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1.1 Introduction

This Architectural Design Statement and Housing Quality Assessment 

has been prepared on behalf of Fingal County Council in support of a 

Part 8 Planning Application for Church Fields Housing and Eastern Linear 

Park at Church Fields, Mulhuddart, Dublin in the townland of 

Tyrrelstown, Co Dublin. 

The purpose of the Design Statement is to summarize the architectural 

design approach to the site. This report describes how the design 

proposal responds to the site and its surrounding context. It identifies 

key constraints and design issues which have informed the design 

process. The Housing Quality Assessment demonstrates compliance 

with national, regional and local planning objectives and design 

standards.

The proposed development consists of:

Á300 Residential units ( 220 houses, 80 apartments)

ÁThe provision of a Crèche of approx. 570 M2

ÁThe provision of a community facilityof approx. 270 M2

ÁThe provision of 2 retail units of a combined area of approx. 280 M2

ÁThe provision of access roads and associated infrastructure

ÁThe provision of public open spaces including play areas and kick 

about areas and new pedestrian and cycle connections;

ÁThe provision of a circa 2ha Linear Park including play areas and kick 

about areas and new pedestrian and cycle connections;

1.0 Introduction
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1.2 Vision

The site presents a significant opportunity for: 

ÅThe creation of a high-quality, sustainable urban communitywith 

links to the surrounding residential areas and the emerging network 

of public spaces. 

ÅThe provision of quality, energy efficient homes supported by a  

variety of public open spaces & landscaped areas to be provided to 

foster development of a sense of place and community.

Å/ƻƴƴŜŎǘƛƴƎ ǿŀƭƪƛƴƎκŎȅŎƭƛƴƎ ǊƻǳǘŜǎ ƛƴŎƭǳŘƛƴƎ άƎǊŜŜƴ-ǊƻǳǘŜǎέ ǿƘƛƭŜ 

balancing car-parking & pedestrian footpaths/cycle routes.

ÅProviding meaningful play opportunities at street, local open space & 

parks level. 

The subject proposal is cognisant of National and Local Planning Policy 

Documents and guidance documents including:

ÅSustainable Residential Development in Urban Areas (2009)

ÅUrban Design Manual Best Practice Guide (2009)

ÅSustainable Urban Housing: Design Standards for New Apartments 

(2018)

ÅQuality Housing for Sustainable Communities (2007)

ÅDesign Manual for Urban Roads and Streets (2019)

Å9ƳǇƭƻȅŜǊΩǎ wŜǉǳƛǊŜƳŜƴǘǎ ŦƻǊ 5Ŝǘŀƛƭ 5ŜǎƛƎƴ ƻŦ vǳŀƭƛǘȅ IƻǳǎƛƴƎ -

General Quality of Materials, Fittings and Finishes for Social and 

Affordable Housing and Apartment Developments including Guidance 

on Preliminary Items (2020)

ÅFingal County Development Plan 2017-2023

This document is to be read in conjunction with all other drawings and 

documents submitted as part of the Part 8 Planning Application.
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2.1 Site Location/ Context

The Church Fields Housing and Eastern Linear Park development 

is informed by a detailed analysis and understanding of place and 

context. The greenfield site is located between the existing Wellview 

and Avondale Estates to the South, Damastown Avenue to the North, 

between Church Road to the East and the proposed Church Fields Link 

Road to the West .

The wider context is one of an emerging urban area, at the Western 

boundary of the city suburbs. Industrial areas lie to the West and to the 

East, while the existing residential areas of Mulhuddart and Tyrrelstown 

lie to the south and north respectively. The site is located North of the 

N3 and close to the M50. Facilities such as the Institute of Technology 

Blanchardstown lie to the East with Blanchardstown village and 

shopping centre further South. 

While located on the edge of the suburban area, public transport 

connectivity includes the 38 and 39a bus routes to the city centre. 

Local community infrastructure includes Powerstown Educate Together 

National School and the adjacent Gael Scoil, the Powerstown Allotments 

and a range of potential and existing networks of green corridors and 

open spaces.  Industrial and employment land uses lie to the west, east 

and northeast.

The site is undeveloped residential zoned lands. No existing structures 

are presentand the remnants of a haul road cross the site. The site 

generally consists of scrub and grassland with the southern boundary 

delineated by a historic hedgerow and ditch. Farther to the East, a line of 

mature Beech trees defines the line of Church Road. 

Site Location Map

Aerial View

Avondale Park

Wellview

{ǘ aŀǊȅΩǎ 
Church 

(In Ruins)
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2.2  Existing & Emerging Context

¢ƘŜ {ƛǘŜΩǎ ŎƻƴǘŜȄǘ Ƙŀǎ ŎƘŀƴƎŜŘ ǎƛƎƴƛŦƛŎŀƴǘƭȅ ƻǾŜǊ ǊŜŎŜƴǘ ŘŜŎŀŘŜǎ ŀƴŘ 

continues to do so. It retains natural amenitiesand the emerging 

movement network means it is an ideal location for a connected, 

integrated new development.  These amenities include: 

ÅAn established stretch of linear vegetation and ditch located along the 

southern boundary of the proposed development. 

Å¢ƘŜ ƘƛǎǘƻǊƛŎ {ǘ aŀǊȅΩǎ /ƘǳǊŎƘ ŀƴŘ ƎǊŀǾŜȅŀǊŘΣ ƭƻŎŀǘŜŘ ǘƻ ǘƘŜ 9ŀǎǘΦ 

ÅFurther afield, the Pinkeen River Valley and the vegetation and 

habitats immediately associated with it.

ÅMature trees along Church Road ςprotected under the current Fingal 

development plan. 

ÅThe permitted Church Fields Link Road & Cycle Network (Planning Ref. 

No.: PARTXI/011/19) ςprovision of high-quality new cycling, 

pedestrian & road infrastructure which will ensure the site is highly 

connected to the surround areas. 

ÅVaried topography, broadly falling across the site from the North East

corner (contour level 87) at the junction of Damastown Avenue and 

Church Road to the South Westcorner (contour level 70.4), a fall of 

17 metres across the site. The site also slopes from North to South, 

falling from Damastown Avenue towards the existing Wellview 

Residential Areas. 

1 2 3 5

EXISTING WOODED DITCH
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CHURCH ROAD

CHURCH ROAD
4. View through Beech trees opposite Mulhuddart Cemetery
5. View south along Church Road Boundary

PINKEEN RIVER
1. View south from near Damastown Avenue
2. View west towards the Avondale estate

EXISTING WOODED DITCH
3. View south-west towards Church Road

Site Analysis ςOpportunities & Constraints 



Part XI Church Fields Housing and Eastern Linear Park Development | Design Statement & HQA

Extract from Fingal Development Plan 2017-2023

2.0 Context

7

2.3 Planning Context

The proposed development has been designed in accordance with the 

guidance and design criteria set out in Fingal Development Plan 2017-

2023.  

ZONING AND LAND USE

¢ƘŜ ǎƛǘŜ ƛǎ ȊƻƴŜŘ w{ ΨwŜǎƛŘŜƴǘƛŀƭΩΦ ¢ƘŜ ƻōƧŜŎǘƛǾŜ ŦƻǊ ǘƘƛǎ ȊƻƴŜ ƛǎ ǘƻ 

άtǊƻǾƛŘŜ ŦƻǊ ǊŜǎƛŘŜƴǘƛŀƭ ŘŜǾŜƭƻǇƳŜƴǘ ŀƴŘ ǇǊƻǘŜŎǘ ŀƴŘ ƛƳǇǊƻǾŜ 

ǊŜǎƛŘŜƴǘƛŀƭ ŀƳŜƴƛǘȅέΦ

The vision for the site is to ensure that any new development in existing 

areas would have a minimal impact on and enhance existing residential 

amenity. 

Site specific objectives include:   

ÅProposed School 

ÅProvision of a cycle route along Church Road.

ÅLocal Objective 89: Protect the woodland along Church Road in 

tandem with the retention of scenic views to County Meath.

ÅLocal Objective 90: Provide for adequate screening and separation of 

new development from the residential housing adjoining to the 

south.

The proposed development of 300 units and associated works is in line 
with the development plan objectives. 

Previous consultations with the Department of Education have 
confirmed that the need for a school in this area will be provided on the 
lands to the north of Damastown Avenue.

IMAGE TO BE UPDATED
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2.4 Church Fields Design Concept Plan 

Fingal County Council, as part of its commitment under Rebuilding 

Ireland, developed a Concept Plan to guide the development of new-

build housing on the land in its ownership in the Dublin 15 area 

including the subject site. 

A consultant team was appointed to prepare a Design Concept Plan for 

the subject site and its wider context ςin total a 37Ha site situated 

between the existing Wellview and Avondale Estates to the South, 

Damastown Avenue to the North, and between Church Road to the East 

and the Damastown Industrial Estate to the West. 

The Design Concept Plan established a series of organisingprinciples 

ǘƘŀǘ ǿƛƭƭ ǳƴŘŜǊǇƛƴ ŦǳǘǳǊŜ ŘŜǾŜƭƻǇƳŜƴǘ ƻƴ ǘƘŜ ǎƛǘŜΣ ŜƴǎǳǊƛƴƎ ǘƘŜ ŀǊŜŀΩǎ 

continued evolution takes place in a coherent and coordinated manner. 

The Plan provided for a variety of social housing and private tenures in a 

vibrant network of new streets, open spaces & character areas that 

would contribute to a high-quality, sustainable urban community with 

links to the surrounding residential areas and the emerging network of 

public spaces. 

A variety of densities and dwelling types were  envisaged, with medium 

and low-density housing located between higher density apartments 

which bookend the site, responding to focal points in the urban layout 

ŀƴŘ ǘƻ ǘƘŜ ǎƛǘŜΩǎ ǾŀǊƛŜŘ ǘƻǇƻƎǊŀǇƘȅΦ 

To the south of the Concept Plan area, a proposed Linear Park, 

connecting Church Road to the East and the Pinkeen Valley to the West 

provided a key connecting structure between the plan area and the 

existing residential areas to the south, as well as significant amenity 

value to the new residents. 

The extension of Wellview Avenue to the roundabout at Damastown 

Avenue establishes it as the main distributor route serving the Plan area. 

Secondary routes then permeate East and West from a roundabout on 

the main north-south artery, facilitating access through a hierarchy of 

streets, roads and dedicated pedestrian and cycle routes. At the centre 

of residential blocks, traffic-calmed streets carefully balance the 

requirements of parking and the movement of pedestrians within a 

high-quality public realm.

8

Church Fields Design Concept Plan ςPart 8 Site Outlined in Red

2.0 Context

The interface between the proposed Concept Plan lands, the adjoining 

linear park and the extended Wellview Avenue provides for a 

neighbourhood focal point marked by the provision of open space, 

commercial and community facilities, public space and an increase in 

building heights and density.

The building heights at this central location step up on both sides of the 

newly extended Wellview Avenue, providing enclosure and acting as a 

gateway from Damastown Avenue, leading to the Plan area and the 

existing residential areas to the South.

Public functions are located here, at the gateway to the Concept Plan 

area. These include creche, local retail and a community space. These 

functions will serve to activate this space and provide a community 

focus and draw.  

vǳŀƭƛǘȅ ƻǇŜƴ ǎǇŀŎŜǎ ŦƻǊƳŜŘ ŀƴ ƛƴǘŜƎǊŀƭ ǇŀǊǘ ƻŦ ǘƘŜ ǇǊƻǇƻǎŜŘ ǇƭŀƴΩǎ 

urban structure ςforming a necklace of parks of varying sizes and 

nature across the site. This urban structure ensures that Open Spaces 

are framed by a strong building line and overlooked. Apartment building 

entrances are located facing communal open spaces  while houses have 

own-door access to further animate streets and provide passive 

surveillance to the development. 
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3.1 Proposed Site Plan

The site layout plan builds upon the Church Fields Design Concept ς

ensuring the proposed development forms the first phase in a coherent 

and well-planned development of the wider area. 

The proposed development consists of:

Á300 Residential units ( 220 houses, 80 apartments)

ÁThe provision of a Crècheof approx. 570 M2

ÁThe provision of a community facilityof approx. 270 M2

ÁThe provision of 2 retail units of a combined area of approx. 280 M2

ÁThe provision of access roads and associated infrastructure

ÁThe provision of public open spaces including play areas and kick 

about areas and new pedestrian and cycle connections;

ÁThe provision of a circa 2ha Linear Park including play areas and kick 

about areas and new pedestrian and cycle connections;

The site is bounded by Damastown Avenue to the North, the extended 

Wellview Avenue to the West , Wellview Estate to the South and future 

development lands to the East.  The Gross site area amounts to 9.47 ha. 

The net site area for the proposed development, excluding the Linear 

Park, is 7.48ha. 300 Residential units are proposed (consisting of 220 

houses and 80 apartments) giving a net residential density of 40.1 units 

per hectare.

In accordance with the Design Concept Plan, the site plan proposes an 

urban street pattern, establishing a necklace of parks and public spaces 

which thread across the site. The scaling of the residential development 

ǊŜǎǇƻƴŘǎ ǘƻ ǘƘŜ ǎƛǘŜΩǎ ǘƻǇƻƎǊŀǇƘȅΣ ǿƛǘƘ ǘŀƭƭŜǊΣ п-storey apartment 

buildings located at the Western end of the site, reducing in scale to 2 

and 3-storey houses arranged in terraces to the East. Three distinctive 

Ψ/ƘŀǊŀŎǘŜǊ !ǊŜŀǎΩΣ ŜŀŎƘ ǿƛǘƘ ŘƛǎǘƛƴŎǘƛǾŜ ƳŀǘŜǊƛŀƭ ǘǊŜŀǘƳŜƴǘ ŀƴŘ ǎǳōǘƭŜ 

differentiations in landscape character, serve to diversify the built 

environment, aiding in legibility, orientation and identity.

Vehicular access to the site is proposed via the permitted Church Fields 

Link Road which links Wellview Avenue to the south and Damastown 

Avenue to the north. All roads are designed to the standards as set out 

in Design Manual for Urban Roads and Streets (DMURS 2013).

10

Proposed Part 8 Site Plan

3.0 Nature, Extent & Principal Features of Proposed Development

Primary vehicular circulation consists of the following routes:

-The central link road that runs west-east through the centre of the site, 

linking the public spaces at the heart of the development. 

- Proposed local roads providing secondary access to the urban blocks.

From these primary and secondary access to the residential streets is via 

shared-ǎǳǊŦŀŎŜκΨƘƻƳŜ-ȊƻƴŜǎΩ ǿƘŜǊŜ ǇǊƛƻǊƛǘȅ ƛǎ ƎƛǾŜƴ ǘƻ ŎȅŎƭƛǎǘǎΣ 

pedestrians and residents. People and vehicles share the whole of the 

street space safely, and on equal terms, the quality of the space and its 

potential use takes precedence over the ease of traffic movement.  

Pedestrian and cycling links also connect the new development to the 

surrounding residential areas and the emerging movement network in 

the area. 

Following the principles set down in the Concept Plan, safety and 

security have been a central driver in the development of the site plan. 

Ψ!ŎǘƛǾŜ CǊƻƴǘŀƎŜΩ ŀƴŘ ǇŀǎǎƛǾŜ ǎǳǊǾŜƛƭƭŀƴŎŜ ŀǊŜ ŜƴŎƻǳǊŀƎŜŘ ǘƘǊƻǳƎƘƻǳǘ 

the development at street level by using the block layout to effectively 

turn corners and by locating apartment entrances and communal 

facilities facing open spaces. 

The site will be serviced by ESB, EIR, GNI utilities which are available on 

public roads adjacent to the site. Public lighting to pavements adjacent 

to and within the site will be designed and installed to the standards of 

the Public Lighting Section in Fingal County Council Operations 

department.
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4.0 Housing Quality Assessment

4.1 Unit Mix 

The proposed development consists of 220 houses and 80 apartments. 
The following mix of unit types is included in the proposal:

Å · 1-bed units: 27 (Apartments only) 
Å · 2-bed units: 118
Å · 3-bed units: 136
Å · 4-bed units: 19

Total no. of units: 300

This mix has been agreed with FCC Housing Department, based upon 
their assessment of housing need, the objective to achieve a balanced 
mix of dwelling types and size, and taking account of the location and 
nature of the proposed development.  

15 Units consisting of 8 Apartments and 7 houses have been designated 
Accessible Units in accordance with Fingal County Council's Strategic 
Plan For Housing People with a Disability 2016-2021.  Refer to Section 
4.16 Accessibility for further detail. 

Please refer to Appendix B for a detailed unit schedule. 

4.2 Density

The site is currently a greenfield site and is considered to be an 
underutilized, greenfield site in a suburban location.  

The Gross site area amounts to 9.47 ha, including the area of the Linear 
Park, resulting in a gross density of 31.7 units per hectare. 

The net site area for the proposed development, excluding the Linear 
Park, of is 7.48ha, resulting in a net residential density of 40.1 units per 
hectare.

4.3 Character Areas 

The site is divided into 3 distinct character zones, each with distinctive 
material treatment and subtle differentiations in landscape character.  
This serves to diversify the built environment, aiding in legibility, 
orientation and identity.

A selection of three palettes have been chosen, and these have been 
assigned to the various character areas in a manner which creates a 
sense of variety, enabling residents to identify their locale while 
maintaining a unified composition across the site as a whole. 

12

Proposed Character Areas

Proposed Typical Elevation Character Area CA2
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4.4 Space & Design Standards

Individual dwellings have been designed to ensure a high-quality living 
environment for residents, with regard to minimum room sizes, 
dimensions and overall floor areas.  All houses and apartments have 
been designed in accordance with the relevant guidance in the 
following: 

Å Quality Housing for Sustainable Communities - Dept. of 
Environment Heritage and Local Government (2007) 

Å Sustainable Urban Housing: Design Standards for New Apartments 
(DEHLG 2018) 

Å Sustainable Residential Development in Urban Areas; Guidelines for 
Planning Authorities (DEHLG 2009)

Å Design Manual for Urban Roads and Streets (DMURS 2013)
Å Universal Design Guidelines for Homes in Ireland (NDA 2015)
Å 9ƳǇƭƻȅŜǊΩǎ wŜǉǳƛǊŜƳŜƴǘǎ ŦƻǊ 5Ŝǘŀƛƭ 5ŜǎƛƎƴ ƻŦ vǳŀƭƛǘȅ IƻǳǎƛƴƎ -

General Quality of Materials, Fittings and Finishes for Social and 
Affordable Housing and Apartment Developments including 
Guidance on Preliminary Items (2020)

Å Fingal Development Plan 2017-23.

Floor areas and relevant space standards are tabled in Appendix B.

4.5 House Layouts

A mixture of dwelling types have been developed, accommodating 
diverse household and family types. The majority of units will be 2 & 3-
storey three and four-bedroom houses, in terrace arrangements with 
conventional rear gardens. Specific units have also been included to 
cater for households with accessibility needs. (Refer to 4.16 for detail). 

Floor plans included in this submission demonstrate:
ÅPrincipal room dimensions;
ÅTypical furniture arrangements within these rooms;
ÅFreedom of circulation, appropriate to room type and activities;
ÅPotential for movement of large furniture into and between rooms;
ÅLiving spaces which are appropriate for family gatherings, including 

occasional visitors;
ÅSufficient storage facilities appropriate to likely activities;
ÅDoor swings do not interfere with other doors, furniture or circulation 

routes.

4.6 Apartment Layouts 

Apartments are accessed via common entrance foyers leading to lift and 
stairs that serve upper floor corridors. The maximum number of 
apartments accessed off a single corridor is 8. Building service ducts and 
risers have been located where possible off common circulation areas 
for ease of access and maintenance.

Each apartment features the requisite Private Amenity Space in 
accordance with the unit size in the form of a balcony accessible from 
the main Kitchen/Living space. Adequate storage is also provided, 
accessible from corridor areas. 

Apartment building entrances are located facing communal open 
spaces, to be easily identified and for ease of navigation and a sense of 
security. Each apartment block has access to a semi-private garden 
space, and on-street car parking in the vicinity of the block. 

4.7 Floor to Ceiling Heights

All houses are designed, in accordance with guidelines, with ground and 
upper floors ceiling heights of 2475mm.

Ground level apartment floor to ceiling heights shall be a minimum of 
2700mm. 

4.8 Kitchens 

Kitchens are located adjacent to dining and living areas. Sizes and 
layouts have been designed to provide:

ÅAdequate high and low level storage
ÅAdequate worktop surface and space for appliances
ÅOptimum work sequence
ÅEfficient ducting for services

Kitchens have been sized in accordance with guidance on the minimum 
level of storage provision appropriate for different sizes of dwellings. 
(Quality Housing for Sustainable Communities - Dept. of Environment 
Heritage and Local Government (2007)).

4.9 Internal Storage 

Provision has been made for general storage and utility within units in 
accordance with the guidelines. Appendix B demonstrates that each unit 
meets the minimum internal storage requirement. 

In units where the storage requirement is greater than 3.5sqm, it is 
divided into two or three locations so that none exceed 3.5sqm.
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4.10 Building Heights

Building heights range from 2 to 4-story. The Design Concept Plan 
ŜƴǾƛǎŀƎŜŘ ΨōƻƻƪŜƴŘǎΩ ǘƻ ǘƘŜ ŘŜǾŜƭƻǇƳŜƴǘΣ  ǿƛǘƘ н ϧ о-Storey houses 
located at the centre, rising to taller apartment buildings at the 
extremities of the plan area. 

The proposed Part 8 development responds to this Concept with 4-
storey apartment buildings located at the Western end of the site ς
providing a gateway to the new development and indicating a focal point 
for the future development of the area. 

Smaller scale houses are proposed to the remainder of the development 
site with 2-3 storey houses arranged in terraces. Taller 3-storey houses 
serve as marker buildings and emphasise corners, animating the urban 
plan. 

Given the scale of the buildings and the varied orientation across the 
site, the urban plan successfully avoids overshadowing and provides 
homes, open spaces and streets with plenty of daylight. Given the 
distance from adjoining structures there is no overshadowing impact on 
existing development. 

4.11 Separation Distance

The layout of the houses is such that separation distances in excess of 
22m between opposing first floor windows as per Objective DMS28 is 
achieved. At the corners of blocks, where rear garden depths are below 
11m, no windows are placed in the gable walls of adjacent dwellings 
thus maintaining privacy and protecting residential amenity. 

To allow for access and maintenance a separation distance in excess of 
2.3m is provided between side walls of dwellings where breaks in 
terraces occur - as required by Objective DMS29.

4.0 Housing Quality Assessment

Proposed Building Heights Diagram

Proposed Section ςSeparation Distances
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4.12 Daylight/ Sunlight 

The following guidance and standards have been considered in the 
design of the proposed development:

ÅSite Layout Planning for Daylight and Sunlight: A Guide to Good 
Practice (B.R.209, 2011); and

ÅB.S. 8206 Lighting for Buildings, Part 2 2008: Code of Practice for 
Daylighting.

4.13 Aspect of dwellings:

All houses are dual aspect with living accommodation arranged at 
ground floor with emphasis on kitchen/living areas addressing the rear 
gardens to each unit type.

83.75% of the Apartments are dual aspect. Where apartments are single 
aspect (13 Units ςnone of which face North), consideration has been 
given to orientation so as to maximise sunlight at some part of the day. 

None of the single aspect units face North. 

4.14 Energy Performance

Detailed design of individual dwellings and apartment buildings as a 
whole (including common areas), will ensure high levels of occupant 
comfort, and compliance with requirements expressed in current, 
relevant parts of the Building Regulations:

ω tŀǊǘ CΥ ±ŜƴǘƛƭŀǘƛƻƴΤ
ω tŀǊǘ WΥ IŜŀǘ tǊƻŘǳŎƛƴƎ !ǇǇƭƛŀƴŎŜǎΤ
ω tŀǊǘ [Υ /ƻƴǎŜǊǾŀǘƛƻƴ ƻŦ CǳŜƭ ŀƴŘ 9ƴŜǊƎȅΦ

In particular, the requirement for nearly zero energy buildings and 
renewable sources of energy will be addressed in the detailed design 
and construction stages.

4.0 Housing Quality Assessment

4.15 Accessibility 

The proposed development is designed in accordance with TGD M of the 
Building Regulations. Apartment blocks, communal facilities, crèche and 
external communal spaces have been designed so that they are easy for 
people to use regardless of age or abilities.  

Footpaths, circulation routes, back garden gradients and privacy zones 
to houses have all been designed as gentle slopes with level landings as 
required. Entrance thresholds to houses, apartment foyers, common 
areas and ground floor units and communal facilities are flush 
throughout. Access to upper floors is via lift together with the provision 
of TGD M compliant stairs.

15 Units, consisting of 8 Apartments and 7 houses, have been 
designated Accessible Units. These units have been designed in 
accordance with the NDA's Universal Design Guidelines for Homes in 
Ireland - as per Fingal Co Co's Strategic Plan For Housing People with a 
Disability 2016-2021. 

This involves the provision of highly adaptable homes with a flexible lay-
out including a bedroom and enlarged bathroom to entry level. 

4.16 Safety & Security 

The proposed site plan creates a safe, secure and animated streetscape 
through the provision of Active Frontage at street level throughout the 
development. 

Each block is designed so that terraces extend to corners, with 
prominent marker buildings bookending the terrace, turning the corner 
and minimizing blank gable walls and spaces which are isolated or 
inactive. 

Terraced housing throughout the development provides individual front 
doors to the street, presenting a familiar, domestic scale.  Windows to 
habitable rooms on all elevations provide passive surveillance of 
communal external areas within the curtilage of the site including the 
entrance to the site, parking areas and locations providing access to bin 
and bicycle storage.

Communal and community functions (retail, creche and community 
room) are clustered around the entrance to the development, activating 
this area.  

The Linear Park and the other proposed open spaces in the 
development are framed with strong building lines across their length, 
ensuring passive supervision and activation throughout. A site lighting 
scheme will also be produced at detail design to ensure safety at night. 
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4.17 Landscape Strategy

An integrated landscape strategy has been prepared for the overall 
development. Brady Shipman Martin have prepared a strategy for the 
housing areas with Dermot Foley Landscape Architects preparing a 
design for the Linear Park.  

In summary the strategy seeks to enhance the urban strategy of the 
development with appropriate landscaping, working together with the 
architectural expression to create a sense of place, inviting areas of 
recreation, enhanced environmental comfort in relation to, for example, 
noise, and emphasising the natural and existing qualities of the site to 
create attractive and unique open spaces.

4.18 Car Parking

The approach to parking has been to minimise potential negative impact 
on the public realm and on residential amenity. Parking distribution has 
been carefully balanced to ensure multi-function streets are created 
with a pedestrian focus.  

Parking will be located on-street, where possible in front of residential 
units, with landscape areas and street trees distributed so as to break up 
the visual appearance of parking areas. 

Access from parking spaces to residential entrances will comply with 
Part M Access and Use, of the Building Regulations. Designated 
accessible parking bays will be located adjacent to the designated 
accessible units. 

10% Electric vehicle parking spaces are to be provided with ducting  
provision to the remainder of parking spaces for future provision of 
electric vehicle charging. 

4.0 Housing Quality Assessment

Proposed Car Parking Diagram
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4.19 Traffic-calmed Streets

The central section of each block is designed as a shared-surface/traffic-

calmed streetswhere priority is given to cyclists, pedestrians and 

residents. People and vehicles share the whole of the street space 

safely, and on equal terms, the quality of the space and its potential use 

takes precedence over the ease of traffic movement.  

Predominantly using shared surface principles, these traffic-calmed 

streets will use combinations of landscape materials and treatments to 

denote the transition from Primary routes to the slower, more intimate 

areas. 

Parking is provided intermittently and on street, with a mixture of cul-

de-sac and through street arrangements. Using surface changes, 

planting and road alignments the design deters speed and fosters a 

sense of community . 

Particular care is given to defining private, semi-private, shared and 

public external spaces between the buildings. Every house features a 

protected front garden space on the street side providing space for bin 

and bicycle storage and allowing for some planting to soften the 

character of the street. 

Surfaces for driving, parking, walking and playing are defined by durable 

materials differentiated by texture and colour.  

4.0 Housing Quality Assessment

Proposed Traffic-calmed Streets Diagram
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4.20 Private Amenity Space

Each unit is provided with Private Amenity Space in the form of a 
balcony or rear garden which is accessible from the living area or kitchen 
through a glazed door. Areas of Private Amenity Space for each unit 
meet or exceed the minimum requirements of Objectives DMS87. 

Garden and balcony areas are tabled in Appendix B.

4.21 Communal Amenity Space

Secure, accessible and usable communal space is provided for residents 
of the Apartment Blocks and in particular families with young children 
and for less mobile older people based on space requirements defined 
by the guidelines. 

Communal space takes the form of  ground floor gardens accessible to 
residents only. Specifically:

ÅBlock A: Communal Amenity Space located at ground floor between 
Block A and the site boundary.

ÅBlock B: Communal Amenity Space courtyard at ground floor level 
between blocks A&B. 

ÅBlock C: Communal Amenity Space garden at ground floor level. 

4.22 Public Open Spaces

Quality public open spaces form an integral part of the proposed 
ŘŜǾŜƭƻǇƳŜƴǘΩǎ ǳǊōŀƴ ǎǘǊǳŎǘǳǊŜ ςforming a necklace of parks of varying 
sizes and nature across the site. 

Lƴ ŀŎŎƻǊŘŀƴŎŜ ǿƛǘƘ CƛƴƎŀƭ /ƻǳƴǘȅ /ƻǳƴŎƛƭΩǎ ǇǊƻǇƻǎŜŘ Ǉƭŀȅ ǎǘǊŀǘŜƎȅ -
ά{ǇŀŎŜ ŦƻǊ tƭŀȅ ς! tƭŀȅ tƻƭƛŎȅ ŦƻǊ CƛƴƎŀƭά ŀƴŘ ŀǎ ǇŜǊ hōƧŜŎǘƛǾŜ 5a{рф ƻŦ 
Fingal Development Plan 2017-2023, every home within the scheme is 
within 150m walking distance of a pocket park, small park, local park or 
urban neighbourhood park. 

This proximity can be noted on the Site Plan, and details are included in 
ǘƘŜ [ŀƴŘǎŎŀǇŜ !ǊŎƘƛǘŜŎǘΩǎ ŘŜǎƛƎƴΦ  

4.23 Boundary Treatment

Transition zones are created between the private space of the houses 
and the public realm. A low brick wall and metal railing encloses a space 
for bins, bicycle storage and utility meters. Planting to the rear of the 
metal railing also serves to soften the streetscape. 

Rear garden boundaries will consist of concrete post & plank. All public 
facing boundary walls at gable ends and where the block turns the 
corner are constructed in brick, prioritizing durability and providing a 
level of cohesion across the site as a whole. 

To the west of the site, the new Wellview Link Road will be fronted by 
Apartment blocks A,B & C. These blocks will require an urban boundary 
response incorporating suitable planting to screen residences and the 
creche from the noise of the new road. 

4.24 Bicycle Storage 

All houses are provided with secure bicycle storage in the transition 
zone to the front of the house. This storage will consist of a brick 
enclosure with lockable timber screen. 

Cycle parking provision in apartments is made in accordance with 
DHPLG New Apartment Guidelines 2018. Spaces are provided at ground 
floor within apartment blocks B&C. A covered, secure external shelter 
serves Block A, conveniently located close to the block entrance,   
integrated into the development as part of the architectural language of 
the scheme.

4.25 Refuse Storage 

All units are provided with a bin storage area for the occupants own use. 
For terraced houses, the bin storage is to be located in the transition 
zone to the front of each home, screened from view by brick/masonry 
walls. The size is suitable to allow operation of a three-bin system of 
segregation i.e. black, brown & green bins.

Waste generated by residents in apartments will be stored in dedicated 
communal bins storage areas, strategically located adjacent to the 
lift/stair core for each block.  Waste generated by the retail units and 
crèche will be stored in a separate dedicated area. Bin stores have been 
adequately sized to accommodate weekly storage of organic, dry mixed 
recyclables, glass and mixed non-recyclable waste. 

4.26 Crèche

In accordance with Fingal County Development Plan, a crèche will be 
provided to accommodate children resident within the development.
The quantum of childcare accommodation is based on government 
ǇǳōƭƛŎŀǘƛƻƴ Ψ/ƘƛƭŘŎŀǊŜ CŀŎƛƭƛǘƛŜǎ ςDǳƛŘŜƭƛƴŜǎ ŦƻǊ tƭŀƴƴƛƴƎ !ǳǘƘƻǊƛǘƛŜǎΩ 
2001 and in particular Appendix 2 which requires 20 childcare spaces 
per 75 dwellings in excess of one-bed.

The crèche consists of approx. 640m2 of childcare and support 
accommodation and will potentially cater for some 100 children and 20 
staff.

Located at the Ground Floor of Apartment Block B, at the western end of 
the site, the crèche faces onto a landscaped central garden between 
blocks A,B & C.  A secure, enclosed external play space is provided 
directly accessible from the creche area. 
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4.27 Screening for Appropriate Assessment

An Appropriate Assessment (Screening) Report is included with the 
submission, prepared by Brady Shipman Martin. 

The report concludes the following: 

ΧǘƘŜ ǇǊƻǇƻǎŜŘ ǊŜǎƛŘŜƴǘƛŀƭ ŘŜǾŜƭƻǇƳŜƴǘ ŀǘ /ƘǳǊŎƘ CƛŜƭŘǎΣ aǳƭƘǳŘŘŀǊǘΣ 
Dublin 15; individually or in combination with another plan or project, 
will not have a significant effect on any European sites. 

This assessment was reached without considering or taking into account
mitigation measures or measures intended to avoid or reduce any 
impact on European sites.

It is considered that this report provides sufficient relevant information 
to allow the Competent Authority (Fingal County Council) to carry out an 
AA Screening, andreach a determination that the proposed 
development will not have any likely significant effects on European sites 
under Article 6 of the Habitats Directive, in light oftheir conservation 
objectives.

4.28 Screening for EIA

A preliminary examination for the purposes of Screening for 
Environmental Impact Assessment is included with the submission, 
prepared by Brady Shipman Martin. The Preliminary Examination has 
been informed by a desk study, a site visit, and review of the Screening 
Report for Appropriate Assessment (AA), and of the drawings and 
reports prepared as part of the Proposed Development.

The  report concludes that the Proposed Development is not a 
development for which EIA is a mandatory requirement, noting the 
following:

This Preliminary Examination has considered the nature, size and 
location of the Proposed Development and having regard to the criteria 
set out in Schedules 7 and 7A of the Planning and development 
Regulations, 2001, as amended, concludes, in accordance with Article 
120(1)(b)(i) that:

there is no real likelihood of significant effects on the environment 
arising from the proposed development, it shall conclude that an EIA is 
not required.

This conclusion is made on the basis that the Proposed Development:

is of a relatively small-scale comprising 300 dwelling units and open 
space development on a site of circa 9.5 hectares;
will not give rise to any likelihood of significant effects on the 
environment;
will not adversely impact Natura 2000 Sites or sensitive habitats either 
on its own or in combination with other projects;
is not subject to flooding; and
falls below the thresholds for EIA set out in any applicable Class of Part 2 
of Schedule 5 of the Planning and Development Regulations 2001, as 
amended.
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