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EXECUTIVE SUMMARY 

 

NRB Consulting Engineers Ltd were appointed to address the Traffic/Transportation 

issues associated with a planning application for a Residential Apartment Development 

on zoned lands on the site of the former Royal Oak Public House at Finglas Road & Old 

Finglas Road, Glasnevin, Dublin 11.   

 

Although now closed, the site was previously a popular Pub/Restaurant destination.  In 

this regard, the site has established traffic and trip generation characteristics, which are 

most likely to have been significantly greater in terms of 24 Hr AADT and general activity 

than the now-proposed use. 
 

Being located in the heart of the Glasnevin urban area with local services, schools, and 

employment destinations all available nearby, and being served by high frequency bus 

services, the site is ideally placed to take advantage of, and contribute to, non-car modes 

of travel.  In these terms we believe it represents highly sustainable development. 
 

This Transportation Assessment (TA) has been prepared to address any Traffic 

/Transportation issues associated with the proposal, and specifically the capacity of the 

existing road network. The sustainable modes are addressed in the accompanying MMP.   

 

The Report has been prepared in accordance with TII�¶�V��Traffic & Transportation 

Assessment Guidelines and addresses the worst-case traffic impact of the proposal.  

This TA addresses the adequacy of the existing and improved local road network to 

safely accommodate the worst-case vehicular demands with the development fully 

occupied, taking account of the existing transportation demands locally.  
 

We commissioned and undertook new traffic surveys of the adjacent road network prior 

to the Covid-19 pandemic.  This traffic survey data, which remains valid, forms the basis 

of the study.   
 

The Transportation Assessment confirms that the established existing road network, and 

the restricted left-in left-out access junction, are more than adequate to accommodate 

the worst-case traffic associated with the development.  The assessment also confirms 

that the construction and full occupation of the scheme will have a negligible impact upon 

the operation of the adjacent road network.   
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In terms of number of transport alternatives easily available to Residents, it is considered 

that the proposed development is very highly sustainable indeed, in terms of current & 

future public and alternative transport accessibility.  The proximity of the development to 

existing & future public transport services means that all residents will have viable 

alternatives to the private car for accessing the site and will not be reliant upon the car as 

a primary mode of travel.  All as set out in the enclosed Preliminary MMP. 

 

The site is designed to take account of future Bus Connects proposals on the Finglas 

Road with the access located remote from the Bus Connects proposed Toucan Crossing 

north of the access on the Finglas Road to ensure the proposed residential scheme does 

not prejudice the delivery of Bus Connects & vice versa. Current Bus Connects 

proposals do not require any landtake from this site. 

 
Direct and high-quality pedestrian linkages are provided between the site and the 

existing pedestrian/cycling facilities on the surrounding road network.  The limited 

provision of car parking will also act as a demand management measure, ensuring that 

the development is accessed in the most sustainable manner, being almost 

predominantly reliant on non-car modes of travel. 

 

The layout of the proposed development seeks to maximise permeability and enhances 

legibility, and the design actively contributes to a highly permeable and accessible 

community for both pedestrians and cyclists. 

 

The assessment includes a Preliminary Mobility Management Plan (MMP or Travel Plan) 

for the site which is included as Appendix F . We have also prepared a Statement of 

Consistency with DMURS and confirm that the internal layout is compliant with the 

requirements, and this is included as Appendix G .  An independent Stage 1 Road 

Safety Audit including Quality Audit, together with the Designer Feedback form, has been 

undertaken and is also appended as Appendix H .  A Parking Management & Strategy 

Report is included as Appendix I . 

   

We conclude that there are no adverse traffic/transportation capacity or operational 

safety issues associated with the construction and occupation of the proposed residential 

apartment development which would prevent planning permission being granted by An 

Bord Pleanála. 
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1.0 INTRODUCTION  
 

1.1 This Transportation Assessment (TA) has been prepared by NRB Consulting Engineers 

Ltd and addresses the Traffic / Transportation issues arising from the proposal to 

construct and occupy a total of 103 Residential Apartments on the site of the former 

Royal Oak Public House at Finglas Road & Old Finglas Road, Glasnevin, Dublin 11.   

 

1.2 The proposed development, a high-density Build-to-Rent Residential Apartment scheme 

arranged in a single block, should be considered in the context of its sustainable location 

within the heart of the established urban area.  A site location plan is included below as 

Figure 1. 1. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 1.1 - Site Location  in Heart of Glasnevin  

 
1.3 In describing the Receiving Environment and the Proposed Future Environment, this 

report addresses the following aspects of the proposed development: 

�x Relatively Small Scale of the development in Traffic terms  (conscious of the long 

established previous use & nature of the established site), 
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�x Location of the development within Glasnevin in close proximity to high quality 

Public Transport Links,  

�x Traffic & Transportation impact, 

�x Capacity of the proposed vehicular accesses to accommodate the worst-case 

development traffic flows, 

�x Capacity of & Impact Upon the Existing Road Network & Junctions, 

�x Adequacy and safety of the existing roads and junctions locally, within the area of 

influence. 

 

1.4 Recommendations contained within this Transportation Assessment are based on the 

following sources of information and industry-standard practices:  

�x The TII Traffic & Transport Assessment Guidelines, 

�x Design Manual for Urban Roads and Streets, 

�x Weekday AM and PM Peak Classified Turning Movements Traffic Survey Data 

commissioned prior to the Covid-19 Pandemic, 

�x TII Assessment Guidance,   

�x Our experience in assessing the impact of Developments of this Nature, and 

�x Site Visits and Observations. 

 

1.5 The Report has been prepared in accordance with the requirements of the TII�¶�V���7�U�D�I�I�L�F���	��

Transport Assessment Guidelines.  These are the professional Guidelines used to 

assess the impact of developments on public roads.  

 

1.6 The assessment includes a Preliminary Mobility Management Plan / Travel Plan for the 

site, included as a separate report which is appended to this report.  This should be 

considered as part of the TA, as it highlights current & planned public/alternative 

transport. We have also included a Statement of Consistency with DMURS also 

appended as a separate report 
 

1.7 An independent Stage 1 Road Safety Audit including Quality Audit has been undertaken 

for this final submission to An Bord Pleanála. This is included as a separate report to 

accompany the final SHD application, together with the Designer Feedback Form 

addressing all issues raised. 
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2.0  EXISTING CONDITIONS, DEVELOPMENT PROPOSALS & PARKING  
 

2.1 The subject development site is a former successful Public House, located off and to the 

east of Finglas Road in the heart of Glasnevin, just north of Glasnevin Cemetery.  It is 

located approximately 750m south of the Clearwater Tesco Extra Store and Clearwater 

Shopping Mall, close to the Finglas Road junctions with Old Finglas Road and 

Ballyboggan Road.  The local area contains a range of local services & shops.  There are 

a number of primary and secondary schools within easy walking distance of the site.   

 

2.2 The site is bound to the north by the rear elevations of adjacent established residential 

housing (Glasnevin Oaks), and similarly to the east by established residential housing 

within Violet Hill Drive.  It is bound immediately to the south by a footpath and 

landscaped area serving Violet Hill Drive.  The southbound carriageway of the 

segregated Finglas Road forms the western perimeter of the site.   An image showing the 

site in the context of the existing road is included below as Figure 2.1 .   

 

 
Figure 2.1 �± View North on Finglas Rd Showing Site  

 
2.3 Finglas Road is classified as a Regional Road R135 and is an important arterial route for 

the city, linking with the M50 at junction #5 Charlestown.  At the site Finglas Road 

consists of a wide segregated carriageway road, with a landscaped central median.  It is 

subject to an urban 60kph speed restriction.   
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2.4 It is generally orientated in a N-S orientation, and there is a slight downhill gradient 

leading to the site for southbound traffic, due to the natural contours associated with the 

approach to the Tolka Valley.  Of course, it was originally designed as a high capacity 

�V�H�J�U�H�J�D�W�H�G���µ�G�X�D�O���F�D�U�U�L�D�J�H�Z�D�\�¶, but it has been adjusted to now include a city-bound bus 

lane dedicated pedestrian/cycle facilities, consistent with best practice sustainability.   

 

2.5 Being an important arterial route serving the city, it is of course highly trafficked by 

commuter traffic.  The Traffic survey & assessment (within Appendix D) confirms that the 

northbound carriageway carries a weekday AM Peak Hour traffic flow of approximately 

852 Passenger Car Units (PCUs) and a weekday PM Peak Hour flow of 1327 PCUs, 

measured immediately at the location of the site access.  In these terms, the road is 

considered heavily trafficked in terms of its link carrying capacity, particularly in an urban 

environment.  However, it should be remembered that the proposed site will continue to 

the accessed by way of a left-in left-out priority controlled junction, which is the 

established form of junction that served the original Pub/Restaurant on the site.        

 
2.6 An examination of the Road Safety Authority (RSA) on-line database of reported road 

traffic accidents confirms that there have been no relevant accidents or clusters of 

accidents on the adjacent section of Finglas Road during the reported period 2005 to 

date, which would be exacerbated by the proposed development.  An extract from the 

RSA Database is included below as Figure 2.2  below. 

 
Figure 2.2 �± RSA On-Line Accident Database  
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Proposed Development  

2.7 The scheme consists of the construction �R�I�� �D�� �µ�E�X�L�O�G-to-�U�H�Q�W�¶�� �K�R�X�V�L�Q�J�� �G�H�Y�H�O�R�S�P�H�Q�W��

providing a total of 103 no. unit residential apartments. A detailed description is as 

follows. 

�x (i) removal of existing carpark, associated areas of hard-standing surface and 

construction materials on site;  

�x (ii) construction of a Build-To-Rent residential development within a new part six, part 

seven, part eight, part nine storey over basement level plant room apartment building 

comprising 103 no. apartments (10 no. studio, 33 no. one-bedroom & 60 no. two-

bedroom) all of which have direct access to private amenity space, in the form of a 

balcony or terrace, and shared access to 450.9sq.m of internal �U�H�V�L�G�H�Q�W�¶�V�� �D�P�H�Q�L�W�L�H�V����

1,061sq.m of external communal amenity space (1st floor & 7th floor roof terraces) and 

365sq.m of public open space (public terrace and landscaped area at ground level);  

�x (iii) provision of 48 no. vehicular parking spaces (including 3 no. mobility parking 

spaces and 5 no. electric charging spaces), 2 no. motorcycle parking spaces, 222 no. 

bicycle parking spaces, bin stores, switch room and ESB substation at ground 

floor/undercroft level; 

�x (iv) provision of 1 no. new vehicular entrance and 7 no. new pedestrian entrances to 

the development and associated public amenity areas from Old Finglas & Finglas 

Road, 3 no. pedestrian entrances will provide access to the provided public open 

space, 2 no. pedestrian entrances will provide direct access to 2 no. ground floor level 

apartments and 2 no. pedestrian entrances will provide direct access to the apartment 

building; and,  

�x (v) all ancillary works including landscaping, boundary treatments, provision of internal 

footpaths, provision of foul and surface water drainage, green roofs and all site 

services, site infrastructure and associated site development works necessary to 

facilitate the development. A Natura Impact Statement has been prepared in respect 

of the proposed development. 

 

2.8 An extract from the Architects GF Layout Plan is included below as Figure 2.3 for ease 

of reference.  

 

2.9 The site is designed to take account of future Bus Connects proposals on the Finglas 

Road with the access located remote from the Bus Connects proposed Toucan Crossing 

north of the access on the Finglas Road to ensure the proposed residential scheme does 

not prejudice the delivery of Bus Connects & vice versa. Current Bus Connects 

proposals do not require any landtake from this site. 
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2.10 Details of the proposed Toucan Crossing as provided through engagement with Bus 

Connects (i.e. the NTA) and their Consulting Engineers for this Core Bus Corridor are 

shown the drawings included at Appendix  A.  

 

 
Figure 2.3 �± Ground Floor  Layout Plan  Extract  (Taylor Owens Architects ) 

 

2.11 Similar to adjacent apartment developments, it is anticipated that the development will be 

serviced using regular weekly refuse lorries within the site as required, with small transit 

vans or small-wheelbase trucks for day-to-day servicing of the apartments, which do not 

have onerous swept-paths and can easily be facilitated on the site.  

 

2.12 Servicing is possible from the proposed surface car park and the turning area shown on 

the drawings included at Appendix A . This will be managed by the Management 

Company in conjunction with the other users on site. 

 

2.13 The scheme details include a refuse collection point where bins will be brought for 

collection by the Waste Service Manager on collection day for the scheduled bin 

collection time, before being returned to the secure refuse stores. We understand that 

a separate Waste Management Plan is included with the application to ABP. 

 

Car Parking & Bicycle Parking Quantum   

2.14 We have reviewed the car parking  provision in terms of the maximum requirements of 

the DCC Development Plan, for the entire development.  The site is within Zone 3 of Map 

J of the current Development Plan (Refer extract below as Figure 2.4 ).  Whilst it is 

located in Zone 3, it is notably on the perimeter of Zone 2. 
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Figure 2.4 �± DCC Map J Extrac t, Showing Site Location  

 

2.15 The car parking requirements are set out within Table 16.1 of the DCC Development 

Plan (extract below as Figure 2.5 ).  This allows a maximum car parking provision of 1.5 

spaces per unit, which would result in a maximum allowance of 154 car parking spaces 

for the apartments.  Clearly, this would represent an unsustainable approach, and this is 

particularly so for build-to-rent units such as this in an area that is considered highly 

accessible.  In this case 31% of the maximum allowance of the DCC Development Plan 

is proposed.  

 

 
Figure 2.5 �± DCC Extract Table 16.1, Maximum Car Parking  
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2.16 �,�Q�� �W�H�U�P�V�� �R�I�� �W�K�H�� �µ�S�H�U-�X�Q�L�W�� �F�D�U�� �S�D�U�N�L�Q�J�� �U�D�W�L�R�¶, 48 No parking spaces represents a ratio of 

0.46 per unit.  The 'Sustainable Urban Housing: Design Standards for New 

Apartments Guidelines for Planning Authorities ', updates previous guidance in the 

context of greater evidence and knowledge of current and likely future housing demand 

in Ireland taking account of the Housing Agency National Statement on Housing Demand 

and Supply and projected need for additional housing supply out to 2020, the 

�*�R�Y�H�U�Q�P�H�Q�W�¶�V���D�F�W�L�R�Q���S�U�R�J�U�D�P�P�H���R�Q���K�R�X�V�L�Q�J���D�Q�G���K�R�P�H�O�H�V�V�Q�H�V�V.   

 

2.17 These new guidelines address car parking and include an objective to 'Remove 

requirements for car-parking in certain circumstances where there are better mobility 

solutions and to reduce costs.'  Under Car Parking - Section 4.18 the guidelines 

acknowledge that the quantum of car parking or the requirement for any such provision 

for apartment developments will vary, having regard to the types of location in cities and 

towns that may be suitable for apartment development, broadly based on proximity and 

accessibility criteria. 

 
2.18 Under Section 4.19 the guidelines note that in larger scale and higher density 

developments, comprising wholly of apartments in more central locations that are well 

served by public transport, the default policy is for car parking provision to be wholly 

eliminated or substantially reduced .  Specifically, Paragraph 4.19 states: 

 
�³�7�K�H���4�X�D�Q�W�X�P�� �R�I�� �&�D�U���S�D�U�N�L�Q�J�� �R�U�� �W�K�H�� �U�H�T�X�L�U�H�P�H�Q�W���I�R�U�� �D�Q�\�� �V�X�F�K�� �S�U�R�Y�L�V�L�R�Q�� �I�R�U��

apartment developments will vary having regard to the types of location in 

cities and towns that may be suitable for apartment development, broadly 

based on proximity and accessibili �W�\���F�U�L�W�H�U�L�D�´ 

 

2.19 It then goes on to identify the locational characteristics and features that warrant a 

reduction or elimination in provision of private car parking spaces (Paragraph 4.19);  

Central and/or Accessible Urban Locations  

In larger scale and higher density developments, comprising wholly of 

apartments in more central locations that are well served by public transport, 

the default policy is for car parking provision to be minimised, substantially 

reduced or wholly eliminated  in certain circumstances.  The policies above 

would be particularly applicable in highly accessible areas such as in or 

adjoining city cores or at a confluence of public transport systems such as 

rail and bus stations located in close proximity  
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2.20 In terms of the stated Policy, the subject site meets all  the requirements for significantly 

reducing or eliminating the provision of Private Car Parking, under the headings: 

 

High Density Development   

Comprising Wholly of Apartments   

Central Location   

Well Served by Public Transport   

Rail/Bus in Close Proximity   

 

2.21 The National Apartment Guidance states (Paragraph 4.23): 

 

For all types of location, where it is sought to eliminate or reduce car parking 

provision, it is necessary to ensure, where possible, the provision of an 

appropriate number of drop off, service, visitor parking spaces and parking 

for the mobility impaired .  Provision is also to be made for alternative 

mobility solutions including facilities for car sharing club vehicles and cycle 

parking and secure storage.  It is also a requirement to demonstrate specific 

measures that enable car parking provision to be r educed or avoided.   

 

2.22 Under 'Section 5.0 Build-To-Rent and Shared Accommodation Sectors' at Specific 

Planning Policy Requirement 8, the guidelines state: 

 
"(iii) There shall be a default of minimal or significantly reduced car parking 

provision on the basis of BTR development being more suitable for central 

locations and/or proximity to public transport services. The requirement for a 

BTR scheme to have a st rong central management regime is intended to 

contribute to the capacity to establish and operate shared mobility 

measures".  

 

2.23 Conscious that the scheme is intended to be actively marketed as Reduced Car 

Dependency, the layout has been designed with the above issues in mind.  For the 

proposed development, being build-to-rent, and given the mix of units and the location, it 

is anticipated that there will be an associated lower car ownership & dependency for this 

nature of scheme.  Given the slightly restricted number of spaces being provided, the 

entire scheme will be actively marketed and promoted as a "Reduced Car Dependency " 

scheme, and this will be communicated from the outset as part of sales and marketing.   
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Car Parking Management  

2.24 The development will also be managed on an on-going basis to ensure that the Reduced 

Car Dependency nature of the development is continually promoted and enhanced.  The 

development will be managed and operated by a Management Company. Car parking 

will not be an automatic entitlement with the apartments, but spaces will be available to 

rent. Renting of parking will be allocated to residents mainly on a first come first served 

basis by the Management Company and will be continually monitored. Some parking 

spaces will be reserved for visitors with other car parking spaces allocated for rent to 

larger units. The allocation of car parking spaces will reviewed/renewed on an 

annual/ongoing basis to suit demand.  A Parking Management & Strategy Report is 

included as Appendix I . 

 
2.25 This scheme will also include Car Club Spaces ('Go Cars') to offset the need for 

residents and guests to have cars and car parking spaces. It is proposed that a minimum 

of 2 prominently located parking spaces will be allocated to car club parking spaces 

(e.g., "Go Car" spaces). A letter of support from GoCar is included below. 

 
 

2.26 In terms of specific measures  to enable car parking provision to be reduced to the level 

proposed, with a parking ratio of 0.46, the specific measures are: 

 

�x The Active Management and Marketing of the Development from the outset as 

Reduced Car Dependency', 

 

�x Restricted Dedicated Car Parking is intended to be provided to residents and will 

be specifically associated with specific rentals (and same will be Specified in 

associated Rental Agreements),   

 

�x The Location within walking/cycling distance of all local amenities and being 

within ~3.6km walk distance of Dublin City Centre (�2�¶�&�R�Q�Q�H�O�O Street),  

 

�x Proximity to frequent existing Dublin Bus Services, with Services #40, #40B, 

#40D and #140 passing the site directly along Finglas Road (Refer to enclosed 

Mobility Management Plan for more details), 

 

�x Copious Cycle Parking and Cycle Storage, 

 
�x Car Club Spaces to be provided,  
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�x On site Security and Management by permanent staff and CCTV that will ensure 

the car parking areas are monitored and policed, with a clamping system in 

operation, so that the car parking restrictions are controlled & enforced, and 

 

�x The Implementation of a working Mobility Management Plan. 

 
2.27 All of the car parking spaces can easily be upgraded to allow conversion for Electric 

Vehicles.  Development Plans often define the % of Charge Spaces to be provided. The 

10% allocation requested by DCC will be made EV Charge spaces initially.  In the case 

of a larger residential development of the nature proposed, with specific spaces likely 

dedicated to specific apartments, it is considered appropriate to also facilitate the 

retrofitting of spaces, based on demand following occupation, rather than dedicated 

electric charge spaces being dedicated to apartments and provided from the outset.  The 

entire car park of the subject scheme can therefore be ducted to accept future cabling to 

serve a charging point for every car space as demanded. Within the area, conduits will 

be run on the walls or within landscaping where charging points can also be mounted. 

This is discussed again in the Parking Management & Strategy Report included as 

Appendix I . 
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2.28 The requirement for Bicycle Parking  has also been assessed in accordance with the 

DCC Development Plan .  The cycle parking requirement is set out in Table 16.2 of the 

Plan, with an extract below as Figure 2.6 for ease of reference. 

 

 
Figure 2.6 �± DCC Extract Table 16.2, Bicycle Parking Requirements  

 

2.29 This would indicate a requirement for 103 bicycle parking spaces only.  Notwithstanding 

the Bicycle Parking & Storage requirements of the DCC Development Plan, as illustrated 

above, cycle storage facilities are generally being provided to meet the more onerous 

requirements of The Department of Housing Planning & Local Government "Sustainable 

Urban Housing Design Standards for New Apartments " to meet the satisfaction of An 

Bord Pleanála.  

 

2.30 The referenced Apartment Guidelines suggest a requirement for one residential Bicycle 

Storage Space per Bedroom PLUS one visitor Bicycle Storage Space per 2 residential 

units.  For the subject site, with 163 Bedrooms in total, and 103, units, this represents a 

requirement for 214 Bicycle Storage Spaces.  A total of 222 No Bicycle Parking Spaces 

are being provided on the site, exceeding the requirements of the Apartment Guidelines 

and supporting the case for reduce car parking spaces.    
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3.0  TRIP GENERATION, ASSIGNMENT & DISTRIBUTION 
 

3.1 In terms of assessing Car Traffic and the impact of same on the local road network, the 

Trip Rate Information Computer System (�³TRICS Database�´�� is ordinarily used to 

ascertain vehicular trip generation associated with the use of any particular site.  This 

represents industry standard practice for Transportation Assessments in Ireland.  We 

have included as Appendix C  the TRICS output for traditional Private Residential 

Apartments, and this provides a robust estimation of traffic as illustrated in Table 3.1 

below �± given that the development comprises a form of development which traditionally 

has lower car ownership and usage, supported by restricted car parking provision, it is 

anticipated that the traffic generation will be lower, as it is based on traditional 

apartments. However, it does represent a robust approach to the assessment.   

 

3.2 Table 3.1 summarise the Output from the TRICS database, which is included herein as 

Appendix C  for comparison purposes.   

     

 Table 3.1: TRICS Data Summary, 103 Apartments  

103 No Apartments Arrivals (PCUs) Departures (PCUs) Total 2-Way Vehicular Traffic 
Generated Network Hour Per Unit 103 No Per Unit 103 No 

Weekday AM Peak Hr 8-9 0.062 6 0.198 20 26 

Weekday PM Peak Hr 5-6 0.172 18 0.084 9 27 

 

3.3 In the case of the residential apartments, the application of TRICS quantifies the 

volumes of traffic on an individual basis with the traffic assigned as 100% primary trips - 

in these terms the assessment can be considered as robust.   

 

3.4 The methodology adopted is Robust & Onerous, and the Trip Rates applied & used 

provide for a robust reflection of the worst-case traffic generated by the proposed 

development.  This is particularly the case for the subject site where there is restricted 

residential car parking provision, which further limits trip generation.   

 

3.5 Notwithstanding, in light of observation of existing capacity conditions, the use of higher 

Trip Rates, if required, would have no impact upon the conclusions of the study.  This is 

particularly the case given the low traffic impact associated with the development, and in 

the context of the previous site use which would have generated higher traffic particularly 

on a 24hr basis.   
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Assessment Methodology  

3.6 We have used hand assignment techniques based on the observed movements, with the 

worst-case traffic assigned to the roads based on the observed established traffic 

patterns, being the industry standard methodology.  The standard methodology applied 

was to firstly ascertain the base background traffic conditions for both the weekday AM 

and weekday PM Commuter Peak periods.   

 

3.7 To this end we commissioned and undertook a Traffic Survey of the existing affected 

roads and junctions in order to establish base background traffic conditions.   The Traffic 

Survey commissioned and undertaken prior to the Covid-19 Pandemic included the 

junctions as set out in Figure 3.1  below. 

 

 
Figure 3.1 �± Traffic Surveys Commissioned  

 

3.8 Details of the traffic surveys are included as Appendix B  and are reproduced as 

commuter peak hour Stick Diagrams as Appendix D.   
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3.9 We then used the TII PE-PAG-02017 Project Appraisal Guidelines for National Roads 

Unit 5.3 (Travel Demand Projections 2019, Table 6.1: Central Growth Rates: Annual 

Growth Factors, Metropolitan Dublin), to establish projected occupation/opening year 

2023 and design year 2038 traffic conditions 15 years following opening on the local 

road network.  The worst-case traffic based on the content of Table 3.1 above was then 

applied in order to establish Opening Year and Design Year Traffic Conditions with the 

proposed development in place and fully occupied.  This is all included in the 

calculations included herein as Appendix D .    

 

3.10 It should be noted that we have selected an opening year of 2023 as being reasonable 

and appropriate.  However, in our experience, varying the opening year and design 

year by 1-3 years, if required for whatever reason, would have no significant impact 

upon the conclusions of the study.  In addition, given the favourable results reported in 

this study, if required to apply higher background traffic conditions for any reason we 

would not anticipate any changes to the conclusions.  Traffic growth factors for future 

year assessments were calculated from data obtained in the TII PE-PAG-02017 Project 

Appraisal Guidelines for National Roads Unit 5.3 which provides the recommended 

method of predicting future year traffic growth on Roads.   

 

3.11 Calculations of the relevant growth factors are included in Table 3.2 below (based on 

�W�D�E�X�O�D�W�H�G�� �µ�&�H�Q�W�U�D�O�� �*�U�R�Z�W�K�¶�� �I�R�U�� �0�H�W�U�R�S�R�O�L�W�D�Q�� �'�X�E�O�L�Q������ �� �,�W�� �V�K�R�X�O�G�� �E�H�� �Q�R�W�H�G�� �W�K�D�W�� �D�Q�\��

requirement to use different or higher growth factors will also have no implications for the 

conclusions of the study. 

 

Table 3.2 : Traffic Growth Rates, TII Travel Demand Projections Unit 5.3  

Year to Year  Table 6.1:  

Surveyed 2023 1.032 

2023 2038 1.165 
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4.0  TRAFFIC IMPACT - TRAFFIC CAPACITY RESULTS  
 

4.1 The TII Traffic and Transport Assessment Guidelines set out a strict mechanism for 

assessment of developments of this nature and determining whether further assessment 

is indeed required.  This Guideline requires a Threshold Assessment  of the impact on 

the local roads to be provided in order to determine whether additional more detailed 

modelling and assessment of particular critical junctions is necessary.   

 

4.2 We have assessed the impact of the proposed development with a wide local area of 

influence included.  The professional guidance referenced above sets out specific 

increases in traffic volume associated with new development, which, when breached, 

requires further detailed analysis to be undertaken.  The recommendation is that, if the 

expected increase is 5% for networks that are considered heavily trafficked or 

congested, then further analysis is warranted.  In this case, given the location, for 

robustness, the 5% threshold has of course been applied.    

 

4.3 In this regard, it is demonstrated herein that the proposed occupation of the entire site 

and Apartments, with relatively low volumes of vehicular traffic added to a busy network, 

will not result in any significant or noticeable level of new trips on the local roads 

whatsoever, with all anticipated traffic increases both at and beyond the proposed 

access junction expected to be well below  the Industry-Standard level of 5% above 

which further assessment is required.  This underlines the low levels of traffic generated 

in comparison with the established road network traffic volumes. 

 

4.4 Our assessment confirms that the absolute worst case traffic increases on the adjacent 

road network junctions, with the entire development open and occupied, undertaken in 

accordance with Guidelines, is as summarised below as Table 4.1.   

 
Table 4.1 : All of the Proposed Development Open & Occupied - Threshold Assessment, 
Worst -Case Impact - AM & PM Peak Hours 2023  

Assessed Road or Junction  
Traffic Increase %  

COMMENT 
AM Pk Hr  PM Pk Hr 

2-Way Flow on Finglas Rd North 0.2% 0.5% <5% No Further Assessment Required 

Old Finglas Rd/Finglas Rd junction 0.3% 0.7% <5% No Further Assessment Required 

Ballyboggan Rd/Finglas Rd Junction 1.0% 0.4% <5% No Further Assessment Required 

2-Way Flow on Finglas Rd South 0.8% 0.3% <5% No Further Assessment Required 
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4.5 Apart from the Site Access, these worst-case traffic increases are all WAY below the 

Guideline & industry-standard level above which further assessment is required, in 

accordance with the Guidelines.   

   

4.6 To set these increased levels of traffic in context, the day-to-day variation in traffic 

volume (due to day-of-week or weather conditions for example) is accepted as 10%, so, 

in this context alone, increases of way less than 5% will go entirely unnoticed and this 

underscores the negligible impact of the proposed development traffic.  This is 

particularly the case given that we have ignored the traffic generation associated with the 

previous use of the site. 

 

4.7 We have undertaken traffic modelling of the proposed access T-Junction for the weekday 

AM and PM Periods (2023 Opening Year and 2038 Design Year +15) purely to confirm & 

demonstrate adequate capacity exists to accommodate the increased traffic associated 

with the development.  Clearly a left-in left-out only junction with the very low traffic flows 

generated has no implications for capacity or safety on Finglas Rd.   
 

Access T -Junction - Capacity Modelling  
 

4.8 We have used the TII-approved software package 'Junctions 9' PiCADY' (Priority 

Intersection Capacity And Delay) software package (as part of the TRL Package 

'Junction 9') to assess the capacity of the junction.  PiCADY produces results based on a 

ratio of flow to capacity (RFC) and queue length.  An RFC greater that 1.00 indicates that 

a junction is operating at or above capacity, with 0.85 considered to be the optimum RFC 

value.  We have appended the detailed computer simulation model results for the 

proposed site access as Appendix E .   

 

4.9 We have undertaken the detailed assessment of the capacity of the site access 

junction with the entire subject development in place and fully occupied.  The detailed 

output of the models is summarised below as Table 4.2   
 

Table 4.2:  Finglas Rd Site Access PiCADY Results, Weekday AM & PM Commuter Pk Hours - 2023 & 2038 

Modelled Scenario  Period Mean Max Q  
(PCUs) 

Period Max  
RFC 

Opening Year 2023 AM Peak Hr <1 0.05 
Opening Year 2023 PM Peak Hr <1 0.03 
Design Year 2038 AM Peak Hr <1 0.05 
Design Year 2038 PM Peak Hr <1 0.02 
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4.10 The results of the modelling clearly show that the site access junction will have way more 

than adequate capacity to accommodate the worst-case traffic associated with the fully 

complete and occupied scheme, in opening and design years, conscious of the very 

small increases in traffic associated with the subject development.       

 

4.11 The analysis undertaken confirms that there is adequate capacity in the proposed access 

to accommodate the worst-case traffic projections without any concerns arising in terms 

of increased Traffic Congestion or indeed adverse Traffic Safety.   It should also be 

remembered that we have ignored the significant traffic generation characteristics on the 

established & historic site uses, which would have undoubtedly generated similar or 

higher volumes of car borne users.  This further underscores the robust nature of the 

assessment.     
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5.0  TRAFFIC & TRANSPORTATION MATTERS (ABP OPINION/DCC REPORT)  
 

5.1 We set out below the response to the Traffic & Transport and Parking issues raised in the 

ABP Opinion (Dated December 2021) and the Addendum B Report from DCC Transport 

Planning Department.   

 
ABP Opinion  

5.2 Item #9 of the ABP Opinion related to Traffic/Transportation matters, a requirement to 

provide a Car Park Management Strategy Report.  The extract from the ABP opinion is 

included below as Figure 5.1   
 

 
 

Figure 5.1 �± Extract from ABP Opinion  
 

5.3 We have prepared a Parking Management/Strategy Report in direct response to this 

Item, and this is appended hereto as Appendix I .  A layout drawing shown the initial 

designation of car parking is included at Appendix A of this TA Report. As noted in the 

Parking Management/Strategy Report, the allocation of car parking will be monitored and 

reviewed by the Building Management Company and adjusted where required as 

appropriate. 

 
Report from DCC Transport Planning  

5.4 There are a range of issues raised in the DCC Report, and we include below the relevant 

�H�[�W�U�D�F�W�V�� �I�U�R�P�� �W�K�H�� �µ�5�H�F�R�P�P�H�Q�G�D�W�L�R�Q�V�¶�� �V�H�F�W�L�R�Q�� �R�I�� �W�K�H��document, with our responses to 

same following.  
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Figure 5. 2 �± Extract  DCC Report , Recommendations ; Layout, Access & Movement  

 

5.5 Our comments in relation to each of the sequentially numbered issues in the above 

extract are as follows: 

1) The site access consists of a simple priority access junction, as a replacement for 

an existing established access junction from Finglas Road.  An independent 

Stage 1 Road Safety Audit including Quality Audit of the layout and the access 

has been undertaken and is included as Appendix H . No gates or barriers are 

proposed at the vehicular access. 

2) A drawing showing the visibility splay and proposed works signage/road markings 

at the access is included herein as Appendix A . Pedestrians / cyclist along the 

public footpath have priority across the access. 

3) A Car Park Management Strategy Report is now included as Appendix I . 

4) The independent Stage 1 Road Safety Audit including Quality Audit of the layout 

and the access has been undertaken and is included as Appendix H . 

5) We have liaised with the NTA in relation to the future Bus Connects proposals for 

the Finglas Road and have obtained the preliminary CAD layout at the proposed 

development. Drawing number NRB-TA-002 indicates the NTA layout overlaid 

with the current development proposals and there are no potential clashes 

between the two. The above Fig 5.3 is an email confirmation from the NTAs 

agents �5�R�X�J�K�D�Q�� �	�� �2�¶�'�R�Q�R�Y�D�Q (copied to the NTA) confirming the proposed 

development is compatible with the BusConnects proposals on the Finglas Road. 
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Figure 5.3 �± Email �F�R�Q�I�L�U�P�D�W�L�R�Q���I�U�R�P���W�K�H���1�7�$�V���D�J�H�Q�W�V���5�R�X�J�K�D�Q���	���2�¶�'�R�Q�R�Y�D�Q��

confirming the proposed development is compatible with the BusConnects 

proposals on the Finglas  Road 
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Figure 5. 4 �± Extract  DCC Report, Recommendations; Car Parking  

 

5.6 A Car Park Management Strategy Report is now included as Appendix  I.  With regard to 

Car Parking Item 1 above, our comments in relation to each of the sequentially 

numbered issues in the above extract are as follows: 

i. We include herein a letter of intent from Go Car to support the provision of 2 Car 

Share spaces on the site as included on the drawings. 

ii. 3 Accessible spaces are now provided in accordance with the City Development 

Plan requirements. 

iii. 2 Motorcycle spaces are now provided in accordance with the City Development 

Plan requirements. 

iv. 10% of spaces (i.e. 5 spaces) will be designated for electric charging initially and 

ducting / conduits will be provided to future proof remaining spaces. 

v. An annotated drawing showing the information requested is included within 

Appendix A .   
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Figure 5. 5 �± Go Car Letter of Support  
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5.7 With regard to Car Parking Item 2 above, we have included the requested CSO Census 

data references within the Car Park Management Strategy Report.  The enclosed MMP 

includes Cycling and Walking Iso-distance images on pages 6 & 7 of the Report.  The 

parking ratio of 0.46 is consistent with recent planning decisions for developments of this 

nature. 

 

 
Figure 5. 6 �± Extract  DCC Report, Recommendations; Bicycle Parking  

 

5.8 With regard to Bicycle Parking Item 3 above, cycle parking locations have been 

addressed by the Architect on the scheme layout drawings. Cycle parking numbers are in 

line with Apartment Guidelines. 

 
5.9 With regard to Car Parking Item 4 above, our comments in relation to each of the 

sequentially numbered issues in the above extract are as follows: 

vi. The details of the Cycle Parking is as set out on the annotated drawings included 

as Appendix A . The undercroft height has been increased to 2.5m to allow for 

double stackers. 

vii. Double stacker cycle parking is proposed. Refer to Appendix A  drawings, 

including dimensioned spaces and walking aisles. Details of a double stacker 

system are show on Fig 5.7 below. 
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Figure 5 .7 �± Sample 2.5m high Double  Stacker Sys tem 

 

viii. Shared Bike Parking spaces will be provided by the Building Management 

Company as requested. 

ix. Typically E-Bikes batteries and E-Scooters are charged in the apartments, 

however charge points will be included at the cycle parking areas to future proof for 

electric use. 

x. See Architects details for security and barrier details. This is an undercroft as 

opposed to a basement. 

xi. Areas for Potential Cargo Bike Spaces are shown on the ground floor / undercroft 

plan at Appendix A. 

 

 
Figure 5 .8 �± Extract  DCC Report, Recommendations; Construction  

 

5.10 With regard to Construction Item 1 above, a Preliminary Construction/Traffic 

Management Plan has been prepared by others and is included with the application. 
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Figure 5. 9- Extract  DCC Report, Recommendations; Servicing  

 

5.11 With regard to Servicing Item 1 above, revised clearly annotated scale TRACK drawings 

have been prepared and included at Appendix A. These do not conflict with the balcony 

at first floor.  With regard to Servicing Item 2 above, smaller service vehicles can and will 

be accommodated within the development and its car park, consistent with Private 

Residential Apartments throughout the City. Standard size vans can access the 2.5m 

high under croft area. There is also an area at the vehicular entrance for access by 

occasional larger vehicles above which there are no buildings. 
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6.0      CONCLUSIONS 
 

6.1 This Transportation Assessment Report assesses the traffic & transportation impact of 

the proposal to construct and occupy a build-to-rent residential apartment development 

on zoned lands at the site of the former Royal Oak Public House at Finglas Road & Old 

Finglas Road, Glasnevin, Dublin 11.   
 

6.2 This Report has been prepared in accordance with the TII Traffic & Transport 

Assessment Guidelines and is based on industry-standard Trip Generation Rates 

established using the most up to date version of the TRICS Database.   The impact of 

the development traffic on the local roads has been modelled and assessed, based on a 

traffic survey/vehicle turning movement survey during normal school period, undertaken 

prior to the Covid-19 pandemic.  Appropriate traffic growth factors have been applied to 

establish selected opening year and design year traffic conditions.   
 

6.3 The assessment includes a Preliminary Mobility Management Plan (MMP or Travel Plan) 

for the site which is included as Appendix F . We have also prepared a Statement of 

Consistency with DMURS and confirm that the internal layout is compliant with the 

requirements, and this is included as Appendix G .  An independent Stage 1 Road 

Safety Audit including Quality Audit, together with the Designer Feedback form, has 

been undertaken and is also appended as Appendix H .  A Parking Management & 

Strategy Report is included as Appendix I .   
 

6.4 An assessment of Car Parking & Bicycle Parking quantum and design provided has 

been undertaken, and the provision is consistent with the requirements of the National 

Apartment Guidelines and best sustainability practices.   
 

6.5 This report demonstrates that the proposed Development will have an absolutely 

negligible impact upon the established local traffic conditions and can easily be 

accommodated on the road network without any capacity concerns arising.     
 

6.6 The assessment confirms that the proposed access junction is of more than adequate 

capacity to accommodate the worst-case traffic associated with the proposed 

development during the selected year of opening and the design year 15 years following 

opening.    
 

6.7 It is considered that there are no significant Operational Traffic Safety or Road Capacity 

issues, affecting the established road network, that prevent a positive determination of 

the application by An Bord Pleanála. 
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