanceAgency (NDFAh consultation withDublin City Council

1.3 Structure of Planning Report

This planning report was prepared on behalf of the NDFADarilin CityCouncil to accompany
a Part 8 application for the development@ff social housing unitat a site c0.55halocated on
East Wall Road, Dublin 3

This report is structured as follows:

It provides a description of the site and surrounding aeea of the proposed
development.
It outlineshow the development compliesith:

o National policy,

0 Regional policy; and

0 Local policy.
It provides an outline of the traffic and transportation consideration
It providesan outlineof drainage and water supply.
It provides aeview of environmental matters, including ecology, environmental impact
assessment and appropriate assessmainid other considerations, such as waste and
public lighting.
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2.1 Location and Surroundings

The site of ¢c. B5 ha is located c. 1.5 km north of Dublin City Centre. The North Strand Fire
{GrdA2y | odzia GKS aAdS G2 GKS gSaioe ¢KS arasa
and faces the Tolka River. This boundary consists of a poor quality concikteppad with

railing behind which a row of trees is planted. The east of the site is bounded by the rear gardens

of Hope Avenue, a street comprising typical 1940s terraced housing. The south of the site is
bounded by the rear gardens of Leinster Avenudiich comprises single storey cottages. There

is an existing entrance via East Wall Road. The principal frontage of the site is north facing.

The site avails of excellent transport connectivity being located close to the North Strand, a high
frequency b corridor. A bus stop is located at the fire station. It also avails of excellent cycle
links, owing to its proximity to the North Strand and to the new cycleway connecting the North
Strand to the Docklands which is along East Wall Road.

Figurel: Site Locatior(outlined in red)
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Thenearest Natura 2000 sites are as follows:

A South Dublin Bay and River Tolka Estuary SPA (site codec4Da#kin to east
" South Dublin Bay SAC (210) 3.1 km seatbt

North Dublin Bay SAC (206.7 km east

North Bull Island SPA (4006).7 km east
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The subject site is located in district centre located o the North StrandRoad at the

intersection withEast Wall Roadrhe Ballybough Community Centre is located less than 450m

west of the site. Aumber of supermarkets are located further east on East Wall Road, just over
pnnY Fgle& FNBY (GKS aixidSe {FAyd [/ 2ftwdXoefkth@a bl GA
site, just of the North Strand. The East Wall Youth Club is located some 700 soubi thast

site.

2.2 The Subject Site

The sitetotalling 055 ha was formerly operated as concrete batching pland it has been
vacant since 208 It can therefore be classified as a brownfield sitéhere is dawo-storeyflat
roofed brickbuilding to thefront of the sitetotalling 297 sqmwith a85 sqmreturn. In addition,
there isan ESBubstation,and the remnants of other demolished building$e site currently
has a variety of surfacéscludingcconcreteground slabs, ramps and plinthEhere isalso an oil
tank on site.

The site levels vary from 2.69m A@Dts western end where it connects to the Fire Station and
3.7m AOD at theastern end.The generalised succession of strata underlying the sitieidies
approximately 0.50m of concrete underlain imade ground between 0.50 and 4.20mbdlhe
madegroundvaried in composition and compaction across the site and was generally described
as building rubble with clay and gravel but containing a high peaggniof brick, plaster,
ceramics, glass, slate, timber, wire, metal, paper etc.

Figure2: East WallSite Location
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Plates 1 to 6 illustrate thsite andadjoining area

Plate 1- Looking southg along East Wall Plate 2 ¢ Looking south toward the Rear
Gardens of Hope Avenue

T——

Plate 3 Lookingeast ¢ toward the Fire Plate 4FormerConcreteBatching Plantrea
Station
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2.3 Planning History

2.3.1 Subject Site

The relevant planning histogn the subject sités outlined below The previous refusal in 2005
for a private developmenup to 12 storeyshas been fully considered in the current design
proposalon the subject siteThecurrent proposal is a fundamentally different design where the
developmentaddressesEast Wall Road at an appropriate height, in accordance with the
National Planning Framewaqrkity Development Plan and relevant guidelines.

PA.Reg.Re#426/05:Planning permission was refustat the demolition of a concrete batching

plant and 2 no. offie blocks totalling approx. 600 sq.m. and the construction of 130 no.
apartment units, made up of 11 no. 1 bedroom units, 89 no. 2 bedroom units and 30 no. 3
bedroom units, in an arrangement of 6 and 12 storey blocks. Balconies are to be provided on all
floors above ground level to the front and rear of the proposed building. 214 no. underground
car parking spaces and revised vehicular entrance off East Wall Road at 5/23 East Wall Road,
Dublin 3. at 83, East Wall Road, Dublin Port, Dublin 3.

Figure3: Layout of PA.Reg.Ref.4426/05 (source: Planning Register)
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Figure4: Elevation of PA.Reg.Ref.4426/05 (source: Planning Register)

Reasons for refusal included:
Wmd ¢ KS LINBLIRA&SR IBoSKS & 6 antdIv2 Styréys iDieighi of very poor2 ¥
quality, monolithic and horizontal design, with no relationship to East Wall Road, which
are of an overbearing and visually obtrusive scale that would be contrary to Section 15.1.0
of the Dublin City Devgdment Plan 20081, and which would seriously injure the
streetscape at this location, seriously injure the amenities of dwellings in the vicinity and
seriously injure the amenities of the area. Therefore, the proposed development would be
contrary to theproper planning and sustainable development of the area.

2. The proposed development, including the 12 storey element, is of very poor design
quality, does not relate to the street, does notifitwith existing or evolving streetscape

in this area and isompletely flawed in urban design terms. The proposal completely fails
to meet any of the criteria provided Section 15.6.0 "Special Standards applying to medium
and high rise buildings" of the Dublin City Development Plan-20@Hd would seriously
injurethe amenities of the area. Therefore, the proposed development would be contrary
to the proper planning and sustainable development of the area.

3. The proposed development provides a high proportion of single aspect apartments

which would becontrary to Section 15.9.4 Layout of Apartment Developments (Daylight

and Sunlight) of the Dublin City Development Plan 200and, therefore, contrary to the
LINRLISNI LI FyyAy3a FYyR adadlAylFofS RSOSt2LIVSyL

VS0117The site was entered on thegant site register on 31/03/2017.





















































































































