Planning Report and Statement of Consistency with
Planning Policy

In respect of
Proposed Residential Development at

Build-to-Rent Residential Development at IVM House, nos.
31 and 31a Ravens Rock Road,
Sandyford Business Park,
Dublin 18,
Prepared for

Ravensbrook Ltd
Prepared by

John Spain Associates

March 2022

39 Fitzwilliam Place, Dublin 2
Telephone: (01) 662 5803
E-mail info@johnspainassociates.com
39 Fitzwilliam Place, Dublin 2
Telephone: (01) 662 5803
E-mail info@johnspainassociates.com

March 2022

Planning Report and Statement of Consistency

TABLE OF CONTENTS
1.0

INTRODUCTION

P1

2.0

SITE AND DEVELOPMENT DESCRIPTION

P3

3.0

PLANNING HISTORY

P12

4.0

NATIONAL AND REGIONAL PLANNING POLICY

P14

5.0

CONSISTENCY WITH SECTION 28 GUIDELINES

P19

6.0

LOCAL PLANNING POLICY – DUN LAOGHAIRE

P45

RATHDOWN COUNTY DEVELOPMENT PLAN 2016-2022
7.0

COMPLIANCE WITH THE DUN LAOGHAIRE

P60

RATHDOWN COUNTY DEVELOPMENT PLAN 2022-2028
8.0

PART V

P85

9.0

CONCLUSIONS

P86

Appendix 1 – Note of Section 247 Meetings with DLRCC
Appendix 2 – Initial Creche Needs Assessment
Appendix 3 – Compliance with Table 5.1 of the Building Height Strategy

LIST OF FIGURES
Figure 1 – Overall Site Layout Plan ......................................................................................................... 2
Figure 2 - The subject site ....................................................................................................................... 4
Figure 3 – Existing Unit elevation and site entrance on Ravens Rock Road .......................................... 4
Figure 4 – Site location in the context of the surrounding area ............................................................... 5
Figure 5 - image showing proposed and future green links .................................................................... 6
Figure 6 - Proposed Design Evolution ..................................................................................................... 7
Figure 7 - Extract - drawing 11 of the SUFP 2022-2028 ......................................................................... 8
Figure 8 - Proposed materials and finishes (HJL Architects) .................................................................. 9
Figure 9 – Proposed ground floor level ................................................................................................... 9
Figure 10 - Proposed Building line and tree protection measures ........................................................ 11
Figure 11 - Proposed Landscape treatment .......................................................................................... 12
Figure 12 - Image showing the location of relevant permitted schemes proximate to the site ............. 14
Figure 4 – CGI views towards the site from the surrounding area ........................................................ 23
Figure 5 - 11-17 storey building under construction (Fronting Blackthorn Drive and Carmanhall Rd) . 24
Figure 13 – Core Strategy Map ............................................................................................................. 45
Figure 14 –Map 2 existing and proposed residential densities ............................................................. 55
Figure 15 –Map 3 existing and proposed residential heights ................................................................ 57
Figure 16 - Extract Core Strategy – CDP 2022-2028 ............................................................................ 61
Figure 17 - Extract - Map 1 showing SLO 55 and SLO 52 in relation to the subject site and the Carmanhall
Neighbourhood (indicative site location outlined in red) ........................................................................ 77
Figure 18 - Extract - Drawing 10 – Amenity Open Space (indicative site location outlined in red) ....... 79
Figure 19 – Map 2 existing and proposed residential densities ............................................................ 80
Figure 20 - Extract - Drawing 11 – Design Principles and Character Areas ......................................... 81
Figure 21 –Map 3 existing and proposed residential heights ................................................................ 82
Figure 2.1 – Childcare Provision ........................................................................................................... 90

John Spain Associates

Planning & Development Consultants
i

March 2022

Planning Report and Statement of Consistency

1.0

INTRODUCTION

1.1

On behalf of the applicant, Ravensbrook Ltd, this Planning Report and Statement of
Consistency with Planning Policy has been prepared to accompany a Strategic
Housing Development application to An Bord Pleanála in relation to a proposed buildto-rent residential development at IVM House, nos. 31 and 31a Ravens Rock Road,
and Carmanhall Road, Sandyford Business Park, Dublin 18. As per the site notice, the
development applied for is as follows:
“The development will consist of the demolition of the existing 2 no. storey building
(c.717sqm) and hard surface parking area on the site and construction of a Build to
Rent residential development comprising 101 no. residential apartments as follows:
•

•

•
•
•
•

•

101 no. build to rent apartments within a part 5, part 6 to part 11 no. storey
building over partial basement comprising 65 no. 1 bedroom apartments and
36 no. 2 bedroom apartments (balconies on all elevations);
734sqm of external communal amenity space provided in the form of a podium
courtyard at first floor level and a series of rooftop terraces at fifth, sixth and
tenth floor levels, c. 514sqm of public open space provided fronting Carmanhall
Road;
511 sqm of resident support facilities/ services and amenities space provided
at ground and first floor levels;
Vehicular access to the development will be from the upgraded existing access
from Ravens Rock Road;
Provision of 10 no. car parking spaces [1 no. accessible], 2 no. motorcycle
spaces; in an undercroft carpark and 234 no. cycle parking spaces;
Provision of 4 no. Ø0.3m Microwave link dishes to be mounted on 2 No. steel
support pole affixed to lift shaft overrun, all enclosed in radio friendly GRP
shrouds, together with associated equipment at roof level;
Provision of an ESB substation, switch room and plant room at ground floor
level, hard and soft landscaped areas, public lighting, attenuation, service
connections [on Carmanhall Road, Ravens Rock Road and Arkle Road] and all
ancillary site development works (including public realm upgrades on
Carmanhall Road and Ravens Rock Road).”

1.3

This report, prepared by John Spain Associates, demonstrates that the proposal is
consistent with the relevant national planning policy, guidelines issued under Section
28 of the Planning and Development Act 2000 (as amended), and with local planning
policy. It should be read in conjunction with the accompanying detailed documentation
prepared by Henry J Lyons Architects, Parkhood Landscape Architects, CS Consulting
Engineers, AWN Consulting, Enviroguide Consulting and the Material Contravention
Statement.

1.4

For details of consistency with the quantitative standards for residential units as
outlined in the Apartment Guidelines 2020, please refer to the Housing Quality
Assessment and Schedules Document prepared by Henry J Lyons Architects.
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Figure 1 – Overall Site Layout Plan

Source: HJLA

1.5

This Statement of Consistency addresses the requirement of the prescribed
application form which requires:
(A) A statement that, in the prospective applicant’s opinion, the proposed strategic
housing development is consistent with relevant guidelines issued by the Minister
under section 28 of the Planning and Development Act 2000.
(B) A statement setting out how the proposed strategic housing development will be
consistent with the relevant objectives of the relevant development plan.

1.6

There is a general obligation to “have regard” to Ministerial Guidelines. Additionally,
Section 9(6)(b) of the Planning and Development (Housing) and Residential Tenancies
Act provides:
(b) Where specific planning policy requirements of guidelines referred to in paragraph
(a) differ from the provisions of the development plan of a planning authority, then
those requirements shall, to the extent that they so differ, apply instead of the
provisions of the development plan.

1.7

This Planning Report and Statement of Consistency also includes details in respect of
the proposed development in relation to the site location and context, the development
description and the relevant planning history.

1.8

We are required to submit a statement of consistency and material contravention
statement for the relevant development plan. We expect that the new county
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development plan will be in force at the time the Board is making a decision on this
application. After this application is made, we will not have a further opportunity to
address the Board on the adopted plan. Therefore, we have included with this
statement of consistency an assessment of compliance with both the current
development plan and the new development plan
1.9

The development has been the subject to a section 247 pre-application consultation
with the Planning Authority in compliance with Section 5 and pre-application
consultation with An Bord Pleanála in compliance with Section 6 of the Planning and
Development (Housing) and Residential Tenancies Act 2016 (as amended). Details of
the pre-application meeting and details of the Part V proposal are summarised in this
report.

2.0

SITE LOCATION AND DESCRIPTION

2.1

The subject site is located on the corner of Ravens Rock Road and Carmanhall Road
within Sandyford Business Park, Dublin 18. The site is bound by Carmanhall Road to
the north and Ravens Rock Road to the east and comprises 0.31ha. The site currently
comprises a 2 no. storey red brick, flat roof office building, known as units 31 and 31A.
The site contains 2 no. strips of landscaped areas to the north- eastern and eastern
boundaries.

2.2

The site is located in area undergoing transition. Existing development to the east and
west comprises low-rise light industrial and office uses. Development directly to the
north on the opposite side of Carmanhall Road comprises commercial offices in the
form of an 8 no. storey building.

2.3

Sandyford Business Park is located c. 2.8km southeast of Dundrum Town Centre via
numerous public transport options. All lands within Sandyford Business Park are
considered to be strategically important to the County and the region as a whole. The
site is located c. 350m from Stillorgan Luas Stop and 500m from Sandyford Luas Stop.
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Figure 2 - The subject site

Figure 3 – Existing Unit elevation and site entrance on Ravens Rock Road
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Figure 4 – Site location in the context of the surrounding area

Source: HJL

2.4

The Site Layout Plan (Figure 1) prepared by Henry J Lyons Architects shows the
overall site layout proposed.
Description of Proposed Development

2.5

In summary, the proposed development will comprise demolition of the existing
building and associated carparking on the site and construction of a build to rent
residential development of 101 no. apartments on the overall gross site area of c. 0.31
hectares.
Unit Mix

2.6

The proposed development will comprise the following unit mix:
Table 1 – Overall Dwelling Mix

Apartments
Overall Mix

1
bedroom
(including
1 studio)

2
bedroom

3
bedroom

Overall

65
64%

36
36%

-

101
100%

Source: Henry J Lyons Architects Schedule of Areas

2.7

As above, a mix of one and two bedroom units will be provided throughout the
development. Ground floor units are considered ‘own-door units’ and are directly
accessible from street level.
Amenity
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2.8

The proposed development will include internal amenity spaces (277sqm) in the form
of a ground floor communal working space and residents lounge overlooking the public
open space area and a bike repair area at ground floor level. A resident’s lounge is
also provided at first floor level, overlooking the south facing podium courtyard in
addition to a gym and associated outdoor terrace which overlook the public open space
to the north-east of the site.

2.9

Resident support facilities in the form of a bicycle storage and repair and maintenance
area, a waste management area and parcel locker room are also provided at ground
floor level equating to a total of 511sqm of shared residents communal amenity space.
The accompanying Operational Management Plan prepared by Hooke and MacDonald
notes that there will be an internationally recognised internet-based building and
relationship management application utilised as part of the management approach for
the development (BuildingLink http://www.buildinglink.com).

2.10

This will be used to provide effective and streamlined maintenance and operations, to
keep residents, contractors and the Property Manager engaged and informed (e.g.
resident events; maintenance alerts). There will also be availability of traditional email
and phone availability and out-of-hours contact details for emergencies.

2.11

Communal external amenity space (734sqm) and public open space (514sqm) totalling
1,248sqm is provided throughout the site in the form of useable ground level
landscaped spaces, a first floor podium courtyard and a series of rooftop terraces at
fifth, sixth and tenth floor levels. The public open space area will eventually link to the
larger open space area envisaged further to the west of the site as per the objectives
of the Sandyford Urban Framework Plan. The delivery of this area of public space, in
tandem with the retention of the existing mature trees on the site is a key step towards
increasing amenity in the area whilst retaining the leafy aspect of this portion of the
street.
Figure 5 - image showing proposed and future green links

Built Form and Design
2.12

The proposed building design has been carefully modulated to respect the adjoining
sites and any future development which may occur. The residential block has been
located centrally on the site so as to provide sufficient distance from shared perimeters.
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The building steps from 5 storeys at the western boundary of the site, rising to eleven
storeys where the site forms the junction between Carmanhall Road and Ravens Rock
Road. This provides a suitable book end to the street at this location. As the building
rounds the corner onto Ravens Rock Road, the built form steps to 6 storeys, closest to
the southern boundary of the site.
Figure 6 - Proposed Design Evolution

2.14

Internally within the site, careful placing of the podium courtyard provides for a south
facing open space area for future residents whilst also providing a suitable setback to
adjoining sites.

2.15

The use of opaque panels is included on boundaries where an appropriate setback
could not be achieved due to the constrained nature of the site.

2.16

The proposed design and layout has been carefully formulated to respond to Drawing
11 of the Sandyford Urban Framework Plan contained at Appendix 17 of the Dun
Laoghaire Rathdown County Development Plan 2022-2028 which will be in effect at
the time of the Board’s decision making (see figure below).
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Figure 7 - Extract - drawing 11 of the SUFP 2022-2028

Indicative location of the site

2.17

The diagram indicates a form of development incorporating buildings along the street
frontage of both Carmanhall Road and Ravensrock Rock (including frontage to the
proposed linear/civic park) providing a sense of enclosure on both roads. The proposed
built form and placement on the subject site allows for the future development of the
adjoining sites to allow for the achievement of this street frontage development
arrangement, as envisaged by the plan. We refer to the below indicative massing
diagram prepared by HJL Architects in this regard.

2.18

The proposed materials and finishes include buff brick and metal cladding which are
durable materials and will weather well, whilst providing a warm texture to the building.
Glass balustrades and fins are introduced on the façade providing a modern finish to
this high-quality design.

2.19

The blocks are sited and designed in order to make optimum use of the land resource
and promote higher density development in locations which benefit from good access
to public transport.

John Spain Associates

8

Planning & Development Consultants

March 2022

Planning Report and Statement of Consistency

Figure 8 - Proposed materials and finishes (HJL Architects)

Figure 9 – Proposed ground floor level

Source: HJL Architects
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Car Parking and Cycle Parking Provision
2.20

The scheme will provide a sustainable quantum of car and bicycle parking across the
site considered appropriate in the context of the site’s location and proximity to public
transport links.

2.21

The proposed parking provision has been formulated having regard to the close
proximity of the site to bus routes, the green Luas line stops, services, shops and
amenities provided at the Beacon South Quarter and Dundrum Shopping Centre. Car
parking will be provided in an undercroft area to the rear of the building, cleverly
concealed with a podium courtyard overhead. Direct access to the proposed 10 no.
shared car parking spaces is provided from Ravens Rock Road via the existing
entrance.

2.22

2 no. motorcycle parking spaces are also provided at surface level. Secure bicycle
parking (184 no. spaces) will be provided at ground floor level of the building for
residents. 50 no. additional secure short-term spaces will be provided by way of
‘Sheffield Stands’ adjacent to the entrances to the building for visitors providing a total
of 234 no. bicycle spaces at the site.

2.23

Pedestrian access to the site will be provided from Carmanhall Road via the proposed
public open space area. Another separate pedestrian entrance to the building will also
be provided from Ravens Rock Road.
Landscaping Strategy

2.24

The landscape strategy aims to integrate the new development with the existing
landscape context through retention of the existing trees on the site.

2.25

The proposal will require the removal of one poor quality Leyland cypress hedgerow
and one low quality and value Leyland cypress tree group. It is also required that one
dead mature beech tree be removed for health and safety purposes.

2.26

As illustrated below, the retention and protection of the existing trees on the site has
formed a key component and design influence in the siting of the building. The building
has been set back from Ravens Rock Road to respect the root protection zone of these
trees. The trees have been incorporated into the landscape strategy for the site and
will enhance the proposed public open space area at frontage of the site.
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Figure 10 - Proposed Building line and tree protection measures
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Figure 11 - Proposed Landscape treatment

Drainage & Infrastructure
2.27

In terms of surface water drainage, the proposed landscaping scheme incorporates
SUDS features in the form of permeable paving, landscaping scheme and filter drains.

2.23

Foul water will also be disposed of to an existing foul water sewer on Ravens Rock
Road. Irish Water have issued a Confirmation of Feasibility in this regard.

2.24

Details of the proposed foul and surface water strategy at the site is detailed within the
accompanying Engineering Services Report prepared by CS Consulting.

3.0

PLANNING HISTORY
Subject Lands
D15A/0449

3.1

On 31st of August 2015, DLRCoCo refused permission for retention of the change of
use from office accommodation to beauty salon and illuminate signage on part of the
ground floor level at 31a Ravens Rock Road, Sandyford.
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D15A/0788
3.2

On 10 February 2016, permission was refused by Dun Laoghaire Rathdown Council
for a development consisting of a market to operate in excess of the 30 day exemption
as specified in Class 37 of schedule 2 Part 1 of the Planning and Development
Regulations 2001 (as amended) one day per week at 31 Ravens Rock Road,
Sandyford.
Surrounding Area
ABP30440519: Rockbrook, Carmanhall Road, Sandyford.

3.3

The Board granted permission for an SHD development of 428 apartments on a site
300m north of the subject site. The permitted height ranges from 5 to 14 storeys, with
a density of 212 units per hectare. Permission was granted on the 19th of August 2019.
ABP30594019: Former Aldi Site, Carmanhall Road, Sandyford.

3.4

The Board granted permission for an SHD development of 564 Built-to-Rent
apartments on a site 200m north-west of the subject site. The permitted height reaches
to a height of 17 storeys, with a density of 366 units per hectare. Permission was
granted on the 12th March 2020. The development is currently under construction.
ABP30346719: Blackthorn and Carmanhall Road, Sandyford.

3.5

The Board granted permission for an SHD development of 817 student bedspaces on
a site 150m east of the subject site. The permitted height ranges from 7 to 9 storeys.
Permission was granted on the 30th of April 2019.
ABP310104: Former Avid Technology International Site, Carmanhall Road, Sandyford

3.6

An application for 428 no. Build to Rent apartments, childcare facility and associated
site works was lodged with An Bord Pleanála on 30 April 2021 and is currently under
consideration by the Board.
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Figure 12 - Image showing the location of relevant permitted schemes proximate to the
site

(Source: Henry J Lyons – Architectural Design Statement)
4.0

COMPLIANCE WITH NATIONAL AND REGIONAL PLANNING POLICY

4.1

The key provisions of national and regional planning policy as it relates to the proposed
development is set out in the following sections.
NATIONAL AND REGIONAL PLANNING POLICY

4.2

The key provisions of national and regional planning policy as it relates to the proposed
development is set out in the following sections.
National Planning Framework

4.3

The National Planning Framework is the Government’s plan to cater for the extra one
million people that will be living in Ireland, the additional two thirds of a million people
working in Ireland and the half a million extra homes needed in Ireland by 2040.

4.4

As a strategic development framework, ‘Project Ireland 2040’ sets the long-term
context for our country’s physical development and associated progress in economic,
social and environmental terms and in an island, European and global context.

4.5

Under ‘Performance-Based Design Standards’ (pg. 67), the NPF states that:
“Although sometimes necessary to safeguard against poor quality design, planning
standards should be flexibly applied in response to well-designed development
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proposals that can achieve urban infill and brownfield development objectives in
settlements of all sizes.
This is in recognition of the fact that many current urban planning standards were
devised for application to greenfield development sites and struggle to take account of
evolved layers of complexity in existing built-up areas.
In particular, general restriction on building height or universal standards for car
parking or garden size may not be applicable in all circumstances in urban areas and
should be replaced by performance-based criteria appropriate to general locations e.g.
city/ town centre, public transport hub, inner suburban, public transport corridor, outer
suburban, town, village etc”.
National Strategic Outcomes
4.6

The NPF states that carefully managing the sustainable growth of compact cities,
towns and villages will add value and create more attractive places in which people
can live and work. Section 2.6 of the NPF seeks to provide compact and sustainable
growth.

4.7

Chapter 4 of the National Planning Framework seeks to make urban places stronger
“to enhance people’s experience of living and working in and visiting urban places in
Ireland.”

4.8

The following objectives are outlined:
National Policy Objective 3a of the NPF states that it is a national policy objective to
“deliver at least 40% of all new homes nationally within the built up envelope of existing
urban settlements”.

4.9

National Policy Objective 4 aims to ‘ensure the creation of attractive, liveable, well
designed, high quality urban places that are home to diverse and integrated
communities that enjoy a high quality of life and well-being’.

4.10

National Policy Objective 33 - Prioritise the provision of new homes at locations that
can support sustainable development and at an appropriate scale of provision relative
to location.

4.11

National Policy Objective 34 - Support the provision of lifetime adaptable homes that
can accommodate the changing needs of a household over time.

4.12

National Policy Objective 35 - Increase residential density in settlements, through a
range of measures including reductions in vacancy, reuse of existing buildings, infill
development schemes, area or site-based regeneration and increased building
heights.
Evaluation of Consistency

4.13

The proposed development accords with the National Planning Framework (2018)
(NPF), in particular with its principles of compact growth and the reinforcement of the
country’s existing urban structure at all levels. Where housing policy is concerned, the
proposed development accords with the NPF’s core principles for housing delivery –
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specifically that the location of new housing be prioritised in existing settlements on
brownfield sites.
4.14

In accordance with the NPF’s strategy of compact growth, it is proposed to develop
new homes on a brownfield site identified for residential use.

4.15

In accordance with the above referenced policy objectives, new homes will be provided
at a sustainable location, with access to existing services and facilities close by such
as Sandyford Business Park, Dundrum Town Centre which are easily accessed by
Luas. All lands within Sandyford Business Park are considered to be strategically
important to the County and the region as a whole.
Rebuilding Ireland – Action Plan for Housing and Homelessness

4.16

A Strategy for the Rental Sector was published in December 2016 under the auspices
of Rebuilding Ireland, setting out a series of key objectives for the future development
of the sector to meet increased demand and urgent need for housing. One of the key
objectives set out therein was to maintain “existing levels of rental stock and promoting
additional supply through encouraging new investment and bringing unused capacity
to the market”.

4.17

One of the ‘key actions’ put forward in the Strategy to achieve this objective was as
follows:

4.18

The Strategy further notes that guidance was issued to Planning Authorities in October
2016, requesting that priority be given to Build to Rent projects. The Strategy states
that build to rent projects tend to be constructed in urban locations close to major
centres of employment and transport nodes.
“Increase new supply through the build to rent model so that a significant proportion of
overall delivery specifically targets the rental sector.”
Evaluation of Consistency

4.19

The proposed build to rent development is wholly in accordance with the general
direction and specific objectives of the Rebuilding Ireland Action Plan and the
December 2016 Strategy for the Rental Sector. The proposal will see the delivery of
quality rental accommodation and associated facilities in a highly accessible urban
location directly adjacent to a major transport node.
Eastern and Midlands Regional Authority Regional Economic and Spatial
Strategy 2019

4.20

The Regional Spatial and Economic Strategy is a strategic plan and investment
framework to shape the future development of the eastern region to 2031 and beyond.
The Eastern and Midland Regional assembly (EMRA) was established in 2015 as part
of the regional tier of governance in Ireland.

4.21

Policy RPO 4.3 states the following:
“Support the consolidation and re-intensification of infill / brownfield sites to provide
high density and people intensive uses within the existing built up area of Dublin city
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and suburb and ensure that the development of future development areas is coordinated with the delivery of key water infrastructure and public transport projects”
Settlement Strategy
4.22

Dublin City and Suburbs: Support the consolidation and re-intensification of infill,
brownfield and underutilised lands with 50% of all new homes to be provided in the
existing built up area of Dublin City and Suburbs in tandem with the delivery of key
infrastructure to achieve a population of 1.4 million people by 2031.
“For urban-generated development, the development of lands within or contiguous with
existing urban areas should be prioritised over development in less accessible
locations. Residential development should be carried out sequentially, whereby lands
which are, or will be, most accessible by walking, cycling and public transport –
including infill and brownfield sites – are prioritised.”

4.23

The overarching vision statement of the RSES is ‘to create a sustainable and
competitive region that supports the health and wellbeing of our people and places,
from urban to rural, with access to quality housing, travel and employment
opportunities for all.
Evaluation of Consistency

4.24

The Metropolitan Area Strategic Plan supports the overall Settlement Strategy and sets
out an integrated land use and transportation strategy for the sequential development
of the metropolitan area focussed on ‘consolidation of Dublin city and suburbs’.

4.25

The proposed development will consolidate the urban footprint, providing higher
densities in proximity to existing public transport options and avoiding further inefficient
and unsustainable sprawl whilst helping to meet an identified need for quality
residential accommodation.

4.26

The proposed development will consolidate the existing built up area of the Dublin
Metropolitan Area and promote sustainable compact growth with access to public
transport (350m from Stillorgan Luas Stop and 550m from Sandyford Luas Stop.).
HOUSING FOR ALL: A NEW HOUSING PLAN FOR IRELAND

4.27

The recently published ‘Housing for All: A New Housing Plan for Ireland’, reinforces
the critical and strategic need for new dwellings where it is a target to provide 300,000
housing units by the year 2030.

4.28

Housing for All - a New Housing Plan for Ireland’ is the government’s housing plan to
2030. It is a multi-annual, multi-billion-euro plan which will improve Ireland’s housing
system and deliver more homes of all types for people with different housing needs.

4.29

In order to achieve this, Housing for All provides four pathways to achieving four
overarching Housing Policy Objectives:
1. Supporting Homeownership and Increasing Affordability
2. Eradicating Homelessness, Increasing Social Housing Delivery and Supporting
Social Inclusion;
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3. Increasing New Housing Supply; and
4. Addressing Vacancy and Efficient Use of Existing Stock.
4.30

The government’s overall objective is that every citizen in the State should have access
to good quality homes:
•
•
•

4.31

to purchase or rent at an affordable price;
built to a high standard and in the right place;
offering a high quality of life.

The government’s vision for the housing system over the longer term is to achieve a
steady supply of housing in the right locations with economic, social and environmental
sustainability built into the system.
Evaluation of Consistency

4.32

In this regard the proposed BTR development will allow for new residential community,
built to a high standard and quality, which can be rented within an urban centre, with
its range of amenities and services, proximity to high quality high frequency public
transport services.
Transport Strategy for the Greater Dublin Area 2016 - 2035

4.33

This strategy has been prepared by the National Transport Authority. The Vision of this
strategy is for Dublin to be a competitive, sustainable city-region with a good quality of
life for all by 2030.

4.34

The Strategy includes five overarching objectives to achieve the vision which are as
follows:
•
•
•
•
•

Build and strengthen communities
Improve economic competitiveness
Improve the built environment
Respect and sustain the natural environment
Reduce personal stress

4.35

The Strategy sets out measures to achieve the vision and objectives for the GDA.
These include better integration of land use planning and transportation, consolidating
growth in identified centres, providing more intensive development in designated town
and district centres and control parking supply.

4.36

The Strategy builds on previous strategies and investment programmes, and for this
reason several major infrastructure schemes that are included in the government’s
Transport 21 investment framework are included in all of the strategy options.

4.37

The proposed residential development, which provides for a density of 454 units per
hectare (net), adjacent to existing good quality public transport, in particular the Green
Line Luas is considered to be consistent with the vision and objectives of the Transport
Strategy for the GDA.
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5.0

STATEMENT OF CONSISTENCY WITH SECTION 28 GUIDELINES

5.1

The key Section 28 guidelines as they relate to the proposed development are set out
in the following sections. The key policy and guidance documents of relevance to the
proposed development are as follows:
•

Urban Development and Building Height Guidelines (December 2018);

•

Guidelines for Planning Authorities on Sustainable Residential Development in
Urban Areas (2009), and the accompanying Urban Design Manual;

•

Sustainable Urban Housing: Design Standards for New Apartments (2020);

•

Design Manual for Urban Roads and Streets (2013);

•

Guidelines for Planning Authorities on Childcare Facilities (2001);

•

The Planning System and Flood Risk Management (2009);

•

Draft Water Service Guidelines for Planning Authorities (2018);

•

Appropriate Assessment of Plans and Projects – Guidance for Planning Authorities
(2009);

Urban Development and Building Height Guidelines 2018
5.2

The Urban Development and Building Height Guidelines (‘Guidelines’) set out national
planning policy guidelines on building heights in urban areas in response to specific
policy objectives set out in the National Planning Framework and Project Ireland 2040
and the Regional Spatial and Economic Strategy (2019).

5.3

The Guidelines in effect seek denser development at public transport nodes. The
Guidelines state that it is Government policy to promote increased building height in
locations with good public transport services.

5.4

The Guidelines emphasise the policies of the NPF to greatly increase levels of
residential development in urban centres and significantly increase building heights
and overall density and to ensure that the transition towards increased heights and
densities are not only facilitated but actively sought out and brought forward by the
planning process and particularly at Local Authority level and An Bord Pleanála level.

5.5

Under Section 28 (1C) of the Planning and Development Act 2000 (as amended),
Planning Authorities and An Bord Pleanála will be required to have regard to the
guidelines and comply with any specific planning policy requirements (SPPR’s) of the
guidelines in carrying out their function.

5.6

Section 9(3) of the Planning and Development (Housing) and Residential Tenancies
Act, 2016 provides as follows:
“(3)(a) When making its decision in relation to an application under this section, the
Board shall apply, where relevant, specific planning policy requirements of guidelines
issued by the Minister under section 28 of the Act of 2000.
(b) Where specific planning policy requirements of guidelines referred to in
paragraph (a) differ from the provisions of the development plan of a planning
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authority, then those requirements shall, to the extent that they so differ, apply
instead of the provisions of the development plan.
(c) In this subsection “specific planning policy requirements” means such policy
requirements identified in guidelines issued by the Minister to support the consistent
application of Government or national policy and principles by planning authorities,
including the Board, in securing overall proper planning and sustainable development.”
(Emphasis added)
5.7

In relation to redevelopment and enhancement of the city core, the guidelines state
that “to meet the needs of a growing population without growing out urban areas
outwards requires more focus in planning policy and implementation term on reusing
previously developed “brownfield” land, building up urban infill sites (which may
not have been built on before) and either reusing or redeveloping existing sites and
buildings that may not be in the optimal usage or format taking into account
contemporary and future requirements”.

5.8

The Guidelines place significant emphasis on promoting development within the
existing urban footprint utilising the existing sustainable mobility corridors and
networks.
“In order to optimise the effectiveness of this investment in terms of improved and
more sustainable mobility choices and enhanced opportunities and choices in access
to housing, jobs, community and social infrastructure, development plans must
actively plan for and bring about increased density and height of development within
the footprint of our developing sustainable mobility corridors and networks”.

5.9

The proposed development is located on a brownfield site which is within 350m of
Stillorgan Luas stop, and c 550m of the Sandyford Luas stop. The proposed
development therefore represents an opportunity to provide for increased building
heights and densities at this location in accordance with national policy guidance.
Consideration of Criteria under Section 3.2 of the Building Height Guideline
Development Management Principles

5.10

Section 3.1 of the Building Height Guidelines are stated below and a response to each
point is provided as follows:
“In relation to the assessment of individual planning applications and appeals, it is
Government policy that building heights must be generally increased in appropriate
urban locations. There is therefore a presumption in favour of buildings of increased
height in our town/city cores and in other urban locations with good public transport
accessibility. Planning authorities must apply the following broad principles in
considering development proposals for buildings taller than prevailing building
heights in urban areas in pursuit of these guidelines: “
•

“Does the proposal positively assist in securing National Planning Framework
objectives of focusing development in key urban centres and in particular, fulfilling
targets related to brownfield, infill development and in particular, effectively
supporting the National Strategic Objective to deliver compact growth in our urban
centres?”
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Response: Yes, the proposed development includes a proposed density in
accordance with the National Strategic Objective to deliver compact growth. This
is discussed above in Section 4.6 to 4.16.
•

Is the proposal in line with the requirements of the development plan in force and
which plan has taken clear account of the requirements set out in Chapter 2 of
these guidelines?
Response: Section 2.15 of Chapter 2 (referenced above states):
“In light of the above, planning authorities should critically evaluate the existing
written statements and development objectives of their statutory development
plans, local area plans and planning schemes for consistency of approach and
where any policy departures arise, to undertake the necessary reviews, variations
or amendments to ensure proper alignment of national and local planning
policies”
It is submitted that the DLR County Development Plan 2016-2022 and the
Sandyford Urban Framework Plan contained therein pre-dates the Guidelines
and does not account for the requirements outlined in Chapter 2.

•

Where the relevant development plan or local area plan pre-dates these guidelines,
can it be demonstrated that implementation of the pre-existing policies and
objectives of the relevant plan or planning scheme does not align with and support
the objectives and policies of the National Planning Framework?
Response: As outlined in the preceding sections, the proposed height and
density aligns with the objectives and policies of the NPF which are not repeated
here

5.11

The following section demonstrates how the proposal complies with each of the
relevant criteria as referred to in SPPR 3:
The criteria for assessment of developments at the scale of the relevant city / town;
The site is well served by public transport with high capacity, frequent service and good
links to other modes of public transport.

5.12

The proposed development is located on a site that can be classified as a ‘Central
and/or Accessible Urban Locations’ as it is within 350m of the Stillorgan Luas stop, and
c 550m of the Sandyford Luas stop. The site is served by Dublin bus routes (within
500m of the site including nos. 11, 47, 114,75a and 118). The proposal therefore meets
the above criteria providing for higher density development and building heights at the
subject site.

5.13

The subject application is accompanied by a Residential Travel Plan prepared by CS
Consulting Engineers which includes an assessment of existing capacity and
frequency of the available public transport modes in proximity to the site. The
assessment demonstrates that “public transport with high-capacity, frequent service
and good links to other modes of transport” is available in close proximity to the site.
Development proposals incorporating increased building height… should successfully
integrate into/enhance the character and public realm of the area, having regard to
topography, its cultural context, setting of key landmarks, protection of key views.
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Such development proposals shall undertake a landscape and visual assessment by
a suitably qualified practitioner such as a chartered landscape architect.
5.14

The site is located within Sandyford Business Park which has undergone considerable
change in the last number of years. The area comprises a mix of low level buildings
and much taller buildings and accommodates a mixture of land uses from residential
to commercial. The topography of the site is flat.

5.15

The emerging context of the area is that of a taller built form which is a plan led
approach to denser development in areas in close proximity to high-frequency public
transport nodes. The proposed design is cognisant of the existing and emerging
context and presents a high-quality built form which will activate the public realm
through the inclusion of own door ground floor units. Further public realm upgrades will
enhance the streetscape as further detailed below.

5.16

A Design, Townscape and Visual Assessment has been undertaken by Citydesigner
and accompanies the application. Citydesigner is a consultancy of experienced
professionals from the areas of architecture, urban design and heritage, all trained in
townscape and visual assessments by its founder, Richard Coleman, who has carried
out such assessments since 1985. Photomontages from 14 no. view locations
prepared by Visual Lab have also been prepared.
‘The proposed scheme involves the demolition of the existing business unit
and the development of a predominantly residential building, with enhanced
public realm along its northern side and private rooftop gardens and communal
podium gardens incorporated into the proposals.The design development has
evolved through helpful consultation with Dún Laoghaire–Rathdown County
Council planning officers. The design has now reached its optimum form and
represents a solution of high quality. The building would give rise to positive
effects owing to its architectural quality and the way it addresses the corner of
Ravens Rock Road and Carmanhall Road.
It displays engaging and activated frontages, framed on its south and east
elevations by an attractive canopy feature that extends vertically upward from
ground level before flipping horizontally to form a characterful rooftop profile.
Carefully considered landscaping has been introduced along the site’s northern
side, which embraces existing mature tree specimens, and results in an
attractive and engaging public realm that links through to the civic park
proposed to the immediate west of the development site.’

5.17

The impact on the surrounding area has been assessed from 14 no viewpoints at
intervals taken from the street approaching from west and east, as well as to the north
and south to provide a comprehensive assessment of the impact of the development.
In each case the assessment has been positive about the scheme, in terms of its
height, massing, and elevational compositions, materiality and landscaping. The
proposals will assimilate well with the current and evolving mixed character of
Sandyford and no adverse visual impacts are anticipated as a result of the
development. There are no protected views or key landmarks proximate to the site as
set out in the Citydesigner assessment.

5.18

It is of note that the surrounding area is subject to change; with permitted developments
of up to 17 storeys on nearby sites.
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Figure 13 – CGI views towards the site from the surrounding area

Source: Citydesigner

5.19

The scale of the proposed development is considered to integrate appropriately with
the current and emerging built-form.

5.20

The proposed building height takes cognisance of the key townscape views, and the
scale, height and proximity of neighbouring properties to ensure that the 6-11 no.
storey building is not obtrusive in the surrounding features of the urban environment.
As demonstrated in Figure 6 below, the proposal is in keeping with the permitted, and
emerging height within the area.
Figure 6 – Permitted and Existing Height of the surrounding area
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Figure 14 - 11-17 storey building under construction (Fronting Blackthorn Drive and
Carmanhall Rd)

5.21

A detailed suite of landscape drawings and a design rationale document prepared by
Parkhood Landscape Architects is included and provides for the first section of a future
linear park on Carmanhall Road, along with roof gardens and the planting of trees.
On larger urban redevelopment sites, proposed developments should make a
positive contribution to place-making, incorporating new streets and public spaces,
using massing and height to achieve the required densities but with sufficient variety
in scale and form to respond to the scale of adjoining developments and create visual
interest in the streetscape.

5.22

Although the subject site is not a ‘larger redevelopment site’, it is submitted that the
proposal will make a positive contribution to the built-form of the area. The proposed
development will provide for a high-quality architectural development that will enhance
the streetscape and public realm at this location. As the site is not a larger development
site, no new streets are proposed. The proposal will integrate with the existing street
layout.

5.23

The site is constrained in terms of available land area but notwithstanding, includes a
variety in the built form proposed demonstrating the efficiencies of the design and
urban form of development. The design makes clever use of materials and finishes to
break the overall massing of the building. The stepping of the building towards the
boundaries provides a variety in scale in the streetscape.

5.24

Placement of the communal co-working area on the ground floor adjacent to the public
open space area will create synergies between the two uses. This will assist with
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placemaking with a line of sight provided from public space into the building providing
passive surveillance.
5.25

As noted above the scale, height and massing of the proposal has been carefully
considered to respond to the key features of the site, and the proposed features of the
surrounding area under the Sandyford Urban Framework Plan.

5.26

The design takes account of the different heights and different scales of the mixed
townscape context including adjoining developments within which it exists. The
proposal is of similar height to The Chase office development, while the anticipated
scales of the townscape to the south is thoughtfully addressed by the design, which
sees the proposed development rise to a maximum 11 storeys on Carmanhall Road
but step down to 5 storeys at its southern end in response to this lower context.

5.27

The proposal provides a linear park along Carmanhall road, along with definite street
frontage, providing structure to the area and passive surveillance for the linear park.
Towards the rear of the site, the height of the development is stepped down in order to
accommodate future development on the surrounding sites.
At the scale of district / neighbourhood / street
The proposal responds to its overall natural built environment and makes a positive
contribution to the urban neighbourhood and streetscape

5.28

It is considered that the proposal introduces a high-quality development at an
underutilised area of land within an urban context which is zoned for residential
development and will make a positive contribution to the receiving urban environment.
The height, quality design and scale of development is considered to make a positive
contribution to the urban neighbourhood through the re-establishment of a building line
and streetscape, where it will form a notable moment in the townscape, enhancing
legibility and contributing to a more visually engaging and attractive streetscape. As
detailed within the accompanying Photomontages and Design, Townscape and Visual
Assessment (DTVA) by Citydesigner, the proposal visually integrates successfully with
the surrounding suburban townscape. The DTVA states:
“The design seeks to be a modern, high quality residential building, whose
elegant, sculptural form would rise above the existing mature tree canopies to
gracefully mark the corner of Ravens Rock Road and Carmanhall Road. The
building benefits from well-considered, articulated facade treatments that
create visual interest in the streetscape and in distant views, while its rooftop
canopy provides a distinctive and aesthetically-pleasing crown to the building.
There is much about the scheme which places it at a high level of
architectural quality.”

5.29

The existing site conditions present a poor interface with the public realm and
underutilisation of the site as commercial use and surface car parking. The provision
of a new linear park, including a pedestrian and cycle link as well as public open space
will open the site and future development to the public providing a positive contribution
to the overall neighbourhood.
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Figure 7 – Landscape Design Proposal

Source: Park Hood

5.30

A detailed landscape proposal has been designed for the site by Park Hood Landscape
Architects. The accompanying drawings and Design Report provide an integrated
approach to combine new planting and tree retention onsite, introducing green open
space to the area, while providing future links to a larger planned open space under
the Sandyford Urban Framework Plan.
The proposal is not monolithic and avoids long, uninterrupted walls of building in the
form of perimeter blocks or slab blocks with materials / building fabric well considered

5.31

The need to break the mass of the building as been a key design consideration as
illustrated below in the diagram prepared by Henry J Lyons. The design intent seeks
to break the massing of the development through stepped storeys, with rooftop
gardens and planting.

5.32

The proposal incorporates a buff brick and cladded finishes, with glazed elements and
metal cladding in addition to high-quality external finishes and paving, in combination
with soft landscaping. The DTVA states:
“The illustrated and four rendered elevations show the level of articulation
within each facade. This gives rise to elegant planes, further articulated by a
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consciously composed fenestration and balcony arrangement. Clearly a great
deal of thought has gone into the design such that the elevations as a whole
are well coordinated, and that the whole adds up to more than the sum of the
parts. The dual use of contrasting but complementary cladding materials is
also employed with skill and an artistic approach, with the ‘frame’ embracing
the whole. There is a welcome emphasis on the vertical which gives the
building a strong character worthy of this prominent corner site. The rich
existing soft landscape at the location is supplemented and enhanced,
particularly on the north side, which will contribute to the envisaged linear
route to the west.”
5.33

The proposal could not be considered monolithic and avoids long uninterrupted walls
as detailed in the Architectural Design Report prepared by Henry J Lyons.
The proposal enhances the urban design context for public spaces and key
thoroughfares and inland waterway/ marine frontage, thereby enabling additional
height in development form to be favourably considered in terms of enhancing a
sense of scale and enclosure while being in line with the requirements of “The
Planning System and Flood Risk Management – Guidelines for Planning Authorities”
(2009).

5.34

As noted above, the proposal introduces a development which is compatible with its
land use zoning and adjacent development. The proposal introduces a 514sqm public
open space area which enhances the existing streetscape. The scheme will contribute
to the creation of a sense of place translated through high quality landscaping
proposals which serve to enhance the experience of residents and visitors.

5.35

The application is accompanied by a Site-Specific Flood Risk Assessment prepared
by CS Consulting Engineers which states;
•
•
•
•

•

‘The site historically has no recorded flood events as noted in the OPW’s
historical flood maps.
Predicted flood mapping for pluvial / tidal & Fluvial flood events will not
affect the subject lands.
The subject site is located in Flood Zone ‘C’. Under department guidelines
this designation put the likelihood of flooding outside an extreme 1-in-1000
year event.
The permitted development will have a storm water attenuation system to
address a 1 in 100 year extreme storm events increased by 20% for
predicted climate change values. This will significantly reduce the volume
of storm water leaving the site during extreme storms which in turn will have
the effect of reducing the pressure on the existing public drainage system.
The likelihood of onsite flooding from the hydrogeological ground conditions
are deemed to be minor and within acceptable levels.

The proposal makes a positive contribution to the improvement of legibility through
the site or wider urban area within which the development is situated and integrates
in a cohesive manner.
5.36

The proposed development is logically laid out, providing a strong street-edge along
Carmahall Road, along with new pedestrian links through the linear park. The linear
park also provides amenity space for residents and the public, while creating a
connection to the park to the west, as proposed under the Sandyford Urban Framework
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Plan. The development is stepped down to the south to provide a variety in height,
green roofs, further amenity space and improve the potential future interactions with
developments on adjacent sites. The DTVA states:
“The building would give rise to positive effects owing to its architectural
quality and the way it addresses the corner of Ravens Rock Road and
Carmanhall Road. It displays engaging and activated frontages, framed on its
south and east elevations by an attractive canopy feature that extends
vertically upward from ground level before flipping horizontally to form a
characterful rooftop profile. Carefully considered landscaping has been
introduced along the site’s northern side, which embraces existing mature
tree specimens, and results in an attractive and engaging public realm that
links through to the civic park proposed to the immediate west of the
development site.”
5.37

The proposed development and site layout will integrate with and contribute to the
legibility of the road from the public domain, when compared to the current situation.
The proposal positively contributes to the mix of uses and/ or building/ dwelling
typologies available in the neighbourhood:

5.38

The proposal will provide 101 no. build-to-rent residential apartments within 350m of a
Luas Stop. This will provide a mix of one and two bedroom units in range of typologies
appropriate for a build-to-rent development.
At the scale of the site/building
The form, massing and height of proposed developments should be carefully
modulated so as to maximise access to natural daylight, ventilation and views and
minimise overshadowing and loss of light.
Appropriate and reasonable regard should be taken of quantitative performance
approaches to daylight provision outlined in guides like the Building Research
Establishment’s ‘Site Layout Planning for Daylight and Sunlight’ (2nd Edition) or BS
8206-2: 2008 – ‘Lighting for Buildings – Part 2: Code of Practice for Daylighting’.
Where a proposal may not be able to fully meet all the requirements of the daylight
provisions above, this must be clearly identified and a rationale for any alternative,
compensatory design solutions must be set out, in respect of which the planning
authority or An Bord Pleanála should apply their discretion, having regard to local
factors including specific site constraints and the balancing of that assessment against
the desirability of achieving wider planning objectives. Such objectives might include
securing comprehensive urban regeneration and or an effective urban design and
streetscape solution.

5.39

As demonstrated in the suite of documentation prepared by Henry J Lyons, the form
and massing of the scheme has been carefully considered to maximise access to
natural daylight and minimise overshadowing and loss of light,

5.40

A Sunlight and Skylight Access Study has been prepared by BPG3 and is set out
across of suite of three reports which accompany the application. The sunlight / skylight
analysis assessed sunlight and skylight access levels available to the proposed
accommodation and recreation areas. No existing residential accommodation was
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identified proximate to the site which had the potential to be effected by the proposed
development. Notwithstanding, the suite of reports by BPG3 also includes an
assessment of future potential developments on adjoining sites. Relative to the
proposed development the assessment concludes;
“Skylight and Sunlight levels available to neighbouring accommodation;
As the development in question is not located close to buildings which qualify for
assessment it follows, within the meaning of the BRE guide, that no significant impacts
can be reasonably anticipated.
Sunlight levels available to neighbouring recreation areas.
The results of this study indicate that full compliance with BRE guidelines would be
achieved. The outdoor recreation space tested in this study satisfies the advisory
minimums recommended by the BRE; it follows that no significant impacts can be
reasonably anticipated.
Assessment of skylight amenity available within proposed accommodation:
Study D assessed the level of skylight amenity which would be available within the
proposed accommodation. The results of this study indicate that advisory minimums
would be satisfied in a clear majority of cases (a compliance rate of 86% is calculated).
With the benefit of closer examination BPG3 submits that it is appropriate to assume
that 96% of the habitable rooms proposed within this development would be provided
with reasonable levels of internal skylight amenity..
Assessment of sunlight amenity available within proposed accommodation:
The proportion of units capable of securing advisory minimum levels of annual and
winter sunlight access increases when the unique levels of sunlight available to
secondary rooms (bedrooms etc.) are accounted for. When this relaxation is applied
the proportion of units which can secure the advisory minimum levels of annual sunlight
access is found to be 77%; the equivalent compliance rate identified for winter sunlight
levels is found to be 76%.
Assessment of sunlight amenity available to proposed recreation areas.
The results of this study demonstrate that the residents of this scheme would have
access to acceptable levels of outdoor sunlight amenity. When this testing is
repeated for a notional future scenario, where comparable developments are present
on neighbouring sites, the residents of this proposed development would retain the
ability to access acceptable levels of sunlight amenity.”
5.41

The report concludes:
“When assessed in the round it is reasonable to conclude that the development
proposed demonstrates substantial levels of conformity with daylight guidelines. In
making best use of this site it is inevitable that some departures from advisory targets
will be encountered; provision is made within current planning policy to accommodate
departures of this nature in instances where wider planning objectives countervail,
see Appendix F: Discretion available to consent authorities.”
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Compensatory measures are detailed at Pages 47-49 of Report 2 of 3 prepared by
BPG3 and an extract of such a measure is included below:
“Further to this, it is important to recognise that in some instances, where sunlight
levels fall short of guidelines, it is the presence of balconies above main windows
which create the restriction. In these instances, where sunlight amenity is provided to
the exterior balcony space it is reasonable to propose that a significant amount of
leniency should be extended to departures predicted for associated living spaces.
When this testing is repeated for a notional future scenario, where comparable
developments are present on neighbouring sites; a substantially similar level of
conformance with advisory minimums is predicted.”
Specific Assessments
5.42

SPPR 3 also states that specific assessments may be required to ‘support
developments ‘at some or all of these scales’. The specific assessments are outlined
below with a comment included noting how each criterion is addressed, if relevant to
the subject proposal;
•

5.43

Specific impact assessment of the micro-climatic effects such as down-draft. Such
assessments shall include measures to avoid/ mitigate such micro-climatic effects
and, where appropriate, shall include an assessment of the cumulative microclimatic effects where taller buildings are clustered.

Comment: A Wind Microclimate Modelling Assessment has been undertaken by
BFluid as part of the planning application and concludes:
•
•

“The development is designed to be a high-quality environment for the scope of
use intended of each areas/building (i.e. comfortable and pleasant for potential
pedestrian).
The development does not introduce any critical impact on the surrounding
buildings, or nearby adjacent roads.”

5.44

As noted above, a Sunlight and Skylight Assessment has been prepared by BPG3 and
accompanies the application.

5.45

A Part L Planning Report has also been prepared Axiseng Consulting Engineers and
accompanies the application. Overall, the proposal will have a positive impact on
climate change, contributing a sustainable building design, on a brownfield site in close
proximity to public transport.
•

In development locations in proximity to sensitive bird and / or bat areas, proposed
developments need to consider the potential interaction of the building location,
building materials and artificial lighting to impact flight lines and / or collision.

5.46

Comment: The subject site is not in proximity to such a location. Notwithstanding, the
application is accompanied by a Bat Assessment prepared by Ash Ecology and
Environmental and an Ecological Impact Assessment Report by Enviroguide.

5.47

The above reports and the accompanying Appropriate Screening Assessment and
Ecological Impact Assessment by Enviroguide demonstrate that the proposed building
heights and density do not have the potential to adversely impact on the biodiversity of
the area. As outlined in these reports, the development will not increase disturbance
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effects to birds in Dublin Bay given its distance from these sensitive areas. The subject
site and adjacent built-up/urban lands are not suitable for wetland birds and so cannot
contribute to any ex-situ impacts. In relation to bird collisions, the EcIA states:
“The Site itself is not located in a sensitive area in terms of bird flight paths i.e.,
it is not located along the coast, or near any Special Protected Areas (SPAs)
designated for wetland bird populations and is in itself does not offer suitable
ex-situ feeding/roosting habitat for any such species, as the most dominant
habitat on Site is built land.
In general birds will fly at a height that is higher than the tallest obstruction in
their flightpath. Birds on a daily commute to feed become very familiar with the
topography of their flight paths and as a result few if any collisions occur. Birds
which regularly fly over the Site will adapt to any changes to the nature of the
Site including the topography. Therefore, it is considered that any bird species
using the areas adjacent to the planning application site (i.e. South Dublin Bay
and River Tolka Estuary SPA, Dalkey Islands SPA) will adapt to the changing
nature of the site as the construction phase progresses and for this reason the
risk of bird collisions is negligible.”
5.48

The development site is not close to any area which is important for migratory or
regularly occurring populations of birds of conservation interest. There is no evidence
to suggest that building heights negatively impact upon birds which may be associated
with such areas, e.g. Natura 2000 sites in Dublin City.

5.49

The application is also accompanied by a Bat Assessment as noted above. The
assessment includes the following recommendations:
“In order to minimise disturbance to bats utilising the site in general, the lighting and
layout of the proposed development should be designed to minimise light-spill onto
habitats used by the local bat population foraging or commuting. This can be achieved
by ensuring that the design of lighting accords with guidelines presented in the Bat
Conservation Trust & Institute of Lighting Engineers 'Bats and Lighting in the UK - Bats
and Built Environment Series', the Bat Conservation Trust ‘Artificial Lighting and
Wildlife Interim Guidance’ and the Bat Conservation Trust 'Statement on the impact
and design of artificial light on bats'. Therefore, where possible, the lighting scheme
should include the following:
•

The avoidance of direct lighting of proposed areas of habitat creation /
landscape planting, or on existing trees to be retained

•

Unnecessary light spill controlled through a combination of directional lighting
and hooded / shielded luminaires or strategic planting to provide screening
vegetation.

•

Lights should be of low intensity. It is better to use several low intensity lights
than one strong light spilling light across the entire area.

•

Narrow spectrum lighting should be used with a low UV component. Glass also
helps reduce the UV component emitted by lights.

•

The colour rendering of the selected light fitting should be 3000k making the
LED fittings a warmer light, helping to further minimize the impact on the local
wildlife”
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The recommendations of the bat assessment have been incorporated into the Lighting
Plan prepared by Axiseng Consulting which accompanies the application, ensuring bat
sensitive lighting throughout the site.
•

5.51

Planning Report and Statement of Consistency

An assessment that the proposal allows for the retention of important
telecommunication channels, such as microwave links.

Comment: We refer the Board to the enclosed Telecommunications report by ISM,
which confirms no impact:
“To provide an adequate allowance for the retention of the 1No. identified
Microwave link that will be impacted by the Development, the Applicant is
seeking planning permission to install 2No, steel support poles, affixed to the
lift shaft overrun on Block A rising 1.725 metres above roof level.
These support poles are sufficient to accommodate 2N0. 00.3m Microwave
links each, which provides an adequate solution for the Applicant to mitigate
the impact the Development will have on the existing Microwave link emanating
from the neighbouring building to the north/northwest of the Development, as
well as providing some capacity for future links that may or may not be required.
To adequately screen the infrastructure, the steel support poles and the
associated equipment thereon, will be installed within Radio friendly GRP
shrouds. Refer to Figures 7 of the appendices for full analysis.
ISM can therefore conclude that the proposal being made by the Applicant
within its submission to An Bord Pleanala allows for the retention of important
Telecommunication Channels, such as Microwave links, to satisfy the criteria
of Section 3.2 of the Building Height Guidelines [2018].”
•

5.52

An assessment that the proposal maintains safe air navigation.

Comment: The proposed buildings are not of such a height as to justify any specific
assessment in relation to air navigation safety. The CDP does not include any policies
or management standards in relation to air navigation safety and there are no known
low flight paths or Air Restricted areas at the site. The context of the site to the northeast and south is for 17 storey built forms.
-

Relevant environmental assessment requirements, including SEA, EIA, AA
and Ecological Impact Assessment, as appropriate.

5.53

Comment: SEA and EIA are not required/ applicable due to the scale of the
development. The application is accompanied by an AA Screening Report, Ecological
Statement and EIA Screening report as required.

5.54

From the above analysis, it is considered that the proposal meets the criteria for higher
buildings as set out within the Guidelines on Building Height Guidelines. The site is
well placed to absorb a high-density development which is appropriately scaled and
designed in the context of its urban surroundings, at a highly accessible location and
in close proximity to high frequency public transport.
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5.55

The proposals make optimum use of this underutilised area of land which is zoned for
residential development and is therefore considered compatible with adjacent existing
land uses. The scheme integrates appropriately with the suburban environment and
enhances public open space provision.

5.56

We note that under the provisions of SPPR 3 of the Building Height Guidelines, it
states that where the applicant sets out compliance with the criteria for assessing
building height at the scale of the relevant town / city, at the scale of district /
neighbourhood / street and at the scale of a site / building that the planning authority
or An Bord Pleanála may approve such development even where specific objectives
of the relevant development plan, local area plan or planning scheme may indicate
otherwise.
Sustainable Urban Housing: Design Standards for New Apartments (2020)

5.57

Updated Sustainable Urban Housing Design Standards for New Apartments were
published in March 2018. These were further updated in December 2020.
The
guidelines provide for revised guidance on apartment developments in response to the
National Planning Framework and Rebuilding Ireland.

5.58

The subject site is considered to be located in an ‘Accessible Urban Location’ in the
context of the 2018 Apartment Guidelines as the site is within 10 minutes walk, or c.
350m to the Stillorgan Luas stop, and circa 550m to the Sandyford Luas stop both of
which are high-capacity Luas stops as assessed in the Residential Travel Plan
included with this application. The site is served by Dublin bus routes which serve
through different areas of Dublin, including Blackrock, and the city centre, and include
the following bus nos.: 47, 114, and is within 500m of additional Dublin Bus routes
serving the following bus routes:11, 75A & 118.).

5.59

The surrounding area is well served by educational, retail, community and recreational
facilities including sports clubs at local football and GAA clubs, golf clubs, gyms and
local museums such as the Imaginosity and the Explorium. The Beacon South Quarter
is located to the west providing a range of commercial and retail services. Dundrum
Town Centre is located c. 2.7km to the north, also provides additional retail and
amenities.

5.60

In this respect, the site is considered to be ‘generally suitable for smaller-scale, higher
density development that may wholly comprise apartments’ which will broadly consist
of density greater than 45 dwellings per hectare. The proposed density of c. 454 units
per hectare (net) is considered appropriate at the location on this basis in compliance
with the Guidelines.

5.61

The following is noted with reference to the Specific Planning Policy Requirements
(SPPRs):
Evaluation of Consistency
• Specific Planning Policy Requirement 1 (Mix)

5.62

Specific Planning Policy Requirement 1 (SPPR1) states that ‘Apartment developments
may include up to 50% one-bedroom or studio type units (with no more than 20-25%
of the total proposed development as studios) and there shall be no minimum
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requirement for apartments with three or more bedrooms. Statutory development plans
may specify a mix for apartment and other housing developments, but only further to
an evidence-based Housing Need and Demand Assessment (HNDA), that has been
agreed on an area, county, city or metropolitan area basis and incorporated into the
relevant development plan(s)’.
5.63

Apartment developments may include up to 50% one-bedroom or studio type units
(with no more than 20-25% of the total proposed development as studios).
Response: The proposed development includes 65 no. one bedroom apartments and
36 no. two bedroom apartments. SPPR8 allows for flexibility to be applied to Build-toRent apartment developments, such as the subject proposal. Accordingly, there are
no restrictions on dwelling mix.
•

Specific Planning Policy Requirement 2 (Small Urban Infill Sites)
•

For schemes of 50 or more units, SPPR 1 shall apply to the entire
development.

Response: The SPPR 8 allows for flexibility to be applied to Build-to-Rent apartment
developments, such as the subject proposal. Accordingly, there are no restrictions on
dwelling mix.
•
5.64

Specific Planning Policy Requirement 3 (Minimum Areas)

SPPR3 of the Apartment Guidelines 2018 state that the following minimum floor areas
for apartments apply:
•
•
•
•

Studio apartment Minimum 37 sq.m
1 bedroom apartment Minimum 45 sq.m
2 bedroom apartment Minimum 73 sq.m
3 bedroom apartment Minimum 90 sq.m

Response: The proposed development complies with the minimum apartment floor
area requirements set out in SPPR3. The schedule of accommodation / Housing
Quality Audit and drawings prepared by HJL Architects demonstrates that the
proposed development complies and exceeds the standards outlined, as outlined
below:
Table 2.3 – Compliance with SPPR3
Apartment
Guidelines
Apartment Type
2018

Apartment
Size
in
Proposed Development

65 no. 1 bedroom apartments

45 sq. m

45-54 sqm

36 no. 2 bedroom apartments

73 sq. m

73-97 sqm

Source: HJL Architects
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In addition, Section 3.8 of the Apartment Guidelines state that ‘the majority of all
apartments in any proposed scheme of 10 or more apartments shall exceed the
minimum floor area standard for any combination of the relevant 1, 2 or 3 bedroom unit
types, by a minimum of 10% (any studio apartments must be included in the total but
are not calculable as units that exceed the minimum by at least 10%).
Response: SPPR 8 states that the requirement for the majority of all apartments in a
proposed scheme exceed the minimum floor area standards by a minimum of 10%
shall not apply schemes Build-to-Rent apartment developments, such as the subject
proposal. Notwithstanding, 58% of units (59 units) meet or exceed the above 10%
exceedance requirement in accordance with SPPR3.
•

5.66

Specific Planning Policy Requirement 4 (Aspect)

SPPR4 of the Guidelines relate to the provision of dual aspect units and states the
following:
“Specific Planning Policy Requirement 4
In relation to the minimum number of dual aspect apartments that may be provided in
any single apartment scheme, the following shall apply:
(i) A minimum of 33% of dual aspect units will be required in more central and
accessible urban locations, where it is necessary to achieve a quality design in
response to the subject site characteristics and ensure good street frontage where
appropriate.
(ii) In suburban or intermediate locations it is an objective that there shall generally be
a minimum of 50% dual aspect apartments in a single scheme.
Response: The proposed development includes 51% (52 units) dual aspect units,
which is significantly above the criteria above for an accessible urban location in
accordance with SPPR4.
•

5.67

Response: The apartment blocks comply with the requirement for floor to ceiling
heights of 2.7m at ground floor level in accordance with SPPR5.
•

5.68

Specific Planning Policy Requirement 5 (floor to ceiling heights)

Specific Planning Policy Requirement 6 (Max units per core)

SPPR 6 notes that a maximum of 12 apartments per core may be provided within
apartment schemes.
Response: The apartment to stair/lift core ratio varies per block with a maximum of 9
units per lift core provided. Typically, 3 no. units are provided adjacent to core A and 9
no. units adjacent to core B. The proposal complies with this SPPR6.
•

SPPR 7, 8 and 9- Build to Rent and Shared Accommodation

Response: In accordance with the Guidelines on the Design Standards for New
Apartments 2020, proposals comprising Build to Rent are required to comply with the
content of Specific Planning Policy Requirement 7 of the Guidelines.
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In relation to part (a) of SPPR7, the proposed development has been specifically
described as a ‘Build to Rent’ housing development in public notices. Build-to-Rent’ (or
BTR) can be defined as:
‘Purpose-built residential accommodation and associated amenities built specifically
for long-term rental that is managed and serviced in an institutional manner by an
institutional landlord.’
The proposed development has been designed as such. This categorises the
development as a long-term rental housing scheme. This ensures that the
development will remain owned and operated by an institutional entity for a minimum
period of 15 years and that no individual residential units are sold or rented separately
in that period. Tenancies of 12 months are anticipated as standard, with shorter and
longer tenancies available. The application is accompanied by a proposed draft
covenant further to which appropriate planning conditions may be attached to any grant
of permission to ensure that the development remains as such.
5.69

In relation to part (b) of SPPR7, the application is accompanied by proposals for
supporting communal and recreational amenities provided as part of the BTR
development.
(i)

5.70

In response to this point, the proposals include the following internal Resident Support
Facilities comprising:
•
•
•
•
•
•
•

5.71

Postal storage area for deliveries;
Refuse storage areas at ground floor level;
Bicycle repair area;
On site management staff;
184 no. secure bicycle parking spaces at ground floor level and 50 no. visitor
spaces through-out the site;
2 no. motorcycle parking spaces at ground floor level;
10 no. car parking spaces, including 1 no. disabled space intended for shared
use.

Part (b)(ii) of SPPR7 requires:
(ii)

5.72

Resident Support Facilities – comprising of facilities related to the operation of
the development for residents such as laundry facilities, concierge and
management facilities, maintenance/repair services, waste management
facilities, etc.

Resident Services and Amenities – comprising of facilities for communal
recreational and other activities by residents including sports facilities, shared
TV/lounge areas, work/study spaces, function rooms for use as private dining
and kitchen facilities, etc.”

The proposal includes 277sqm of internal Resident Services and Amenities,
comprising a co-working and resident lounge space at ground floor level and a gym
and resident lounge at first floor level. 734sqm of external communal amenity space is
provided in the form of:
•
•

A Podium Courtyard at the first-floor level with seating and play area;
External Terraces at 5th, 6th, and 10th floors.
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5.73

A total of 1,245sqm of internal and external communal amenity space is therefore
provided.

5.74

Specific Planning Policy Requirement 8 states:
For proposals that qualify as specific BTR development in accordance with SPPR 7:
(i) No restrictions on dwelling mix and all other requirements of these Guidelines shall
apply, unless specified otherwise;
(ii) Flexibility shall apply in relation to the provision of a proportion of the storage and
private amenity space associated with individual units as set out in Appendix 1 and in
relation to the provision of all of the communal amenity space as set out in Appendix
1, on the basis of the provision of alternative, compensatory communal support
facilities and amenities within the development. This shall be at the discretion of the
planning authority. In all cases the obligation will be on the project proposer to
demonstrate the overall quality of the facilities provided and that residents will enjoy
an enhanced overall standard of amenity;
(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
strong central management regime is intended to contribute to the capacity to establish
and operate shared mobility measures.
(iv) The requirement that the majority of all apartments in a proposed scheme exceed
the minimum floor area standards by a minimum of 10% shall not apply to BTR
schemes;
(v) The requirement for a maximum of 12 apartments per floor per core shall not apply
to BTR schemes, subject to overall design quality and compliance with building
regulations.

Response: The proposed development has been designed in accordance with the
requirements of SPPR 8 as set out in the HQA prepared by Henry J Lyons Architects
an extract of which is included below:
“A total of 59 no. of apartments exceed the minimum required areas by at least 10%;
This accounts for 58% of the total proposed apartments, and in addition, there is a full
provision of the required compensatory measures associated with a BTR scheme
proposal, and this includes the provision of residents internal communal amenity
space, private open space attached to each apartment; inclusion of the required
storage areas within each apartment.” There are typically 3 no. Apartments associated
with Core A, and a maximum of 9 no. Apartments associated with Core B.
5.75

As noted above, this application is accompanied by a Housing Quality Assessment
and a Schedule of Accommodation, prepared by Henry J Lyons Architects, which
demonstrates that the proposed apartments and associated communal spaces will
conform to the standards set out within Sustainable Urban Housing: Design Standards
for New Apartments. A building Lifecycle Report prepared by HJL Architects and a
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suite of Sunlight Daylight Assessment Reports prepared by BPG3 also accompany the
proposal as required under Section 6 of the Guidelines.
Guidelines for Planning Authorities on Sustainable Residential Development in
Urban Areas (2009)
5.76

The Sustainable Residential Development in Urban Areas (SRD) Guidelines provide
guidance on the core principles of urban design when creating places of high-quality
and distinct identity. The Guidelines recommend that planning authorities should
promote high quality design in their policy documents and in their development
management process. To assist with this, the Guidelines are accompanied by a Design
Manual discussed below which demonstrates how design principles can be applied in
the design and layout of new residential developments, at a variety of scales of
development and in various settings.

5.77

The Guidelines reinforce the need to adopt a sequential approach to the development
of land and note in Section 2.3 and ‘the sequential approach as set out in the
Departments Development Plan Guidelines (DoEHLG, 2007) specifies that zoning
shall extend outwards from the centre of an urban area, with undeveloped lands closest
to the core and public transport routes being given preference, encouraging infill
opportunities…’.

5.78

Section 5.8 of the Guidelines recommends that ‘in general, minimum net densities of
50 dwellings per hectare, subject to appropriate design and amenity standards, should
be applied within public transport corridors, with the highest densities being located at
rail stations / bus stops, and decreasing with distance away from such nodes’.
Evaluation of Consistency

5.79

The proposal includes a density of c.454 no. units per hectare. The subject lands are
located adjacent to ‘Public Transport Corridors’ in the context of the densities required
under the Guidelines for Planning Authorities on Sustainable Residential Development
in Urban Areas (2009). These areas are defined as being located within 500 metres
walking distance of a bus stop, or within 1km of a light rail stop or a rail station.

5.80

The proposed development accords with the Guidelines for Planning Authorities on
Sustainable Residential Development in Urban Areas (2009) and could be best
described as an infill site and within the range of a public transportation corridor,
comprising the Luas line and bus routes. The SRD Guidelines note that a balance has
to be struck between the reasonable protection of the amenities and privacy of
adjoining dwellings, the protection of established character and the need to provide
residential infill. It is considered that the proposed development has been carefully
designed so as to propose a sustainable density, while also reflecting the changing
character of the area from a commercial district to an urban residential hub.

5.81

The subject site is located within 10 minutes walk or c. 350m to the Stillorgan Luas
stop, and circa 550m to the Sandyford Luas stop.
Urban Design Manual – A Best Practice Guide (2009)

5.82

The Design Manual sets out a series of 12 criteria which it recommends should be
used in the assessment of planning applications and appeals. This application is
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accompanied by an Architectural Design Statement, prepared by Henry J Lyons
Architects, which demonstrates how the proposed development has regard to and has
been developed in accordance with best practice in respect to urban design. The 12
criteria are discussed in detail within the Design Statement. The Design Statement
should be read in conjunction with this Statement of Consistency with Planning Policy
and with the plans and particulars accompanying this submission.
Evaluation of Consistency
Context: How does the development respond to its surroundings?
5.83

The proposed development responds positively to its surroundings through the
introduction of a high-quality architectural scheme which reflects the emerging
development pattern in Sandyford and enhances the urban realm, reinforcing
established pedestrian routes and legibility. The development has been subject to
careful design and modulation to respect neighbouring sites and integrate into the area
whilst providing a quality living environment for future residents.
Connections: How well is the new neighbourhood / site connected?

5.84

The site is located in the centre of Sandyford with excellent access to local amenities,
employment and facilities, as well as high quality and high-capacity public transport
links, located with 500m of 2 no. Luas stops. The proposed development will benefit
from pedestrian and cycle infrastructure and green routes through the area. The
proposals include 18 no. car parking spaces and provides 194 secure bicycle parking
spaces as well as 50 no. visitor spaces. This promotes sustainable modes of travel
and connectivity to local areas of employment at Sandyford, Cherrywood and
Dundrum.
Inclusivity: How easily can people use and access the development?

5.85

The proposal includes a significant area of landscaped public open space at the
northern perimeter with a green link to a proposed future park on Carmanhall Road.
The development provides c. 1,191 sqm of public and communal open space which
exceeds the development plan requirement and will enhance local environment
through the regeneration of the vacant, brownfield site. Residents can easily access
the proposed development with vehicular and bicycle access and egress from Ravens
Rock Road, with additional bicycle access and parking at the northern elevation.
Pedestrian access is taken from 2 no. points on the northern and eastern elevations
and within the parking area to the rear, with own-door apartments at ground floor level.
Variety: How does the development promote a good mix of activities?

5.86

The proposal includes a significant area of green space at the northern elevation
fronting Carmanhall Road, complemented by roof terraces and a first floor podium level
courtyard providing c. 1,191 sqm of external public and communal open space. This is
in addition to internal communal amenity space at the northern elevation at ground
floor level consisting of resident’s lounge and coworking space and also providing
passive surveillance to the open space to the north.
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Efficiency: How does the development make appropriate use of resources,
including land?
5.87

The proposed development will make efficient use of a brownfield land resource and
regenerate underutilised lands through the provision of a high-quality residential
development which will promote compact growth and contribute to the creation of
sustainable communities in accordance with national policy objectives set out in the
NPF. The proposals introduce an element of residential use at an appropriately zoned
site with a mix of 1 and 2 bedroom apartments which will meet an identified need in
the Sandyford area. The scheme will provide a quality living environment for residents
and implement landscaped open space at the northern perimeter which will improve
the public realm at the site and help to achieve the overall aims and objectives of the
Sandyford Urban Framework Plan.
Distinctiveness: How do the proposals create a sense of place?

5.88

The proposals will create a sense of place through the provision of active uses at
ground floor level providing animation and surveillance to the adjacent streetscape and
proposed public open space to the north. The high-quality architectural design and
material finishes will provide a distinctive legibility to the corner site and provide a local
reference point, with height, scale and massing carefully modulated to integrate with
surroundings. The provision of external communal roof terraces adds positively to the
sense of place for future residents and enhances the quality of living at the scheme.
Layout: How does the proposal create people-friendly streets and spaces?
Public Realm: How safe, secure and enjoyable are the public areas?

5.89

The proposal will enhance the public realm and streetscape at Ravens Rock Road and
Carmanhall Road through setback building lines and landscaped public open space
and pedestrian and cycle access. An area of public open space is provided at the
northern perimeter adjoining Carmanhall Road and will contribute to a welcoming and
soft edge to the development which will encourage passive recreation for residents
and the public. This contributes to the creation of a green infrastructure routes through
the area in accordance with the SUFP objectives. External landscaped areas benefit
from passive surveillance from the proposed development with active frontage
provided, ensuring a safe environment for users, with public lighting scheme included
in the proposals. The building lines provide generous setbacks from the existing roads
to the north and east, with landscaped buffers included in the proposals. The
comprehensive landscaping scheme will mature to provide a high-quality environment.
Adaptability: How will the buildings cope with change?

5.90

The proposed development provides 101 no. apartments which have been designed
to be adaptive in relation to future use. The application is accompanied by a building
lifecycle report prepared by Henry J Lyons architects which details the efficiency and
maintenance of building materials and energy systems. Please refer to the
accompanying architectural drawings and design statement for additional detail, which
highlight the flexible design approach incorporated.
Privacy / Amenity: How do the buildings provide a high-quality amenity?
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Each of the proposed units is served by an external balcony or terrace which
complements the areas of external communal amenity provided by roof terraces and
a first floor/podium level courtyard which benefits from good sunlight access. Public
open space is included at the northern perimeter and receives passive surveillance
from active ground floor uses. Resident amenity is complemented by internal areas
including the provision of coworking spaces at ground and podium level and resident’s
lounge. These features contribute to a high-quality living environment and adequate
provision of private and communal amenity which is separated by appropriate
landscaping features and features.
Car Parking: How will the parking be secure and attractive?

5.92

Vehicular access to the scheme is taken from Ravens Rock Road to a surface level
parking area to the rear of the building which will benefit from CCTV surveillance. Cycle
parking is also provided for at ground floor level on the western side of the site, with
disabled access parking located in close proximity to the building entrance. Car and
cycle parking areas will be safe and secure and easily accessible by residents from
building entrances and stair and lift cores.
Detailed Design: How well thought through is the site and landscape design?

5.93

The proposed development layout and design has been informed by the shape and
scale of the site in order to respect and comply with the zoning objective at the location
and provide a high-quality residential environment for occupants. Significant areas of
landscaping and open space are provided along the northern and eastern perimeters
which contributes positively to the streetscape and public realm, with proposed planting
enhancing the visual appearance of the scheme. Carefully chosen material finishes
will ensure the building relates well to the surrounding urban environment and will be
positive addition to the local area, regenerating an underutilised brownfield site which
visually detracts from the streetscape.

5.94

Please refer to the accompanying Design Statement prepared by Henry J Lyons for
further response to the above Urban Design Manual criteria.
Design Manual for Urban Roads and Streets (DMURS) (2013)

5.95

The Design Manual for Urban Roads and Streets (DMURS), 2013, sets out design
guidance and standards for constructing new and reconfiguring existing urban roads
and streets in Ireland. It also outlines practical design measures to encourage more
sustainable travel patterns in urban areas.
Evaluation of Consistency

5.96

A Quality Audit was undertaken by CS Consulting and a detailed assessment on
compliance with DMURS in terms of cycling, walking, road safety has been undertaken
and is provided within the ‘DMURS Statement of Consistency’ prepared by CS
Consulting Engineers which accompanies the application and demonstrates full
compliance with DMURS.
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Guidelines for Planning Authorities on Childcare Facilities (2001)
5.97

Guidelines for Planning Authorities on Childcare Facilities (2001) indicate that
Development Plans should facilitate the provision of childcare facilities in appropriate
locations. These include larger new housing estates where planning authorities should
require the provision of a minimum of one childcare facility with 20 places for each 75
dwellings. The threshold for provision should be established having regard to existing
location of facilities and the emerging demography of the area where new housing is
proposed. The Guidelines advise that sites should be identified for such facilities as an
integral part of the pre-planning discussions.
Evaluation of Consistency

5.98

Due to the proposed unit mix of exclusively 1 and 2 bedroom units and the overall
proximity to Sandyford Industrial Estate, it is not proposed to include a creche within
the development. This would prevent an over-provision of childcare spaces, support
existing creche providers, while still catering for the initial spaces through the existing
supply.

5.99

The Apartment Guidelines state that one bedroom or studio units should not be
considered to contribute to childcare provision and that subject to location this may
also apply in part or whole to units with two or more bedrooms.

5.100 When the 1 bedroom units are excluded, this results in a total of 36 units. This then
results in a potential for 97 people to be accommodated within the scheme. This in turn
would equate to 7 children potentially requiring childcare (based on 7% of the
population). This would potentially generate a need to accommodate 7 children
between 0 – 4, assuming all of the children used childcare.
5.101 However, it is noted that the percentage of children availing of childcare is just 25% as
outlined in the QNHS 2016, while the remainder of children are minded by other
relatives, au pairs etc. Using the CSO figures, and a similar proportion (25%) of the 04 age cohort which avail of childcare places, this would equate to a potential creche
requirement of c.2 places (based on 25% of 13 children). We refer to small number of
2 bedroom units proposed (36) and therefore there is no requirement under national
guidance to provide a creche at the site.
5.102 It is considered that as there is no creche included within the proposed development
this may constitute a material contravention of Policy SIC11 of the County
Development Plan. This is addressed in the accompanying Statement of Material
Contravention. We note that the application is accompanied by a Creche Needs
Assessment enclosed at Appendix 2 of this document.
Draft Water Services Guidelines for Planning Authorities 2018
5.103 The Draft Water Services Guidelines for Planning Authorities were published in
January 2018 by the DoHPLG, which sets out a clear structure for actively managing
the interface between spatial planning and development and water services planning.
The Water Services Guidelines for Planning Authorities have been prepared by the
Department of Housing, Planning and Local Government in consultation with Irish
Water.
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5.104 The Guidelines provide best practice guidance in relation to the interface between
planning and development functions provided by planning authorities and the delivery
of public water services by Irish Water.
5.105 The key aims of the Guidelines are to:
•
•
•

Provide advice to planning authorities on the operational framework within which
Irish Water must operate to deliver water services,
Establish mechanisms for effective engagement between planning authorities
and Irish Water across all the relevant functions of planning authorities, and
Set out how the planning system, in setting out a spatial framework for growth
and development, will relate to and inform the planning and delivery of water
services by Irish Water at a national, regional and local level.

5.106 Section 5 sets out development management guidance in respect of developments.
The Draft Guidelines note that applications ‘should indicate if it is intended to connect
to Irish Water’s water supply and / or wastewater networks, whether a pre-connection
enquiry has been made to Irish Water and where available a copy of the Confirmation
of Feasibility (see 5.4) issued by Irish Water should be included with the application.’
5.107 The Draft Guidelines state that it is a requirement for Strategic Housing Development
applications to contain evidence that Irish Water has confirmed that it is feasible to
provide the appropriate service or services and that the relevant water network or
networks have the capacity to service the development.
5.108 The Draft Guidelines outline that having regard to the views of Irish Water and having
satisfied itself “that there is a reasonable prospect of the constraint(s) being addressed
within the lifetime of the permission, a planning authority or An Bord Pleanála (in the
case of a SHD application) may approve, inter alia, this aspect of the development,
subject to a condition that requires the applicant to enter into a connection agreement
(s) with Irish Water to provide for a service connection to the public water supply and /
or wastewater collection networks, as appropriate.”
Evaluation of Consistency
5.109 CS Consulting Engineers have consulted with Irish Water on the design of the
development and Confirmation of Feasibility and a Statement of Design Acceptance is
included with this application. The Design Acceptance states:
“We have reviewed your proposal for the connection(s) at the Development. Based
on the information provided, which included the documents outlined in Appendix
A to this letter, Irish Water has no objection to your proposals”
Guidelines for Planning Authorities on ‘The Planning System and Flood Risk
Management (November 2009)’
5.110 The Planning System and Flood Risk Management Guidelines were published by the
Minister for the Environment, Heritage & Local Government in November 2009 under
Section 28 of the Planning & Development Act 2000 (as amended). The Planning
system and flood risk management guidelines require the planning system at all levels
to avoid development in areas at risk of flooding, particularly floodplains, unless there
are proven wider sustainability grounds that justify appropriate development and where
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the flood risk can be reduced or managed to an acceptable level without increasing
flood risk elsewhere; adopt a sequential approach to flood risk management when
assessing the location for new development based on avoidance, reduction and
mitigation of flood risk; and incorporate flood risk assessment into the process of
making decisions on planning applications and planning appeals.
Evaluation of Consistency
5.111 In order to comply with these Guidelines a Site Specific Flood Risk Assessment relating
to the site has been prepared by CS Consulting to inform the application. The
assessment states;
‘The site historically has no recorded flood events as noted in the OPW’s historical

flood maps.
Predicted flood mapping for pluvial / tidal & Fluvial flood events will not affect the
subject lands.
The subject site is located in Flood Zone ‘C’. Under department guidelines this
designation put the likelihood of flooding outside an extreme 1-in-1000 year event.’
‘The likelihood of onsite flooding from the hydrogeological ground conditions are
deemed to be minor and within acceptable levels.’
5.112 The proposal complies with the Guidelines.
Birds and Habitats Directive – Appropriate Assessment
5.113 Under Article 6 (3) of the EU Habitat Directive and Regulation 30 of SI no. 94/1997
“European Communities (Natural Habitats) Regulations (1997)” any plan or project
which has the potential to significantly impact on the integrity of a Natura 200 site (i.e.
SAC or SPA) must be subject to an Appropriate Assessment. This requirement is also
detailed under in the Planning and Development Acts (2000 – 2010).
Evaluation of Consistency
5.114 The project ecological consultants, Enviroguide Consulting, have prepared an AA
Screening Assessment which is submitted with the application. On the basis of the
best scientific evidence, the report demonstrates that no likely significant effect on any
European site will arise from the proposed development, either on its own or in
combination with other plans or projects.
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6.0

STATEMENT OF CONSISTENCY WITH LOCAL PLANNING POLICY DUN
LAOGHAIRE RATHDOWN COUNTY DEVELOPMENT PLAN 2016-2022

6.1

The site is located within the administrative area of Dun Laoghaire Rathdown County
Council and is therefore subject to the land use policies and objectives of the Dun
Laoghaire Rathdown County Development Plan 2016-2022 (CDP).
Core Strategy

6.2

The central focus of the Core Strategy is on ‘residential development and in ensuring
that there is an acceptable equilibrium between the supply of zoned, serviced land for
residential development and the projected demand for new housing, over the lifetime
of the Plan’.
Figure 15 – Core Strategy Map

Source: Dun Laoghaire Rathdown County Development Plan

6.3

A key strand of the overall Settlement Strategy focuses on the ‘continued promotion of
sustainable development through positively encouraging consolidation and
densification of the existing urban/suburban built form – and thereby maximizing
efficiencies from already established physical and social infrastructure’.

6.4

The Strategy seeks to focus higher density development in suitable strategic nodes
along existing or planned public transport corridors. The subject site is located on the
corner of Ravens Rock Road and Carmanhall Road within Sandyford Business Park,
Sandyford, Dublin 18. The site is bound by Carmanhall Road to the north and Ravens
Rock Road to the east and is within 350m of Stillorgan Luas Stop.

6.5

Section 2 of the County Development Plan contains the Sustainable Communities
Strategy. The vision of the Strategy is ‘To develop sustainable and successful
communities across the County both through the continuing consolidation and
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redevelopment of the established built up areas, and the promotion of new, compact
mixed–use urban villages optimally located in greenfield areas well served by existing
or planned public transport networks and where residents will be within walking
distance of supporting social and community infrastructure – including shops, services,
employment opportunities, schools and leisure facilities’.
6.6

The Sustainable Communities Strategy notes that one of the two models to be used to
accommodate future growth will be ‘The creation of new residential/mixed-use
sustainable communities at already identified greenfield growth nodes proximate to
planned strategic public transport corridors’

6.7

The proposed residential development, which provides for a net density of c. 459 units
per hectare in close proximity to high quality public transport infrastructure (Dart and
bus) and existing social and community infrastructure is considered to be consistent
with the vision and strategies outlined above. Sandyford is identified as a ‘Secondary
Centre’ in the Core Strategy. Table 1.2.2 of the CDP: Housing Land Availability Table
sets out a Potential Yield of c. 18,000 residential units on serviced lands including
Sandyford, Stepaside, Kiltiernan and all other suburban infill. The site forms part of
these serviced lands and the proposed development will contribute positively to the
Core Strategy housing allocation of 30,885 in the period to 2022. The proposed
development will also align with population target of 240,338 within the Plan period.
Residential Development

6.8

Policy RES3 notes that it is Council policy to promote higher residential densities
‘provided that proposals ensure a balance between the reasonable protection of
existing residential amenities and the established character of the areas, with the need
to provide for sustainable residential development’. In considering higher density
forms of residential development and compact growth the Planning Authority is
required to have regard to Section 28 Guidelines, as discussed above, including the
2018 Apartment Guidelines which promote higher density development at ‘accessible’
locations.

6.9

It is considered that the proposed development makes optimum use of an underutilised
infill site which is zoned for residential use and seeks to preserve and protect the
residential amenity of neighbouring property.

6.10

The proposed 101 no. unit apartment scheme is comprised of: 65 no. 1-bed apartments
and 36 no. 2-bed apartments. The proposed mix is considered to provide ‘a wide
variety of housing and apartment types, sizes and tenures’ in accordance with Policy
RES7, having regard to the evolving declining household size as noted by the NPF, as
well as meeting the need for accommodation for older people downsizing.

6.11

The proposed development includes 10% of all units in accordance with Part V and
Section 96 of the Planning & Development Act 2000, as amended. It is intended that
these dwellings will meet an identified need in the County. This proposal has been
discussed with DLRCC (who have provided a validation letter which is enclosed with
this application) and Part V costings submitted to the Planning Authority for
consideration. In this respect, the proposals are in compliance with Policy RES9:
‘Housing for All’.

John Spain Associates

46

Planning & Development Consultants

March 2022

Planning Report and Statement of Consistency

Design Principles
6.12

Policy UD1: “It is Council policy to ensure that all development is of high quality design
that assists in promoting a ‘sense of place’. The Council will promote the guidance
principles set out in the ‘Urban Design Manual – A Best Practice Guide’ (2009), and in
the ‘Design Manual for Urban Roads and Streets’ (2013) and will seek to ensure that
development proposals are cognisant of the need for proper consideration of context,
connectivity, inclusivity, variety, efficiency, distinctiveness, layout, public realm,
adaptability, privacy and amenity, parking, wayfinding and detailed design.”

6.13

Policy UD3: “It is Council policy that all development proposals, whether in established
areas or in new growth nodes, should contribute positively to an enhanced public realm
and should demonstrate that the highest quality in public realm design is achieved”.

6.14

As set out above and demonstrated in the Henry J Lyons Architectural Design
Statement, the proposed development has been guided by the principles within ‘Urban
Design Manual – A Best Practice Guide’ (2009), and in the ‘Design Manual for Urban
Roads and Streets’ (2013). The high-quality built form and amenity space adds to the
quality of the development and the public realm and is in compliance with Policy UD1
and Policy UD3.
Building Height

6.15

Policy UD6 states that it is the Council’s objective to adhere to the recommendations
and guidance set out within the Building Height Strategy for the County. This is
provided by Appendix 9 of the County Development Plan and includes ‘modifiers’ which
should be complied with to allow increased building heights within any proposed
development.

6.16

We note that The Sandyford Urban Framework Plan provides the context for building
heights on the subejct site and sets out a building height of 3-5 storeys for the site.
This is addressed in detail in the accompanying Statement of Material Contravention.
Childcare Facilities

6.17

Policy SIC11 encourages the provision of affordable and appropriate childcare facilities
as an integral part of proposals for new residential developments.

6.18

It is considered that owing to the provision of 65 no. of 1-bed units and 36 no. 2-bed
units, totalling 100% of the development at the site, these units may be deemed as not
contributing to the demand for a crèche at the site in accordance with national policy
guidance.

6.19

It is considered that as there is no creche included within the proposed development
this may constitute a material contravention of Policy SIC11 of the County
Development Plan. This is addressed in the accompanying Statement of Material
Contravention. We note that the application is accompanied by an Initial Creche Needs
Assessment enclosed at Appendix 2 of this document which identifies a potential
demand of 2 places arising from the proposed development.
Local Facilities

6.20

The site is located within 0.5 km from Beacon South Quarter and c. 2.7 km south of
the Dundrum Town Centre and is therefore considered to be adequately served by
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local facilities and services. The Beacon South Quarter includes local convenience
retail, banks, pharmacies, a hospital, bars and restaurants and museum. A wider
offering of larger retail and recreational facilities can be found within Dundrum town
centre. Stillorgan is also located close by.
6.21

The proposed development comprises 65 no. 1-bed units and 36 no. 2-bed units. The
proposals also include 10 no. units for social housing in accordance with Part V.

6.22

The target market for the development is anticipated to be young professionals
possibly who want to live in an urban centre, in proximity to facilities and employment.
Having regard to this mix, and in a similar context to the case made in respect of
childcare facilities, a low number of school children are anticipated to reside within the
proposed scheme.

6.23

Notwithstanding this, the site is accessible to a number of schools in the area including:
•
•
•
•

6.24

A number of recreational and sporting facilities are also located within the vicinity of
the site including:
•
•
•
•
•
•
•
•
•
•
•

6.25

St. Raphael’s Primary School;
Nord Anglia International School;
Queen of Angels Primary School;
St. Olafs National School.

Leopardstown Tennis Club;
West Wood Club;
Trojan Gymnastic Club;
Sandyford Badminton Club;
PingZone- Table Tennis Club;
St. Mary’s Boys Football Club;
Kilmacud Crokes GAA Club;
Balally Celtic Football Club;
Foxrock Golf Club;
Janz Gymnastics Club;
Headon Boxing Academy.

In this respect, the site’s accessible location ensures it is well-served by a wide range
of public services, facilities and schools in accordance with Section 8.2.3.1: Quality
Residential Design of the Development Plan in respect of Social and Community
Infrastructure.
Development Standards

6.26

Section 8.2.3.1 of the CDP states that “it is Council policy to promote high quality
design and layout in new residential development. A core aim of land-use planning is
to ensure that new residential developments offer a high quality living environment for
residents, both in terms of the standard of individual dwelling units and in terms of the
overall layout and appearance of schemes. In considering applications for new
developments the Planning Authority will refer to Government guidelines for
‘Sustainable Residential Development in Urban Areas’, its companion document
‘Urban Design Manual’, the ‘Design Manual for Urban Roads and Streets’ (DMURS)
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and the ‘Sustainable Urban Housing (Design Standards for Apartments)’ - along with
the ‘Green City Guidelines’ published by UCD in conjunction with Dún LaoghaireRathdown and Fingal County Councils. Regard will also be had to the Green
Infrastructure Strategy for the County contained in Appendix 14 of this Plan, where
appropriate. The objective of Dún Laoghaire-Rathdown County Council is to achieve
high standards of design and layout to create and foster high quality, secure and
attractive areas for living. The following criteria will be taken into account when
assessing applications:
•

Land use zoning and specific objectives contained in this Plan and any
Strategic Development Zone/Local Area Plan/Urban Framework Plan/ nonstatutory planning guidance adopted by the Council.

•

Density - Higher densities should be provided in appropriate locations. Site
configuration, open space requirements and the characteristics of the area will
have an impact on the density levels achievable.

•

Quality of the proposed layout and elevations and the quality of the residential
environment will be of primary significance in determining the acceptability of
planning applications. Layouts, elevations, and plan form must be designed to
emphasise a ‘sense of place’ and community, utilising existing site features,
tree coverage and an appropriate landscape structure.

•

Levels of privacy and amenity, the relationship of buildings to one another,
including consideration of overlooking, sunlight/daylight standards and the
appropriate use of screening devices.

•

Quality of linkage and permeability – to adjacent neighbourhoods and facilities
and the nature of the public realm/streets and spaces.

•

Accessibility and traffic safety - proximity to centres and to public transport
corridors, existing and proposed.

•

Quantitative standards - set out in this Chapter and/or referenced in
Government guidelines.

•

Safety and positive edges to the public realm - opportunities for crime should
be minimised by ensuring that public open spaces are passively overlooked by
housing and appropriate boundary treatments applied. A safety audit may be
required.

•

Quality of proposed public, private and communal open spaces and
recreational facilities.

•

Compliance with National Housing Policy as set out in the ‘Housing Policy
Statement’ 2011 (e.g. lifecycle provision, size, tenure, mix, etc.)

•

Compliance with social and community infrastructure (e.g. childcare facilities,
schools, local shops, facilities for the elderly etc.).

•

Quality of the pre-existing sound environment.
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•

Context - having regard to the setting of the site and the surrounding character
and streetscape.”

6.27

Response: It is considered that the proposed development is sited on suitably zoned
land and accords with the density requirements of the CDP by providing for a net
density of c. 454 units per hectare on a highly accessible site in close proximity to high
frequency LUAS services, as well as local services located at the Stillorgan and
Sandyford Luas Stops. Density provisions as set out in the Sandyford Urban
Framework Plan are discussed further later in this section.

6.28

Chapter 8 of the CDP provides detailed development management standards for
residential development including those relating to apartment development; open
spaces; landscape, heritage and biodiversity; travel and transport; and environmental
management.

6.29

Section 8.2.3.2 of the Development Plan provides detailed guidance on requirements
for new residential developments. The following points indicate how the proposed
development complies with the relevant requirements:
(i) Dwelling Size and Mix:

6.30

The HQA prepared by HJL Architects demonstrates compliance with the relevant
quantitative size standards for apartments. As stated above there is an appropriate mix
of 1 and 2-bed apartments. This proposed mix and unit size may be considered to be
a material contravention of the CDP and is further addressed through the Statement of
Material Contravention prepared by John Spain Associates.
(iii) Residential Density

6.31

The proposed development includes a density of 454 uph and is considered
appropriate having regard the Sustainable Residential Development in Urban Areas
Guidelines 2009 which seeks to optimise the density in response to the type of site,
location and accessibility of public transport. The subject site is location within a public
transport corridor in the context of the Guidelines and is therefore considered suitable
for increased densities higher than 50 dwellings per hectare. The proposed density
may be considered a material contravention of the CDP and is dealt with separately
within the accompanying JSA Statement of Material Contravention.
(iii) Parking Standards:

6.32

The Development Plan requires a ‘standard’ car parking provision of 1 space per 1 and
2 bed unit and 2 spaces per 3 + bed units (depending on design and location).
Reduced car parking standards for any development (residential and non-residential)
may be acceptable dependant on, location (proximity to District and Town Centres),
proximity to public transport, land use, travel plan and justification on sustainability
grounds. The Apartment Guidelines 2018 note a default minimal of car parking
standard in accessible locations which are served by public transport, which would
include the subject site.

6.33

The proposal includes 10 car parking spaces as part of the development. These cater
for necessary car parking, while reducing the provision from the maximum car parking
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standards. In place of car parking spaces, 194 cycle parking spaces are provided, as
well as factoring in the sites close proximity to two Luas stops.
6.34

This level of provision is justified within the accompanying Traffic and Transport
Assessment and the Residential Travel Plan prepared by CS Consulting and is
considered acceptable in the context of the site’s location and accessibility to high
quality public transport. This is also addressed in the Material Contravention Statement
by John Spain Associates.
(v) Refuse Storage & Services

6.35

Please refer to the accompanying Operational Waste Management Plan prepared by
AWN Consulting which details adequate refuse storage to cater for the proposed
development.

6.36

It is noted at Chapter 8 that ‘Specific Planning Policy Requirements’ set out in the
DoECLG Apartment Guidelines take precedence over a number of Dún LaoghaireRathdown standards and specifications as set out in Section 8.2.3.3 [(i) Design
Standards, (ii) Dual Aspect, (v) Internal Storage, (vii) Minimum Apartment Floor Areas
and (viii) Apartments - Public, Communal and Private Open Spaces – Standards] of
the 2016 – 2022 County Development Plan. These policy objectives have since been
replaced by the Design Standards for New Apartments 2020 and in this respect, are
considered to take precedence over Section 8.2.3.3 of the CDP: Apartment
Development. In this respect, this statement of consistency has not considered these
objectives. Compliance with the Apartment Guidelines is detailed above at paragraphs
5.57 – 5.75. The relevant remaining standards under Section 8.2.3.3 are addressed
below.

6.37

Section 8.2.3.3 (iii) requires that larger schemes over 30 units should generally
comprise of no more than 20% 1-bed units and a minimum of 20% of units over 80
sqm. The proposal includes 65 no. one bedroom apartments and 36 no. two bedroom
apartments. The proposal provides more that 20% 1 bedroom units (64% included)
and no three bedroom units are included. This is considered acceptable having regard
to the build to rent nature of the residential proposals and SPPR8(i) of the Apartment
Guidelines 2020 which stipulates ‘no restrictions on dwelling mix’. The proposed mix
may be considered a contravention of the development plan and is detailed further
within the accompanying JSA Statement of Material Contravention.

6.38

Section 8.2.3.3 (ix) refers to play facilities within apartment development. Having
regard to the proposed mix of units comprising 65 no. 1-bed and 36 no. 2-bed
apartments, the incidence of children arising from the scheme is considered to be low.
Notwithstanding this, public and communal open space equates to 1191sqm of the
2223 sqm site, equating to 53% of the (net) site area which exceeds the development
plan standard in this respect.
Open Space

6.39

Section 8.2.8.2 - Public/Communal Open Space Quantity of the Dun Laoghaire County
Development Plan 2016-2022 states:
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“The Planning Authority will require public* and/or communal open space to be
provided within new residential and large-scale commercial developments. An
absolute default minimum of 10% of the overall site area for all residential
developments shall be required to be reserved for use as Public Open and/or
Communal Space.
Open Space: For all developments with a residential component – 5+ units - the
requirement of 15 sq.m-20 sq.m. of Open Space per person shall apply based on the
number of residential/housing units. For calculation purposes, open space
requirements shall be based on a presumed occupancy rate of 3.5 persons in the case
of dwellings with three or more bedrooms and 1.5 persons in the case of dwellings with
two or fewer bedrooms. A lower quantity of open space (below 20 sq.m per person)
will only be considered acceptable in instances where exceptionally high-quality open
space is provided on site and such schemes may be subject to financial contributions
as set out under Section 8.2.8.2.”
* For the purposes of this section, ‘Public’ open space refers to all areas of open space within a new
development (be that public (taken in charge), communal, semi private or otherwise) that is accessible
by all residents/ employees of the development and in certain cases may be accessible by the wider
general public. ‘Public’ open space within new developments may not necessarily be taken in charge or
be publicly owned/controlled by the Council. (page 205)”

6.40

The proposal provides communal open space through terraces, a courtyard and a
linear park: The terraces bring green space and planting to upper levels of the
development, improving resident access to landscaped areas throughout the
development. The courtyard provides a central open space as well as a play area for
residents. The linear park provides public open space as well as connections to other
green spaces and a buffer zone.

6.41

2272sqm – 3030sqm is required based on the above open space occupancy rates.
The proposed development includes 1,191sq.m of communal and public open space.
This is in excess of the 10% requirement but less than the requirement noted when
using the occupancy rates given per 15 – 20sqm. This may be considered a material
contravention of the plan and also addressed in the accompanying material
contravention statement.
Sustainable Travel and Transport

6.42

Section 8.2.4 sets out development management standards for Sustainable Travel and
Transport. The proposed development has been designed in accordance with the
relevant Council guidelines and is accompanied by a DMURS Statement and Quality
Audit prepared by CS Consulting. A Traffic and Transport Assessment has also been
prepared by CS Consulting which notes a car parking provision of 18 no. spaces which
is below the development plan requirement set out at Table 8.2.3 of the Plan. This may
be considered as a material contravention of the CDP and is discussed further in the
accompanying material contravention statement.

6.43

It is noted that Section 8.2.4.5 of the Development Plan states that ‘In very limited
circumstances, the Council may also consider the development of car-free housing on
suitable small-scale sites which have with high levels of public transport accessibility,
have convenient and safe access to local shops and community facilities and/or are
located very close to Town Centres’. The proposed development is located at a highly
accessible site in close proximity to public transport, employment and facilities and is
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considered suitable for a lower provision of car parking. 194 secure cycle parking
spaces are also provided.
6.44

Section 16.10 of the Development Plan sets out Council policy on sustainable travel
and transport including the requirement to submit a Traffic Impact Assessment (TIA)
for significant developments. Accordingly, this planning application is accompanied by
a Traffic and Transport Statement and a Residential Travel Plan prepared by CS
Consulting.

6.45

Given the proximity of the subject site to the Stillorgan and Sandyford Luas stops and
bus services within 500m of the site, it is considered that there will be significant
opportunities for future residents to use sustainable transport modes. The Beacon
South Quarter providing a range of services and shops is located c.550m from the
subject site, easily accessible for pedestrians.
Environmental Management and Environmental Impacts

6.46

Section 16.11 of the Development Plan provides guidance in relation to air, noise and
light pollution as well as hours of construction, while Section 16.12 relates to the
environmental impacts of new development.

6.47

In relation to the requirement for construction management plans for planning
applications for more than three residential units, it should be noted that a Construction
and Environmental Management Plan prepared by Enviroguide and a Lighting Design
Plan prepared by Axieng Consulting accompany this planning application.
Sustainable Communities

6.48

Policy RES7 of the Development Plan is “to encourage the establishment of
sustainable residential communities by ensuring that a wide variety of housing and
apartment types, sizes and tenures is provided within the County in accordance with
the provisions of the Interim Housing Strategy”.

6.49

In accordance with this policy, the proposed development provides for a range of
apartment typologies in accordance with the objectives of the development plan.

6.50

Policy ST2 is to “actively support sustainable modes of transport and ensure that land
use and zoning are fully integrated with the provision and development of high public
quality transportation systems”. The proposed development provides for a sustainable
density of development in close proximity to high frequency public transport provision,
which is in accordance with the goal of integrated planning and transport provision set
out by the Development Plan.

SANDYFORD URBAN FRAMEWORK PLAN:
6.51

The Sandyford Urban Framework Plan includes the following rationale:
To strengthen and enhance the structure and character of the urban form through
appropriate sustainable land use zoning and guidance on typology, massing, scale,
height, density of the built form and by promoting excellence in design of buildings and
the spaces between them.
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To protect the residential amenity of adjoining areas and ensure that development in
Sandyford Business District provides for its own infrastructural requirements.
To encourage a range of high-quality new homes to promote choice and achieve a
social mix.
To create a hierarchy of public open spaces within Sandyford Business District
providing high quality amenities and a variety of functions to serve both the resident
and employee populations.
To provide a network of ‘green’ routes and integrated streets linking the public open
spaces, creating a legible and attractive environment for pedestrians and cyclists
linking origins with destinations.
To maximise the contribution of sustainable travel modes in meeting travel demand in
accordance with Smarter Travel and to make a number of road improvements to cater
for residual demand.
6.52

The proposed development provides new residential development on suitably zoned
land in the Sandyford Business Estate. This development includes a green route, as
part of a linear park, high quality housing and an emphasis on sustainable travel modes
in the design of the development.
Zoning:

6.53

The subject site is primarily zoned as ‘A2 - To provide for the creation of sustainable
residential neighbourhoods and preserve and protect residential amenity’, with the
northern portion of the zoned as ‘F - To preserve and provide for open space with
ancillary active recreational amenities’.

6.54

The proposed residential development is permitted under A2. The ‘F’ zoned portion of
the site has been designed as a linear park, including planting and open space. This
is also permitted in principle under the zoning.
Residential Amenity:

6.55

It is an objective of the Council to provide for the creation of Sustainable Residential
Neighbourhoods and preserve and protect residential amenity in Zone 5 of the
Sandyford Business District. The following objectives from the SUFP also aim to
provide residential amenity:
“A2 2 It is an objective of the Council to require the provision of indoor community
facilities as part of residential development schemes and in accordance with the Land
Use Zoning Objectives (Appendix 1 of this Plan).
A2 5 It is an objective of the Council to require a set back of the building line along
Carmanhall Road to protect the existing sylvan character and to provide a buffer from
the employment uses opposite (Drawing 10).
PR1 It is an objective of the Council to ensure the provision of a high quality, safe,
attractive and functional public realm. This shall be achieved through the appropriate
and planned use of space and structure, building interface, continuous street frontages
and enclosure, hard and soft surfaces, high quality materials, textures, planting, street
furniture, lighting and signage and by encouraging a positive relationship between the
buildings and the surrounding environment.”
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6.56

As part of the build-to-rent development, co-working spaces, a residents lounge and
residents gym have been provided for residents use as a communal facility.

6.57

The building line of the development has been set back from Carmanhall road. This is
in keeping with objective A2 (5) and provides a linear park, with pedestrian and cycle
links to a future pocket park to the west.

6.58

The linear park to the north end of the site creates a high quality, safe, attractive and
functional public realm by providing passive surveillance, planting, street furniture, high
quality design and materials.
Density:
A2 1 It is an objective of the Council to ensure the residential neighbourhoods are
developed at a density that is in accordance with the density provision set out in Map
2.
Policy SUFP 2 Density and Scale It is Council policy to ensure that Sandyford Business
District develops in an orderly manner in accordance with the increase in uses set out
in the objectives of this Plan and the Density and plot ratio set out in Map 2.

6.59

Map 2 indicates a maximum density of 70 units per hectare for the subject site as
outlined in red below.
Figure 16 –Map 2 existing and proposed residential densities

6.60

The Architectural Design Statement by Henry J Lyons sets out in detail the rationale
and design development of the massing and design of the proposed development. A
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Visual Impact Assessment has been prepared by City Designer and also accompanies
the application. Verified Photomontages by Visual Lab illustrate the full visual extent of
the proposed scheme from a selection of positions nearby. Each projected view is
accompanied by a commentary on the perceived visual impact of the development.
The impact assessment range is from none to moderate to significant.
6.61

The proposed development has a density of 454u/ha in an area designated as 70 in
the urban framework plan. However, An Bord Pleanála may still grant planning
permission for the proposed development, should it consider that a material
contravention of the County Development Plan arises. A detailed justification for the
material contravention of the density requirement is provided in the accompanying
Statement of Material Contravention.
Open Space:

6.62

The Sandyford Urban Framework Plan has the following objectives in relation to open
space:
A2 3 It is an objective of the Council to require all residential development within Zone
5 to benefit from public open space in accordance with the requirements set down in
the Dún Laoghaire-Rathdown County Development Plan. The applicant shall set out
clearly in any proposed development how this requirement is being addressed. Where
the Planning Authority agrees that it is not possible to provide meaningful and useable
public open space or where a specific local objective requires, the applicant shall
provide indoor community facilities (e.g. community rooms, indoor active recreational
uses for residents), or a financial contribution in lieu of open space, the nature of which
should be agreed with the Planning Authority at pre-planning stage.
A2 4 It is an objective of the Council to require all residential developments to provide
private open space in accordance with the requirements set down in the Dún
Laoghaire-Rathdown County Development Plan.
F5 It is an objective of the Council to facilitate the provision of a series of pocket
parks/urban plazas to be used for small scale localised recreation. These public open
spaces may be themed so as to provide a variety of experiences (e.g. landscaped or
small active recreational facility). These parks provide break out areas along the Green
Routes. (Map 1, SLO 121)

6.63

The proposed development provides open space through terraces, a courtyard and a
linear park: The terraces bring green space and planting to upper levels of the
development, improving accesses to landscaped areas throughout the development.
The courtyard provides a central open space as well as a play area for residents.

6.64

The proposed linear park provides public open space as well as connections to other
future green spaces and a buffer zone. This provides a total of c. 23% public open
space.
Building Heights:
Policy SUFP 3 Building Height in Sandyford Business District It is Council Policy that
building height in Sandyford Business District accords with the height limits indicated
on Building Height Map 3.
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BH1 It is an objective of the Council to ensure that Sandyford Business District is
developed in accordance with height limits set out in Map 3 Building Height subject to
the building making a positive contribution to the built form as set out above.
Figure 17 –Map 3 existing and proposed residential heights

6.65

Map 3 indicates a maximum building height of 3-5 storeys for the site. In addition to
this Objective BH2 states that;
BH2 It is an objective of the Council to require applicants to include with their proposals
an analysis of the impact of the height and positioning of buildings on:
• Immediate and surrounding environment
• Adjoining structures;
• Open spaces;
• Public realm (including impact on streets, spaces, pedestrian and cycle routes,
identified green routes, and with particular emphasis on shadow impact);
• Views and Vistas; and
• Impact on micro climates (such as wind funnels and overshadowing)

6.66

The Architectural Design Statement by Henry J Lyons sets out in detail the rationale
and design development of the massing and design of the proposed development. A
Visual Impact Assessment has been prepared by City Designer and also accompanies
the application. Verified Photomontages by Visual Lab illustrate the full visual extent of
the proposed scheme from a selection of positions nearby. Each projected view is
accompanied by a commentary on the perceived visual impact of the development.
The impact assessment range is from none to moderate to significant.

6.67

Elements of the proposed development are up to 6 storeys higher than provided for in
the urban framework plan that applies to the site. However, An Bord Pleanála may still
grant planning permission for the proposed development, should it consider that a
material contravention of the County Development Plan arises in respect of building
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height. A detailed justification of the material contravention of the height is provided in
the accompanying Statement of Material Contravention.
Green Routes:
6.68

The following objectives relate green routes in the SUFP:
PR6 It is an objective of the Council to implement a programme for enhanced planting
along Green Routes (Drawing 10) and along all roads and streets suitable for such
planting.
Policy SUFP 5 Way Finding It is Council policy to improve permeability of Sandyford
Business District by providing, in co-operation with developers, clear and pleasant
routes for pedestrians and cyclists linking origin with destination
WF3 It is an objective of the Council to provide Green Routes that will link the open
space network (in particular the pocket parks and urban plazas), along streets within
the Sandyford Business District. These routes will cater for pedestrians and cyclists.
The routes shall provide the connectivity identified in Drawing 10.
OS2 It is an objective of the Council to provide Green Routes that will link the open
space network (in particular the pocket parks/Urban Plazas), along streets within the
Sandyford Business District, to cater for pedestrians and cyclists. The routes shall
provide the connectivity identified in Drawing 10, C.

6.69

A linear park is proposed as part of the proposed development. This is in keeping with
Drawing 10 of the plan. This park will provide planting and landscaping as well as an
attractive route for pedestrians and cyclists.
Water and Drainage:

6.70

Regarding water and drainage, the following actions are advised by the Development
Plan:
FD3 It is an objective of the Council to advise applicants at pre-planning stage to
contact Irish Water, in order to identify if a detailed misconnection survey is required,
which may be followed by corrective action, as required, when the development
proceeds.
SWD 1 It is an objective of the Council to ensure that stormwater management and
Sustainable Drainage Measures (SUDs), including a requirement to undertake
Stormwater Audits, shall form part of the pre-planning stage of any application.
WS2 It is an objective of the Council to advise applicants at pre-planning stage to
contact Irish Water, in order to identify local water mains that may need to be altered
so as to facilitate their proposal.

6.71

CS Consulting has engaged with Irish Water and obtained a Confirmation of Feasibility
Letter and Statement of Design Acceptance which are included as part of this
application. In addition, a Stormwater Audit has been carried out by CS Consulting in
accordance with Section 8.2.9.7 of the CDP. Please refer to the accompanying
Engineering Services Report which details SUDS measures included and confirms the
drainage strategy has been designed in accordance with the provisions of the Greater
Dublin Strategic Drainage Study.
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Transport:
6.72

The Framework Plan states the following in relation to sustainable transport modes:
TAM1 It is an objective of the Council to require all future development in the Sandyford
Business District to achieve a peak hour transport mode split of 45% trips by car drivers
(maximum) and 55% trips by walking, cycling and public transport and other
sustainable modes (minimum targets) as per Government policy stated in the
document published by the Department of Transport entitled, ‘Smarter Travel, A
Sustainable Transport Future 2009-2020’.

6.73

In addition, TAM8 and TAM11 detail pre-planning requirements in relation to transport
and travel:
TAM8 It is an objective of the Council to require future developments within the
Sandyford Business District that impact on the road network to submit a Quality Audit
to be carried out in accordance with DMURS and best UK practice. Note: Potential
applicants for planning permission should engage in pre-planning discussions with the
Council’s Transportation Section to ascertain which audits, if any, should be submitted
with the application. Further details on the guidance on the audit thresholds can be
found within the ‘ Development Management Thresholds
TAM11 It is an objective of the Council that a Travel Plan will be required for
developments in the Sandyford Urban Framework Plan that exceed the thresholds set
in the following table.
Land Use
Travel Plan Statement
Residential Development
50 dwellings

Threshold for Full Travel plan
100 dwellings

The ‘outcome’ based Travel Plan shall set out how the end users of the development
will accord with sustainable travel objectives and show how the modal split targets as
per Smarter Travel- A Sustainable Transport Future (2009) will be met. All developers
will be required to commit to achieving the targets set in Smarter Travel and agree to
ongoing monitoring and compliance as part of the planning process. In this regard,
Travel Plans should be prepared having regard to the guidance detailed within the
NTA’s ‘Achieving Effective Workplace Travel Plan Guidance for Local Authorities’
(2012). For development that does not meet the thresholds, a Travel Statement will be
required focusing on specific measures within the development to encourage and
promote sustainable travel.
6.74

CS Consulting has prepared a Transportation Statement and Travel Plan which are is
included with this application and confirms compliance with the above requirements.
The overall development has an emphasis on sustainable transport through reduced
car parking provision, cycle parking provision and the location of the site in relation to
the surrounding Luas Stops.
Car Parking:

6.75

In relation to sustainable travel, the framework plan also outlines the following in
relation to reducing car parking:
TAM14 It is an objective of the Council to encourage alternatives to the provision of on
site parking (e.g. use of excess parking spaces in an existing premises).
TAM16 It is an objective of the Council that the maximum car parking standards for the
entire Sandyford Business District will not exceed the Dún Laoghaire-Rathdown
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County Development Plan car parking standards for designated areas along public
transport corridors and more restrictive standards may apply at appropriate locations.
6.76

18 car parking spaces have been provided as part of the development. These cater for
necessary car parking, while reducing the provision from the maximum car parking
standards. In place of car parking spaces, 194 cycle parking spaces are provided, as
well as factoring in the sites close proximity to two Luas stops which provides an
alternative to on site parking. This is considered to be an appropriate approach at this
location which benefits from excellent public transport links. Please refer to the
accompanying TTA prepared by CS Consulting for more details.

7.0

COMPLIANCE WITH THE DUN
DEVELOPMENT PLAN 2022-2028

7.1

The Dun Laoghaire Rathdown County Development Plan 2022-2028 (including the
Sandyford Urban Framework Plan) was adopted on the 11th of March 2022 and will
come into effect on the 22nd of April 2022. . Therefore the plan will be in effect at the
time of decision making by An Bord Pleanála. In this respect, the following outlines that
proposals consistency with the policies of the newly adopted plan.

LAOGHAIRE

RATHDOWN

COUNTY

Core Strategy/Settlement Strategy:
7.2

According to the newly adopted Plan, the settlement strategy for the Core Strategy
seeks to support the overarching Development Plan Vision and supports the transition
to a low carbon and climate resilient County through the implementation of a compact
growth agenda, increased integration between land-use and transportation, increased
sustainable mobility and, the sustainable management of our environmental resources.

7.3

The adopted Plan settlement strategy applies “an asset-based approach to spatial
development focusing employment and housing growth on existing and future
transport corridors and aligning growth with the delivery of supporting enabling and
supporting social infrastructure.

7.4

The following Core Strategy and Climate Change policies are relevant to the proposal:
“Policy Objective CS2 – Core Strategy It is a Policy Objective to support the delivery
of the Core Strategy in accordance with the Core Strategy Map illustrated in Figure 2.9
and the Core Strategy Table detailed at Table 2.10.
Policy Objective CS11 – Compact Growth It is a Policy Objective to deliver 100% of all
new homes, that pertain to Dublin City and Suburbs, within or contiguous to its
geographic boundary. (Consistent with RPO 3.2 of the RSES)
“Policy Objective CS13 – Strategic Regeneration It is a Policy Objective to support the
development and renewal of strategic regeneration sites in the County
Policy Objective CS14 - Vacancy and Regeneration It is a Policy Objective to address
issues of vacancy and underutilisation of lands within the County and to encourage
and facilitate the re-use and regeneration of vacant sites subject to the infrastructural
carrying capacities of any area.”
Policy Objective CA8: Sustainability in Adaptable Design It is a Policy Objective to
promote sustainable approaches to the improvement of standards for habitable
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accommodation, by allowing dwellings to be flexible, accessible and adaptable in their
spatial layout and design.
Policy Objective CA17 It is a Policy Objective to promote urban greening - as an
essential accompanying policy to compact growth - which supports the health and
wellbeing of the living and working population, building resilience to climate change
whilst ensuring healthy placemaking. Significant developments shall include urban
greening as a fundamental element of the site and building design incorporating
measures such as high quality biodiverse landscaping (including tree planting), nature
based solutions to SUDS and providing attractive routes and facilities for the pedestrian
and cyclist (Consistent with RPO 7.6, 7.22, 7.23, 9.10 of the RSES)”
Figure 18 - Extract Core Strategy – CDP 2022-2028

7.5

Sandyford is identified as a ‘mixed use district’ in the in the core strategy. The newly
adopted plan outlines a need for between 22,763 and 25,353 new residential units
within the lifetime of the plan and will contribute to achieving the targets at Table 2.10
of the Plan in accordance with Policy Objective CS2. The proposed development will
provide 101 no residential units in an existing urban area and at a strategic brownfield
site in close proximity to employment and public transport links, in line with Policy CS11
and Policy CS13. It will also reduce vacancy in compliance with Policy CS14 In
addition, the build-to-rent nature of the development provides a sustainable and
adaptable model of housing for changing populations in the area by encouraging
higher density living with communal amenities within an urban core.
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The subject site is an underused within a residentially zoned area. The redevelopment
and regeneration of the site would be in keeping with the above objectives.
A detailed landscape strategy has been prepared for the proposed development. The
proposed development provides green spaces as part of the proposed terraces,
courtyard and linear public park. The terraces bring green space and planting to upper
levels of the development, improving access to landscaped areas throughout the
development. The courtyard provides a central open space as well as a play area for
residents. The linear park provides public open space as well as connections to other
green spaces and a green buffer zone in accordance with Policy Objective CA17.
Childcare:

7.7

Policy Objective PHP6 details the provision of childcare facilities as part of new
developments:
It is a Policy Objective to: Encourage the provision of appropriate childcare facilities as
an integral part of proposals for new residential developments and to improve/expand
existing childcare facilities across the County. In general, at least one childcare facility
should be provided for all new residential developments subject to demographic and
geographic needs. Encourage the provision of childcare facilities in a sustainable
manner to encourage local economic development and to assist in addressing
disadvantage.

7.8

We further note that the proposed amendments to the newly adopted County
Development Plan 2022-2028 state:
“(159) Insert an additional bullet point at the end of the list in Section 12.3.2.4
‘Childcare Facilities’ (page 230) as follows: “In assessing individual planning
applications for childcare facilities, the Planning Authority will have regard to the
following: …
•

In considering applications for new Childcare Facilities the Planning Authority
will refer to Section 4.7 of the Design Standards for New Apartments Guidelines
for Planning Authorities, (2018), specifically the provision of one child-care
facility (equivalent to a minimum of 20 child places) for every 75 dwelling units,
as detailed in Section 4.7, with the exception for one-bedroom or studio type
units, which should not generally be considered to contribute to a requirement
for any childcare provision and subject to location, this may also apply in part
or whole, to units with two or more bedrooms.”

7.9

The proposed development does not include a creche and may be considered a
material contravention in this respect. This has been addressed in detail at Section 4
above and within the Material Contravention Statement.

7.10

Compliance with the relevant Neighbourhood, People and Places policies are set out
below. Compliance with specific public realm policies are addressed in relation to the
Sandyford Urban Framework Strategy:
“Overarching Policy Objective PHP1: That increased delivery of housing throughout
the County will be subject to the Strategic Policy Objective to: Align with the provisions
of the National Planning Framework and the Eastern and Midlands Regional Spatial
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and Economic Strategy. Accord with the Core Strategy set out in Chapter 2, the
Housing Strategy and Interim Housing Needs Demand Assessment for the County in
Appendix 2 and/or the provisions of the future Regional Housing Need Demand
Assessment. Embed the concept of neighbourhood into the spatial planning of the
County by supporting and creating neighbourhoods and ensuring that residential
development is delivered in tandem with the appropriate commensurate enabling
infrastructure, including access to sustainable neighbourhood infrastructure,
sustainable modes of transport, quality open space and recreation and employment
opportunities
Policy Objective PHP4: Villages and Neighbourhoods It is a Policy Objective to:
Implement a strategy for residential development based on a concept of sustainable
urban villages. Promote and facilitate the provision of ‘10-minute’ neighbourhoods.
Policy Objective PHP20: Protection of Existing Residential Amenity. It is a Policy
Objective to ensure the residential amenity of existing homes in the Built Up Area is
protected where they are adjacent to proposed higher density and greater height infill
developments
Policy Objective PHP25: It is a Policy Objective to facilitate the implementation and
delivery of the Housing Strategy and Interim Housing Need Demand Assessment
(HNDA) 2022 - 2028.
Policy Objective PHP27: It is a Policy Objective to facilitate the provision of Build-toRent and Shared Accommodation in suitable locations across the County and accord
with the provisions of ‘Sustainable Urban Housing: Design Standards for New
Apartments’, 2018 (and any amendment thereof). Proliferation of these housing types
should be avoided in any one area.
Policy Objective PHP29: Housing for All It is a Policy Objective to: Support housing
options for older people and persons with disabilities/mental health issues consistent
with NPO 30 in the NPF, RPO 9.1 and 9.12 of the RSES.
Support the provision of specific purpose-built accommodation, including assisted
living units and lifetime housing, and adaptation of existing properties. Promote ‘aging
in place’ opportunities for ‘downsizing’ or ‘right sizing’ within their community
Policy Objective PHP30: Provision of Social Housing It is a Policy Objective to promote
the provision of social housing in accordance with the Council’s Housing Strategy and
Government policy as outlined in the DoHPLG ‘Social Housing Strategy 2020’
Policy Objective PHP34: Healthy Placemaking It is a Policy Objective to: Ensure that
all development is of high quality design with a focus on healthy placemaking
consistent with NPO 4, 26 and 27 of the NPF, and RPO 6.1, 6.12, 9.10 and 9.11 of the
RSES. Promote the guidance principles set out in the ‘Urban Design Manual – A Best
Practice Guide’ (2009), and in the ‘Design Manual for Urban Roads and Streets’
(2013). Ensure that development proposals are cognisant of the need for proper
consideration of context, connectivity, inclusivity, variety, efficiency, distinctiveness,
layout, public realm, adaptability, privacy and amenity, parking, wayfinding and
detailed design.
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Policy Objective PHP35: Inclusive Design & Universal Access It is a Policy Objective
to promote and support the principles of universal design ensuring that all
environments are inclusive and can be used to the fullest extent possible by all users
regardless of age, ability or disability consistent with RPO 9.12 and 9.13 of the RSES”
Response:
7.11

The proposed development is in line with the NPF and the RSES, the site is zoned
Residential and is considered appropriately serviced with infrastructure (social, retail
and physical) to deliver on a sustainable residential development within the mixed use
centre of Sandyford, adjacent to high-quality public transport in accordance with Policy
PHP1.

7.12

In addition, the proposal also accords with the core strategy as Setout in Chapter 2 of
the newly adopted Plan, the Housing Strategy and the HNDA, as it provides social
housing under Part V (10 no. units) and is therefore in compliance with Policy PHP25
and Policy PHP30. The housing mix proposed is considered an appropriate approach
to development mix in delivering a smaller unit to address the rationale for BTR
Development. The site adjacent to a major public transport corridor (green line Luas)
is suitable for young adults and those who wish to downsize located adjacent to local
facilities in Sandyford and Stillorgan and close to major employment locations at UCD,
Sandyford and Central Park. The proposal has been designed to be flexible and
adaptable as set out in the enclosed Architectural Design Statement and Building
Lifecycle Report prepared by Henry J Lyons in compliance with Policy PHP29.

7.13

The Part V units are identified on plan and schedules submitted. We refer An Bord
Pleanála to the Part V detail enclosed which includes the location of the Part V units;
the floor plans and the appropriate costings provided by the Applicant.

7.14

In relation to objective PHP20, it is noted that there are no residential properties directly
adjoining the site.

7.15

In relation to PHP27, there are no other BTR developments permitted within 300m of
the site. This is further addressed at Section 7.26 below.

7.16

Please refer to the accompanying Architectural Design Statement prepared by Henry
J Lyons for details in relation to Policy PHP34 and PHP35, with the proposed
development designed in accordance with the principles of DMURS as set out in the
enclosed DMURS Statement prepared by CS Consulting.
Water and Drainage:

7.17

The newly adopted plan outlines the following objectives in relation to water and
drainage:
Policy Objective EI3: Wastewater Treatment Systems It is a Policy Objective that all
new developments in areas served by a public foul sewerage network connect to the
public sewerage system, either directly or indirectly. It is a Policy Objective to promote
the changeover from septic tanks to collection networks where this is feasible and to
strongly discourage the provision of individual septic tanks and domestic wastewater
treatment systems in order to minimise the risk of groundwater pollution.
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Policy Objective EI4: Water Drainage Systems It is a Policy Objective to require all
development proposals to provide a separate foul and surface water drainage system
– where practicable. (Consistent with RPO 10.12)
Policy Objective EI6: Sustainable Drainage Systems It is a Policy Objective to ensure
that all development proposals incorporate Sustainable Drainage Systems (SuDS).
Policy Objective EI7: Water Supply and Wastewater treatment and Appropriate
Assessment It is a Policy Objective to require that all developments relating to water
supply and wastewater treatment are subject to screening for Appropriate Assessment
to ensure there are no likely significant effects on the integrity, defined by the structure
and function, of any European sites1 and that the requirements of Article 6 of the EU
Habitats Directive are met. (Consistent with RPO 10.7 of the RSES).
Policy Objective EI9: Drainage Impact Assessment It is a Policy Objective to ensure
that all new development proposals include a Drainage Impact Assessment that meets
the requirements of the Council’s Development Management Thresholds Information
Document (see Appendix 3) and the Stormwater Management Policy (See Appendix
7.1)
Policy Objective EI13: Waste Management Infrastructure, Prevention, Reduction,
Reuse and Recycling: To ensure new developments are designed and constructed in
line with the Council’s Guidelines for Waste Storage Facilities (an excerpt of which is
contained in Appendix 6)
Policy Objective EI14: Hazardous Waste It is a Policy Objective to adhere to the
recommendations of the ‘National Hazardous Waste Management Plan 2014-2020’
and any subsequent plan, and to co-operate with other agencies, to plan, organise,
authorise and supervise the disposal of hazardous waste streams, including hazardous
waste identified during construction and demolition projects.
7.18

The proposed development connects to the public sewerage system and provides
separate foul and surface water drainage systems in accordance with Policy Objective
EI3 and EI4. In addition, Sustainable Drainage Systems (SuDS) have been
incorporated into the development in accordance with Policy Objective EI6 and an
Appropriate Assessment has been prepared by Enviroguide and submitted as part of
this application in accordance with Policy Objective EI7.

7.19

An Engineering Services Report and Construction and Demolition Waste Management
Plan (in accordance with Policy Objective EI14) have been prepared by CS Consulting
as part of this application and the recommendations of the ‘National Hazardous Waste
Management Plan 2014-2020’ have been taken into account in accordance with Policy
Objective EI14.
Density:

7.20

High density development at brownfield sites is encouraged under Policy Objective
PHP18:
It is a Policy Objective to: Promote compact urban growth through the consolidation
and re-intensification of infill/ brownfield sites. Encourage higher residential densities
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provided that proposals provide for high quality design and ensure a balance between
the protection of existing residential amenities and the established character of the
surrounding area, with the need to provide for high quality sustainable residential
development.
7.21

The proposed development provides intensification of a brownfield site through high
density, high quality residential development that is in line with the site zoning
objectives and improves the public realm and character of the area.
Unit Mix:

7.22

Policy Objective PHP26 sets out that unit mix is to be in keeping with the provisions of
the Housing Strategy and Interim Housing Need Demand Assessment. The details of
this are outlines in Table 12.1 of the Housing Strategy and shown below:
It is a Policy Objective to encourage the establishment of sustainable residential
communities by ensuring that a wide variety of housing and apartment types, sizes and
tenures is provided throughout the County in accordance with the provisions of the
Housing Strategy and Interim Housing Need Demand Assessment (HNDA) and any
future Regional HNDA.

7.23

The Plan outlines a requirement of no more than 60% one and two bedroom units and
a requirement for 40% 3 bedroom units.

7.24

It is further noted that proposed material alteration no. 160 seeks to insert the following
text after the first paragraph of Section 12.3.3 ‘Quantitative Standards for All
Residential Development’ (page 232).
“That the requirement for certain percentages of 3-bed units in apartments shall
apply to Build To Rent developments to accord with mix on page 233.”
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The proposed development includes a unit mix of 65 no. one bedroom apartments and
36 no. two bedroom apartments, with no three-bedroom apartments provided. This
may be considered a material contravention of the adopted Plan and a detailed
response to the above is included in the accompanying Material Contravention
Statement.
Zoning

7.26

The subject site is zoned Objective A2: To provide for the creation of sustainable
residential neighbourhoods and preserve and protect residential amenity. Build to Rent
is noted as an ‘Open for Consideration’ use under the A2 zoning objective in the
adopted CDP. The proposed development is considered to be compatible with the
overall policies and objectives of the Sandyford Urban Framework Plan area and the
zoning objective, adding to a sustainable mix of residential development in the area
consistent with the proper planning and sustainable development. The suitability of the
site for the proposed BTR development is discussed further below.
Build-to-Rent:

7.27

As noted above, Policy Objective PHP27 related to Build-to-Rent and Shared
Accommodation, stating:
It is a Policy Objective to facilitate the provision of Build-to-Rent and Shared
Accommodation in suitable locations across the County and accord with the provisions
of ‘Sustainable Urban Housing: Design Standards for New Apartments’, 2018 (and any
amendment thereof). Proliferation of these housing types should be avoided in any one
area.

7.28

The Build-to-Rent nature of the development accords with the provisions of the
Sustainable Urban Housing: Design Standards for New Apartments as addressed in
Section 5 of this report. The proposed BTR development is compliant with Policy
PHP27 and is suitable for the subject site having regard to its location within 10 minutes
walking distance of high frequency public transport routes in the form of the Sandyford
Luas stop c. 350 metres from the site and the Stillorgan Road Luas stop c. 550 metres
from the site. A review of the DLR online planning application register has shown that
there is just one other BTR development permitted within the Sandyford Business
Estate at the former Aldi site on Carmanhall Road. Notwithstanding, the location of
the site is deemed to be entirely suitable to cater for BTR development noting the wide
selection of services, amenities, employment and shops provided at the Beacon South
Quarter and easily accessible at Dundrum Town Centre, via public transport. The
below map demonstrates the proximity of the subject site to permitted BTR
developments within Sandyford. This demonstrates that there is no proliferation of BTR
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developments within the area, with just one other BTR scheme permitted in the local
area.

Former Aldi
Site

Subject Site

7.29

On the basis of the above, the proposed BTR development is considered acceptable
at the subject site and will contribute positively to a sustainable mix of residential tenure
on a residential zoned site in Sandyford which benefits from close proximity to highcapacity public transport links, employment and amenities.
Design:
Policy Objective PHP34: Healthy Placemaking It is a Policy Objective to: Ensure that
all development is of high quality design with a focus on healthy placemaking
consistent with NPO 4, 26 and 27 of the NPF, and RPO 6.1, 6.12, 9.10 and 9.11 of the
RSES. Promote the guidance principles set out in the ‘Urban Design Manual – A Best
Practice Guide’ (2009), and in the ‘Design Manual for Urban Roads and Streets’
(2013). Ensure that development proposals are cognisant of the need for proper
consideration of context, connectivity, inclusivity, variety, efficiency, distinctiveness,
layout, public realm, adaptability, privacy and amenity, parking, wayfinding and
detailed design.
Policy Objective PHP36: Public Realm Design It is a Policy Objective that all
development proposals, whether in established areas or in new growth nodes, should
contribute positively to an enhanced public realm and should demonstrate that the
highest quality in public realm design is achieved.
Policy Objective PHP35: Inclusive Design & Universal Access It is a Policy Objective
to promote and support the principles of universal design ensuring that all
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environments are inclusive and can be used to the fullest extent possible by all users
regardless of age, ability or disability consistent with RPO 9.12 and 9.13 of the RSES.
Policy Objective PHP41: Design Statements It is a Policy Objective that, all mediumto-large scale and complex planning applications (30 + residential units, commercial
development over 1,000 sq.m. or as otherwise required by the Planning Authority)
submit a ‘Design Statement’ and shall be required to demonstrate how the proposed
development addresses or responds to the design criteria set out in the ‘Urban Design
Manual - A Best Practice Guide’ (DoEHLG, 2009) and incorporates adaptability of units
and/or space within the scheme.
7.30

A design statement, prepared by Henry J Lyons and included in this application. The
design statement includes the design criteria set out in the ‘Urban Design Manual - A
Best Practice Guide’ (DoEHLG, 2009) as well as addressing the objectives of PHP34,
PHP35, PHP36 and PHP41.
Height:
Policy Objective PHP39: Building Design & Height It is a Policy Objective to:
•

Encourage high quality design of all new development.

•

Ensure new development complies with the Building Height Strategy for the
County as set out in Appendix 5 (consistent with NPO 13 of the NPF).

7.31

Appendix 5 of the newly adopted Plan contains the Building Height Strategy (“the
Strategy”) for the County. Section 1.4.2 of the strategy sets out the requirements of the
planning authorities to consider the policies and objectives contained in the ‘Urban
Development and Building Heights – Guidelines for Planning Authorities 2018 when
making their draft development plans and development plans. The Guidelines put
forward both an area based and a performance criteria-driven approach as opposed
to generic maximum height limits. The achievement of height is linked in the guidelines
to increasing densities.

7.32

Policy Objective BHS 1- Increased Height states:
“It is a policy objective to support the consideration of increased heights and also to
consider taller buildings where appropriate in the Major Town Centres of Dún
Laoghaire and Dundrum, the District Centres of Nutgrove, Stillorgan, Blackrock, and
Cornelscourt, within the Sandyford UFP area, UCD and in suitable areas well served
by public transport links (i.e. within 1000 metre/10 minute walk band of LUAS stop,
DART Stations or Core/Quality Bus Corridor, 500 metre/5 minute walk band of Bus
Priority Route) provided that proposals ensure a balance between the reasonable
protection of existing amenities and environmental sensitivities, protection of
residential amenity and the established character of the area. (NP0 35, SPPR 1& 3).
Having regard to the Building Height Guidelines and more specifically in order to apply
SPPR 3 there may be instances where an argument can be made for increased height
and/or taller buildings in the areas mentioned above. In those instances, any such
proposals must be assessed in accordance with the performance based criteria set out
in table 5.1 which is contained in section 5.
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The onus will be on the applicant to demonstrate compliance with the criteria. Within
the built-up area of the County increased height can be defined as buildings taller than
prevailing building height in the surrounding area. Taller buildings are defined as those
that are significantly taller (more than 2 storeys taller) than the prevailing height for the
area.” (emphasis added).
7.33

The Heights Strategy outlines that “for those areas proposals shall generally accord
with the policies and objectives as set out in the approved Local Area Plan unless a
strong justification has been provided in respect of place making.”

7.34

Policy Objective BHS 2 – which relates to Building Height in areas covered by an
approved Local Area Plan states:
“It is a policy objective to promote and support proposed heights as set out in any
approved statutory Local Area Plans and as set out for certain areas in this draft County
Development Plan (Sandyford Urban Framework Plan area, Dundrum Urban
Framework Plan Area and Dun Laoghaire Urban Framework Plan area).
Having regard to the Building Height Guidelines and more specifically in order to apply
SPPR 3 there may be instances where an argument can be made for increased
height and/or taller buildings in the areas mentioned above on the basis of
placemaking. In those instances, any such proposals must be assessed in
accordance with the performance-based criteria set out in table 5.1 which is contained
in section 5. (emphasis added).
The onus will be on the applicant to demonstrate compliance with the criteria. Within
the built-up area of the County increased height can be defined as buildings taller than
prevailing building height in the surrounding area. Taller buildings are defined as those
that are significantly taller (more than 2 storeys taller) than the prevailing height for the
area.”

7.35

In this regard, the application site is located within 350m of the green line Luas stop at
Stillorgan. Sandyford UFP area is specifically identified as an area within the County
which can support increased heights and taller buildings. The proposal will provide an
element of legibility to the location and reflects other recent permissions for increased
building heights in the area. The Heights Strategy allows for increases in height in
certain circumstances over and above those identified subject to compliance with
Section 5 of the Heights Strategy.

7.36

Compliance with Table 5.1 of the Heights Strategy is provided in Appendix 3 of this
document.

7.37

Notwithstanding the compliance with necessary criteria, contained in Appendix 3, if the
Board were to consider that the proposed development would give rise to a Material
Contravention of the Development Plan in respect of building height a full justification
in respect of this matter is set out in the Material Contravention Statement which
provides an assessment of the proposed development in the context of SPPR 3 of the
Building Height Guidelines as required by the adopted Plan. The proposal is
considered to contribute positively to placemaking as detailed in the accompanying
Architectural Design Statement and will enhance the streetscape and public realm
within Sandyford and assist in the provision of green routes along Carmanhall Road.
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Design Standards Chapter 12
7.38

Chapter 12 of the newly adopted Plan provides design standards for development
summarised as follows:

Table 0.1 – Relevant Design Standards
Design Standard
Section 12.1.1.2 Design Statements
A design statement is required to outline
the proposal’s context and aims, and how it
responds to Development Plan objectives and
surroundings, should be submitted for all
applications of 1000+sq.m. commercial
development or applications of 30+ residential
units.

Compliance
Please see accompanying Architectural Design
Statement prepared by Henry J Lyons Architects
in compliance with this section.

Section 12.1.1.3 Landscape Plans
Planning applications for 1000+sq.m.
commercial development, 10+ residential units,
or smaller developments (as deemed appropriate
by the Planning Department), should submit a
landscape design rationale prepared by a
qualified Landscape Architect or other suitably
competent landscape professional (as deemed
appropriate by the Planning Authority).

Please see accompanying Design & Access
Statement prepared by Parkhood in compliance
with this section.

Section 12.3.1 Design Criteria
The objective of DLR County Council is to
achieve high standards of design and layout to
create liveable neighbourhoods.

This section has been taken into consideration
in designing the proposed development which
aligns with the land use zoning objective for the
site and contributes to the overall policies and
objectives of the SUFP area. Please refer to the
Architectural Design Statement for further
details.

Section 12.3.5.1 Dual Aspect in Apartments.
The Newly adopted Plan notes that as the
Planning Authority considers that the entire
county is classified as a suburban or
intermediate location, there shall be a minimum
of 50% dual aspect apartments in a single
scheme.
Section 12.3.5.3 Internal Storage and External
Storage

Notwithstanding the subject site’s location in a
centrally
located
area,
the
proposed
development provides 51% dual aspect units.

Each Studio and 1 no. bedroom apartment have
a minimum storage of 3 sq. m.
The 2-bedroom apartments are in compliance
with the Development Plan requirement of 6 sq.
m. and Apartment Guidelines 2020.
The proposed development is a BTR
development SPPR8(i) and (ii) apply.

The Newly adopted Plan also notes that
apartment schemes should provide external
storage for bulky items outside individual units, in
addition to minimum apartment storage
requirements.
Proposed Material Amendment no. 168 indicates
external storage standards shall accord with or
exceed the levels outlined in Table 12.3b
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Design Standard

Compliance

Section 12.3.5.5 Minimum Apartment Areas. All
apartment developments shall accord with the
Apartment Guidelines 2018 (2020).
Proposed Material Alteration no. 169 states
*Insert footnote to the last sentence of Section
12.3.5.5 ‘Minimum Apartment Floor Areas’ (page
237) as follows: “… by a minimum of 10%*
(excluding studios). *Not applicable to BTR
development in accordance with SPPR 8.”
Section 12.3.5.6 2.7m floor to ceiling height and
maximum of 12 apartments per core.
Section 12.3.6 Build to Rent Accommodation.
The newly adopted Plan states that “BTR
accommodation must comply with all apartment
standards set out in Section 12.3.5.”

The proposed development complies with both
the newly adopted Development Plan and
Apartment Guidelines 2020.

Section 12.3.6 Build to Rent Accommodation.
The newly adopted Plan notes that all proposed
BTR accommodation must comply with SPPR7
and SPPR8 of the Apartment Guidelines in
relation to ownership and operation by an
institutional entity for a minimum of 15 years.
Section 12.3.6 Build to Rent Accommodation.
BTR development to include resident support
facilities and resident amenity spaces.
Section 12.3.6 Build to Rent Accommodation.
A derogation with regard to in-unit storage may
be considered where alternative, secure storage
area can be provided on-site
Section 12.3.6 Build to Rent Accommodation.
All proposed units must provide for private open
space in the form of a balcony, terrace, winter
garden or roof garden. A reduction in the area of
private open space serving each unit will only be
considered in instances where at least an
additional 10% high quality, useable, communal
and/or additional compensatory communal
support facilities are provided
Section 12.3.6 Build to Rent Accommodation.
On-site car parking must comply with the
requirements set out in Section 12.4.5.
Section 12.3.6 Build to Rent Accommodation.
In all instances, the applicant shall clearly
demonstrate that the BTR development is
located within a 10 minute walking time from high
frequency public transport routes
Section 12.3.6 Build to Rent Accommodation.
Where any derogations in standards including
standards relating to open space, car parking
and storage are availed of, a condition should be
attached to any grant of permission to state that
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The proposed development complies with both
of these design requirements.
The proposed BTR Development does not
comply with all apartment standards (as it is a
BTR Development) and is subject to the
provisions of SPPR 7 and SPPR8.
Notwithstanding this a justification is provided
in the material contravention statement.
The SHD application includes a draft legal
agreement in respect of the proposed
ownership in compliance with SPPR7 of the
Apartment Guidelines.

The proposed BTR development provides c. 511
sq. m of residential support facilities/resident
services and amenities.
Not applicable as storage provided in units.

The proposed development comprises a BTR
development and all units are provided with a
balcony or terrace.

10 no. shared car parking spaces are proposed.
This is addressed in detail in the Material
Contravention Statement.
The BTR development is located within 350m of
the green line Luas stop at Stillorgan which is a
high frequency public transport route.

The applicant is happy for the inclusion of such
a condition.
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Design Standard
planning permission must be sought for a
change of tenure to another tenure model
following the period specified in the covenant
Material Alteration no. 172 Add text to Section
12.3.6 ‘Build-to-Rent Accommodation’ (page
238) as follows: “Where any derogations in
standards including standards relating to unit
mix, open space, car parking and storage are
availed of, a condition should be attached to any
grant of permission to state that planning
permission must be sought for a change of
tenure to another tenure model following the
period specified in the covenant.”
(187) Insert the following text at the end of the last
paragraph of Section 12.4.5.7 ‘Parking and
Loading Bays’ (page 260) as follows:
“Residential developments of more than 50 units
should have at least one loading bay and there
shall be a ratio of not less than 1 loading bay per
100 units in larger developments. Loading bays
shall be situated so as to minimise traffic hazard,
reduce distance to carry goods and encourage its
use for home deliveries. This standard may be
relaxed if the planning authority consider it is
appropriate based on the location and the
nature/design of both the street and the residential
development.”

Compliance

The proposed development includes a
designated waste collection space which will
also act as a loading bay. The space is designed
to accommodate larger service vehicles.

Open Space
7.39

Table 12.7 outlines the categories of open space for residential development as
follows:
Public Open Space
Public open space is defined as being generally freely available and accessible to the
public, and in the case of certain residential developments has, or is intended to be,
‘taken-incharge’ by the Local Authority. In all new residential development schemes,
there should be some appropriate provision made for public open space within the site.
In all instances where public open space is not provided a contribution under Section
48 will be required for the short fall.
Communal Open Space
Communal open space is for the use of a set group of residents within the development
only and would ordinarily be maintained by a Management Company i.e. is privately
owned. This would be typical of apartment - type residential developments and can be
gated/ located adjacent to one/two specific apartment blocks for their exclusive semiprivate use. It can also apply to some housing schemes.
Private Open Space
Private open space normally refers to balconies and/or private gardens, which are the
responsibility of, and only accessible to, the individual resident.

7.40

The newly adopted Plan notes that all applications for residential schemes (including
Built to Rent) should include a clear written schedule and colour coded drawing with
public, private and communal open space provision identified.
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7.41

Table 12.8 and 12.9 (and Table 12.11 replicated) detail the public and communal open
space requires as part of the newly adopted development plan:

7.42

It is further noted that in relation to communal open space, the Newly adopted Plan
states:
“In very high density schemes (in excess of 100 units per hectare), the Council may
seek a development contribution under Section 48 of the Planning and Development
Act 2000, as amended, for the shortfall in communal open space provision.”

7.43

The communal open space requirement amounts to some 577 sq. m (which equates
to the Apartment Guidelines 2020 requirements on provision). 734sqm of external
communal amenity is provided through-out the site for resident use in compliance with
the plan.

7.44

With reference to public open space, the Newly adopted Plan notes that to qualify as
public open space the area must be designed and located to be publicly accessible
and useable by all in the County; generally free from attenuation measures; and
capable of being taken in charge (i.e. must accord with the Council policy on taking in
charge of open spaces).

7.45

The proposed development provides 514sqm of public open space which equates to
c. 23% of the (net) site area which exceeds the plan requirements.
Section 12.8.5.4 ‘Roof Gardens’

7.46

Section 12.8.5.4 ‘Roof Gardens’ (amendment (196) states:
“Roof gardens are a valuable form of urban greening (see Section 3.4.4.1).
Consideration of the use of roof gardens as communal open space shall be on a caseby-case basis and will not normally be acceptable on a site where there is scope to
provide communal open space at grade, as roof gardens do not provide the same
standard of amenity particularly to young children. Consideration must also be given
to the overall design, layout, and location of the roof garden, including its height. For
larger apartment schemes in excess of 50 units no more than 30% of the communal
open space shall be provided by way of a roof garden.
While recognising that the primary form of communal open space should be provided
at grade, where intensive green roofs are being provided in accordance with Section
12.8.6.3 and Appendix 7.2 there may be scope for their use as additional amenity areas
in the form of roof gardens. In addition, there may be certain instances such as on
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smaller town centre infill schemes where there is only scope for a roof garden. Roof
gardens will be considered subject to the following –
•
•
•

•
•
•
7.47

Safety consideration including safe access by children.
Wind and climate assessment.
Daylight and sunlight assessment (on small town centre infill schemes, where
all communal open space is provided by way of a roof garden, daylight and
sunlight standards should be higher than minimum standards for more than
50% of the development).
Maintenance issues.
Provision of suitable landscaping plans which provide for a diverse range of
plants which have year round interest, pollinator friendly and are suitably
adapted to the rooftop conditions.
Visual assessment.

Communal amenity space is proposed in a series of roof gardens across 1st, 5th, 6th
and 10th floor levels. All of the above assessments have been carried out and as
required a demonstrate that the proposed roof gardens are suitable for their intended
use. It is noted that level 5 does not meet the full sunlight/daylight requirements. This
terrace has not been included in the overall communal open space requirement.
Notwithstanding, the other spaces exceed this requirement. It is noted that 514sqm of
public open space is also provided on the site.

SANDYFORD URBAN FRAMEWORK – APPENDIX 17 OF THE DUN
LAOGHAIRE RATHDOWN COUNTY DEVELOPMENT PLAN 2022-2028
Land Use Zone
7.48

The land use zoning of the site remains unchanged under the zoning objective of A2 1
- Residential Zone 5:
“It is an objective of the Council to provide for the creation of Sustainable Residential
Neighbourhoods, and preserve and protect residential amenity in Zone 5 of Sandyford
Business District” as set out in the Sandyford Urban Framework Plan contained at
Appendix 17 of the newly adopted Dun Laoghaire Rathdown County Development
Plan 2022-2028.
and land use zone ‘F – Open Space Zone 7’
“It is an objective of the Council to preserve and provide for open space with ancillary
recreational amenities”

7.49

The newly adopted plan includes a new classification of use; ‘Residential – Built-toRent’ which applies to the subject proposal. This is ‘open for consideration’ under the
A2 land use zoning and applies to the subject site. The portion of the site zoned ‘open
space’ has been designed as a linear park, including planting and open space.

7.50

It is respectfully submitted that the subject site, given its location c. 350m and 500m
from two Luas stops at Stillorgan and Sandyford Luas Stops respectively, in addition
to proximity to multiple shops and services at the Beacon South Quarter and the largescale employment centres of Stillorgan, Central Park and Sandyford Business District
itself, the site is ideally placed to accommodate the proposed BTR residential
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development. Its strategic location is well positioned to accommodate BTR
development.
Zone 5 Residential
7.51

It is an objective of the Council to provide for the creation of Sustainable Residential
Neighbourhoods and preserve and protect residential amenity in Zone 5 of the
Sandyford Business District. The following objectives from the SUFP also aim to
provide residential amenity:
“A2 1 - Residential Zone 5 – It is an objective of the Council to provide for the creation
of Sustainable Residential Neighbourhoods, and preserve and protect residential
amenity in Zone 5 of Sandyford Business District.
A2 2 – It is an objective of the Council to require the provision of indoor community
facilities as part of residential development schemes and in accordance with the Land
Use Zoning Objectives (Appendix 1 of this Plan).
A2 3 – It is an objective of the Council to require all residential development within
Zone 5 to benefit from public open space in accordance with the requirements set
down in the Dún Laoghaire-Rathdown County Development Plan. The applicant shall
set out clearly in any proposed development how this requirement is being addressed.
Where the Planning Authority agrees that it is not possible to provide meaningful and
useable public open space or where a specific local objective requires, the applicant
shall provide indoor community facilities (e.g. community rooms, indoor active
recreational uses for residents), or a financial contribution in lieu of open space, the
nature of which should be agreed with the Planning Authority at pre-planning stage.
A2 4 – It is an objective of the Council to require all residential developments to provide
private open space in accordance with the requirements set down in the Dún
Laoghaire-Rathdown County Development Plan and the “Sustainable Urban Housing:
Design Standards for New Apartments Guidelines for Planning Authorities” (2018).
A2 5 – It is an objective of the Council to require a set back of the building line along
Carmanhall Road to protect the existing sylvan character and to provide a buffer from
the employment uses opposite (Drawing 10).”

7.52

As part of the build-to-rent development, co-working spaces, a resident’s lounge and
a gym have been provided for resident use. Private open space is provided at each
unit in the form of a balcony or terrace in accordance with development plan standards.

7.53

The building line of the development has been set back from Carmanhall Road (northeastern boundary). This is in keeping with objective A25 and a publicly accessible
linear park is proposed within the setback area, providing a link to a future pocket park
to the west.

7.54

The linear park creates a high quality, safe, attractive and functional public realm by
providing passive surveillance, planting, street furniture, high quality design and
materials.

7.55

Section 2.3.5: Objective A2 – Residential Zone 5 of the SUFP further states:
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“Zone 5 consists of areas where residential development should be the primary land
use and the environment should be designed to be conducive to the development of
sustainable residential neighbourhoods. Three distinct areas have been identified
within the Sandyford Business District, each with potential for its own character.
Carmanhall Road Neighbourhood
This residential neighbourhood is to be centrally located within Sandyford Business
District adjacent to the Mixed Use Core Area, reducing the need to travel and
enhancing the viability of retail facilities and services and the vitality of the area as a
whole. It is suitably located close to existing residential developments at Beacon South
Quarter, Rockbrook and at Corrig Road and Ballymoss Road and is within walking
distance of proposed social, educational and recreational amenities and the proposed
transport interchange and Luas along Blackthorn Drive/Avenue
The outer edge of this residential area, fronting Blackthorn Road, provides for uses
that will create active street frontage and provide a transition between the residential
area and the opposing employment based areas along Blackthorn Road. It is
anticipated that these own door business units will provide appropriate facilities for
small businesses (Map 1, SLO 55).
Figure 19 - Extract - Map 1 showing SLO 55 and SLO 52 in relation to the subject site and
the Carmanhall Neighbourhood (indicative site location outlined in red)

To ensure the appropriate provision of social and community infrastructure to serve
the needs of the resident and employee population, a Specific Local Objective, SLO
52, has been included in the Plan. The location of these indoor community facilities
(e.g. community rooms, indoor active recreational uses for residents) has been
determined in accordance with urban design principles and having regard to the
protection of residential amenity, and has therefore, been identified at ground floor
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level along the north eastern edge of this residential neighbourhood, at the junction of
Carmanhall Road and Blackthorn Road. Permitted development will help achieve this
objective.” (SUFP Appendix 2)
7.56

The subject site is located within the Carmanhall Road Neighbourhood as identified ‘A’
on Map 1 (see above figure). The site is not effected by SLO 52 or SLO 55 as referred
to above. SLO 52 refers to the corner of Carmanhall Road and Blackthorn Road and
SLO 55 refers to sites fronting Blackthorn Road. Notwithstanding, it is noted that a
residents co-working space and a residents lounge are provided at ground floor level
of the proposed building directly overlooking the proposed public open space. In
addition, own door access is provided to ground floor units fronting both Carmanhall
Road and Ravens Rock Road.
Zone 7 Open Space

7.57

The following relevant objectives apply to areas within the ‘open space’ zone:
“F3 It is an objective of the Council to develop a Sandyford Business District Civic Park
(circa 0.8ha of public open space) through a combination of development contributions
and other funding streams. A balance will be struck in the design and the layout of this
park between the smart, civic quality of an urban square, and the casual, spontaneous
nature of a residential area. This will include significant water features, a high degree
of sculptural influence, play opportunities, including those for children’s play, hard &
soft landscape features and extensive tree planting (Map 1, SLO 57)
F4 It is an objective of the Council to provide public open space for active and
recreational uses as identified on Drawing No. 10. The Local Authority will actively
pursue the provision of this public open space. This public open space will be funded
in accordance with the Development Contribution Scheme adopted for the Plan area.
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Figure 20 - Extract - Drawing 10 – Amenity Open Space (indicative site location
outlined in red)

F5 It is an objective of the Council to facilitate the provision of a series of pocket
parks/urban plazas to be used for small scale localised recreation. These public open
spaces may be themed so as to provide a variety of experiences (e.g. landscaped or
small active recreational facility). These parks provide break out areas along the Green
Routes. (Map 1, SLO 59)
F6 It is an objective of the Council to protect the stands of trees within South County
Business Park by including them and the lands within which they stand, within the
Open Space zoning.”
7.58

The entire area zoned ‘open space’ at the frontage of the site adjoining Carmanhall
Road has been designed as public open space, equating to 514sqm of landscaped
space for public use.

7.59

This linear park will eventually provide a connection to the future proposed park
indicated in red and black hatch on the figure above. The proposal meets the objectives
of the land use zone in respect of green routes along Carmanhall Road.
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Density
“A2 1 It is an objective of the Council to ensure the residential neighbourhoods are
developed at a density that is in accordance with the density provision set out in Map
2.”
7.60

Map 2 indicates a maximum density of 70 units per hectare for the subject site as
outlined in red below.
Figure 21 – Map 2 existing and proposed residential densities

Objective DS4 also states:
“It is an objective of the Council to ensure where the plot ratio is equal to or less than
1:2, the form of development should be looser, allowing for views between buildings
and landscaped areas between buildings (Drawing 11).”
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Figure 22 - Extract - Drawing 11 – Design Principles and Character Areas

7.61

The Architectural Design Statement by Henry J Lyons sets out in detail the rationale
and design development of the massing and design of the proposed development. The
proposed development has been designed to allow for future development on the
adjoining sites and is entirely consistent with the principles of Diagram 11 as shown
above. A Visual Impact Assessment has been prepared by City Designer and also
accompanies the application. Verified Photomontages by Visual Lab illustrate the full
visual extent of the proposed scheme from a selection of positions nearby. Each
projected view is accompanied by a commentary on the perceived visual impact of the
development.

7.62

The proposed development has a density of 454 units per ha and therefore exceeds
the density of 70 units per hectare for the subject site as set out in the SUFP. However,
An Bord Pleanála may still grant planning permission for the proposed development,
should it consider that a material contravention of the County Development Plan arises.
A detailed justification for the material contravention of the density objective is provided
in the accompanying Statement of Material Contravention.
Height

7.63

Policy SUFP 3 – Building Height in Sandyford Business District states:

John Spain Associates

81

Planning & Development Consultants

March 2022

Planning Report and Statement of Consistency

“It is Council Policy that building height in Sandyford Business District accords with the
height limits indicated on Building Height Map 3.
BH1 It is an objective of the Council to ensure that Sandyford Business District is
developed in accordance with height limits set out in Map 3 Building Height subject to
the building making a positive contribution to the built form as set out above.”
Figure 23 –Map 3 existing and proposed residential heights

7.64

Map 3 indicates a maximum building height of 3-5 storeys for the site. In addition to
this Objective BH2 states that;
BH2 It is an objective of the Council to require applicants to include with their proposals
an analysis of the impact of the height and positioning of buildings on:
•
•
•
•
•
•

7.65

Immediate and surrounding environment
Adjoining structures;
Open spaces;
Public realm (including impact on streets, spaces, pedestrian and cycle
routes, identified green routes, and with particular emphasis on shadow
impact);
Views and Vistas; and
Impact on micro climates (such as wind funnels and overshadowing)

However Objective BH5 SUFP provides flexibility to potential height increases, stating
that:
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“Additional height may be permitted where it can be demonstrated that additional
height over the height limits identified on Map 3 accords with policy objective BHS1
and BHS2, of the Dun Laoghaire Rathdown County Development Plan 2022-2028,
Appendix 5 subject to complying with the safeguards outlined in these policies as set
out in Table 5.1 of the BH Strategy and any other development limits/phasing set out
in the SUFP. Any application for increased height or taller buildings over and above
the parameters set out in Map 3 shall be subject to assessment under policy objective
BHS1 and BHS2 of the CDP.”
7.66

The Architectural Design Statement by Henry J Lyons sets out in detail the rationale
and design development of the massing and design of the proposed development in
respect of Policy Objective BHS1 and BHS2. A Visual Impact Assessment has been
prepared by City Designer and also accompanies the application. Verified
Photomontages by Visual Lab illustrate the full visual extent of the proposed scheme
from a selection of positions nearby. Each projected view is accompanied by a
commentary on the perceived visual impact of the development. The impact
assessment range is from none to moderate to significant.

7.67

We refer the Board to Appendix 3 of this statement which addresses the criteria
outlined in Appendix 5 of the CDP.

7.68

Elements of the proposed development are up to 6 storeys higher than provided for in
the urban framework plan that applies to the site. However, An Bord Pleanála may still
grant planning permission for the proposed development, should it consider that a
material contravention of the County Development Plan arises. A detailed justification
of the material contravention of the height is provided in the accompanying Statement
of Material Contravention.
Public Realm

7.69

The newly adopted plan lists the following policies and objectives which are relevant
to the proposal in relation to public realm, mature trees and green routes:
“Policy SUFP 4 Public Realm – It is Council policy to promote a high standard of public
realm within Sandyford Business District. Public realm is defined as all external spaces
that are publicly accessible, including streets, parking areas, footpaths, squares and
parks.
PR9 It is an objective of the Council to protect the mature trees and their setting at
Burton Hall and along Carmanhall Road.
WF3 It is an objective of the Council to provide Green Routes that will link the open
space network (in particular the pocket parks and urban plazas), along streets within
the Sandyford Business District. These routes will cater for pedestrians and cyclists.
The routes shall provide the connectivity identified in Drawing 10.”

7.70

The proposed development includes a linear park adjacent to Carmanhall Road. This
linear park will provide a green route for pedestrians and cyclists along Carmanhall
Road and a green connection to a future park to the west, as identified in Drawing 10
(refer to figure above). This will provide usable public space and incorporate existing
mature trees where possible, as well as provide additional planting. A landscape
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masterplan has been submitted as part of this application prepared by Park Hood
which sets out details for the ongoing maintenance and upkeep of the park. In addition
an Arboricultural Impact Assessment has been prepared by Charles McCorkell and
sets out tree protection zones and detailed construction measures to ensure the
protection of trees on the site during the construction phase of the development.
Water and Drainage
7.71

SWD1 states that it is an objective of the Council to ensure that stormwater
management and Sustainable Drainage Measures (SuDS), including a requirement to
undertake Stormwater Audits, shall form part of any application.

7.72

A Stormwater Audit has been carried out and is included in the Engineering Services
Report by CS Consulting.
Transport

7.73

The Framework Plan states the following in relation to sustainable transport modes:
“TAM1 It is an objective of the Council to require all future development in the
Sandyford Business District to achieve a peak hour transport mode split of 45% trips
by car drivers (maximum) and 55% trips by walking, cycling and public transport and
other sustainable modes (minimum targets) as per Government policy stated in the
document published by the Department of Transport entitled, ‘Smarter Travel, A
Sustainable Transport Future 2009-2020’.

7.74

In addition, TAM8 and TAM9 detail requirements in relation to transport and travel:
“TAM8 It is an objective of the Council to require future developments within the
Sandyford Business District that impact on the road network to submit a Quality Audit
to be carried out in accordance with DMURS and best UK practice. Note: Potential
applicants for planning permission should engage in pre-planning discussions with the
Council’s Transportation Section to ascertain which audits, if any, should be submitted
with the application. Further details on the guidance on the audit thresholds can be
found within the ‘ Development Management Thresholds’.
TAM9 It is an objective of the Council that a Travel Plan will be required for
developments in the Sandyford Urban Framework Plan that exceed the thresholds set
in the following table. “
Land Use

Travel Plan Statement

Residential Development

50 dwellings

Threshold for Full Travel plan
100 dwellings

The ‘outcome’ based Travel Plan shall set out how the end users of the development
will accord with sustainable travel objectives and show how the modal split targets as
per Smarter Travel- A Sustainable Transport Future (2009) will be met. All developers
will be required to commit to achieving the targets set in Smarter Travel and agree to
ongoing monitoring and compliance as part of the planning process. In this regard,
Travel Plans should be prepared having regard to the guidance detailed within the
NTA’s ‘Achieving Effective Workplace Travel Plan Guidance for Local Authorities’
(2012). For development that does not meet the thresholds, a Travel Statement will be
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required focusing on specific measures within the development to encourage and
promote sustainable travel.
7.75

CS Consulting have prepared a Traffic and Transportation Statement and a Residential
Travel Plan, both of which accompany this application in accordance with TAM8 and
TAM9. This Statement includes a Travel Plan and Quality Audit in accordance with
DMURS. The overall development has an emphasis on sustainable transport through
reduced car parking provided, cycle parking provision and the location of the site in
relation to the surrounding Luas Stops.

8.0

PART V

8.1

The applicant has entered into initial discussions with the Housing Department of Dun
Laoghaire Rathdown County Council in respect to Part V. The applicant agrees to
accept a condition on a grant of planning permission, if the Board is minded to approve
the proposed development, which requires the applicant to enter into a Part V
agreement with Dun Laoghaire Rathdown County Council as per their requirements
prior to the commencement of development. A letter from Dun Laoghaire Rathdown
County Council is submitted as part of this application.

8.2

The applicant’s Part V proposals are described and mapped in the design brochure
accompanying this planning application. The proposal is to provide 10 no. of the
residential apartments. Please refer to the accompanying drawings, schedule of
accommodation and costings for full details, as well as the A&L Goodbody letter
confirming acquisition date of the subject site for the purposes of Part V.

9.0

CONCLUSIONS

9.1

The statement set out herein demonstrates the consistency of the proposed
development with the relevant national, regional and local planning policy context.
Where the proposed development may be considered to materially contravene the
current and adopted County Development Plans, a full justification is outlined in the
accompanying Statement of Material Contravention. At a national and regional level,
this statement has demonstrated the consistency of the development with the
following:
•
•
•
•
•
•
•
•
•
•
•
•

National Planning Framework;
Rebuilding Ireland – Action Plan for Housing and Homelessness
Regional Economic and Spatial Strategy for the East and Midlands Region
2019;
Guidelines for Planning Authorities on Sustainable Residential Development
in Urban Areas (2009), and the accompanying Urban Design Manual;
Guidelines for Planning Authorities on Urban Design Standards for New
Apartments (2018);
Guidelines for Planning Authorities Urban Development and Building Height
Guidelines (December 2020);
Delivering Homes, Sustaining Communities (2008) and the accompanying
Best Practice Guidelines- Quality Housing for Sustainable Communities;
Design Manual for Urban Roads and Streets (2013);
Guidelines for Planning Authorities on Childcare Facilities (2001);
The Planning System and Flood Risk Management (2009);
Draft Water Services Guidelines for Planning Authorities (2018);
Birds and Habitats Directive – Appropriate Assessment
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•
•
9.2

9.3

9.4

Dun Laoghaire Rathdown County Development Plan 2016-2022
Dun Laoghaire Rathdown County Development Plan 2022-2028

Consistency is also demonstrated with the policies and provisions of the Dun Laoghaire
Rathdown County Development Plan 2016-2022 and the Dun Laoghaire Rathdown
County Development Plan 2022-2028 subject to the material contravention issues
identified in the Material Contravention Statement accompanying this application.
It is respectfully submitted that the proposed development will provide an appropriate
form of high-quality residential development comprising residential, open space, and
amenity on the subject lands.
In conclusion, it is respectfully submitted that the proposed development is consistent
with and in accordance with the proper planning and sustainable development of the
area, and complies with all relevant national, regional and local planning policies and
guidelines.
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APPENDIX 1: SECTION 247 MEETINGS – DUN LAOGHAIRE RATHDOWN COUNTY
COUNCIL
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APPENDIX 2: INITIAL CRECHE NEEDS ASSESSMENT
Introduction
This assessment has been undertaken by John Spain Associates on behalf Ravensbrook Ltd,
to review the need for a crèche facility within the proposed build-to-rent residential
development at Units 31 and 31a Ravens Rock Road, Sandyford Dublin 18, on a site of c.
0.23 hectares.
The following report has had regard to the Dun Laoghaire Rathdown County Development
Plan 2016–2022, the Childcare Facilities Guidelines for Planning Authorities (2001) as well as
the Design Standards for Apartments 2018. The Report examines the existing level of
childcare provision in the area.
An assessment in the context of CSO data regarding existing childcare provision and the
characteristics of the population in the locality is included. A further assessment of current
capacity in the area will be undertaken prior to lodgement of the final application upon the
reopening of all creches following lockdown restrictions.
Creche Assessment
Based on the above Departmental Guidelines and Planning Policy within the Local
Development Plan, the exclusion of a crèche facility at the site is required to be justified based
on the following:
•
•

The emerging demographic profile of the area; and
Adequate childcare facilities in adjoining developments.

Existing Creche Provision – Sandyford
John Spain Associates reviewed the creche provision in the locality using the www.Pobal.ie
website. In addition to the Pobal review, Dun Laoghaire Rathdown County Childcare
Committee was contacted requesting details of childcare services and capacity available in
the catchment area and individual creches were contacted. The Dun Laoghaire Rathdown
County Childcare Committee advised that there was no existing capacity in the area but
figures were not provided in relation to this.
John Spain Associates endeavoured to contact the creches identified within the below map
however due to lockdown restrictions at the time of writing, the creches were either closed or
not in a position to provide information on current capacity. It is therefore proposed that an
assessment is undertaken upon the full reopening of creches in the area. This final review will
be submitted with the final planning application to An Bord Pleanála.
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Figure 0.1 – Childcare Provision

Source: Google Maps
Demographic Profile – Local Catchment
According to the most recent Census (2016), there were 560 no. 0-4 children in the catchment
area of Electoral Divisions of Dundrum-Balally, which is 7% of the total population, which was
8,035. This compares accurately to 7% of the overall population of the state within the 0-4
age cohort.
Table 0.1 – Children in 0-4 Age Cohort
Location
2016
Total Population 0-4 Pre- Percentage % 0-4 PrePopulation
school
school
Dundrum-Balally 8,035
560
7
Source: CSO Census 2016
Creche Demand
Quarterly National Household Survey (QNHS) 2016
The Quarterly National Household Survey (QNHS) carried out by the Central Statistics Office
(CSO) includes a special module on childcare. The QNHS states that the percentage of preschool children that are minded by a parent is 62%, while the corresponding figure for primary
school children is 74%. The most commonly used non-parental childcare type for pre-school
children is a creche/Montessori/group/aftercare school facility. This type of care is used by
19%1 of pre-school children, with the highest rate of use in Dublin at 25%.
1

https://pdf.cso.ie/www/pdf/20170706100048_QNHS_Childcare_Quarter_3_2016_summary.pdf
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A breakdown of the proposed 101 no. units at the site is noted as follows:
•
•

65 no. 1-bed apartments;
36 no. 2-bed apartments.

Total – 101 no. apartments.
From the above, excluding the studio and 1-bedroom apartments [101 – 65 = 36] (as per 2018
Apartment Guidelines), this leaves a potential requirement of 10 childcare spaces using the
20 spaces per 75 dwellings (based on 36 no. units). However, both the Dun Laoghaire
Rathdown CDP and the 2001 Guidelines acknowledge that the requirements for a creche are
based on a number of factors such as population below 4 years of age, location, and existing
creche provision. It is further noted that there if the 2 no. bedroom units were excluded from
the development, there would not be any requirement for childcare spaces.
The overall number of dwellings proposed is 101 units. This equates to a potential population
of 273 persons (based on 2.7 persons per household). This is considered an over-estimate
due to the number of 1 and 2 bedroom dwellings within the scheme and its build to rent nature.
According to the 2016 Census, the proportion of 0-4 age cohort was 7%, which if applied to
the 273 figure (for the 101 no. dwellings) would equate to 19 children potentially within the
scheme requiring childcare.
As noted earlier, in accordance with the Childcare Guidelines, when 1 bedroom units are
excluded, this results in a potential for 97 people to be accommodated within the scheme. This
in turn would equate to 7 children potentially requiring childcare (based on 7% of the
population). This would potentially generate a need to accommodate 7children between 0 –
4, assuming all of the children used childcare.
However, it is noted that the percentage of children availing of childcare is just 25% as outlined
in the QNHS 2016, while the remainder of children are minded by other relatives, au pairs etc.
Using the CSO figures, and a similar proportion (25%) of the 0-4 age cohort which avail of
childcare places, this would equate to a potential creche requirement of c.2 places (based on
25% of 7 children).
Conclusion
Due to the proposed unit mix of exclusively 1 and 2 bedroom units and the overall proximity
to Sandyford Industrial Estate, it is not proposed to include a creche within the development.
This would prevent an over-provision of childcare spaces, support existing creche providers,
while still catering for the initial spaces through the existing supply.
The Guidelines for Planning Authorities on Childcare Facilities, the Apartment Guidelines
2018, and Sustainable Residential Development in Urban Areas (2009), acknowledge that the
standards are recommendations only and do not represent minimum mandatory requirements.
The Apartment Guidelines state that one bedroom or studio units should not be considered to
contribute to childcare provision and that subject to location this may also apply in part or
whole to units with two or more bedrooms. It is noted in both the current and adopted Dun
Laoghaire Rathdown Development plans that childcare facilities should be an integral part of
proposals for new residential developments and to improve/expand existing childcare facilities
across the County (PHP6 of existing plan and SIC11of adopted plan).
When the 1 bedroom units are excluded, this results in a total of 36 units. This then results in
a potential for 97 people to be accommodated within the scheme. This in turn would equate
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to 7 children potentially requiring childcare (based on 7% of the population). This would
potentially generate a need to accommodate 7 children between 0 – 4, assuming all of the
children used childcare.
However, it is noted that the percentage of children availing of childcare is just 25% as outlined
in the QNHS 2016, while the remainder of children are minded by other relatives, au pairs etc.
Using the CSO figures, and a similar proportion (25%) of the 0-4 age cohort which avail of
childcare places, this would equate to a potential creche requirement of c.2 places (based on
25% of 13 children).
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APPENDIX 3: COMPLIANCE WITH TABLE 5.1 OF THE HEIGHT STRATEGY
At County Level
Criteria
Proposal assists in securing objectives of the NPF, in terms of focusing
development in key urban centres, fulfilling targets in relation to
brownfield, infill development and delivering compact growth.
DM
Requirement
Response:
As set out in detail at Section 4 above, the proposal provides 101 no.
additional residential units and greatly contributes to the delivery of the
NPF objectives in relation to brownfield sites.
Criteria
Site must be well served by public transport – i.e. within 1000 metre/10
minute walk band of LUAS stop, DART Stations or Core/Quality Bus
Corridor, 500 metre/5 minute walk band of Bus Priority Route - with high
capacity, frequent service and good links to other modes of public
transport.
Response
The site is located c 350m from the Stillorgan Luas stop and 550m from
the Sandyfrod Luas stop and numerous bus stops which provide an
existing high capacity, high frequency service.
Criteria
Proposal must successfully integrate into/enhance the character and
public realm of the area, having regard to topography, cultural context,
setting of key landmarks. In relation to character and public realm the
proposal may enclose a street or crossroads or public transport
interchange to the benefit of the legibility, appearance or character of the
area
DM
Landscape and visual assessment by suitably qualified practitioner.
Requirement
Urban Design Statement. Street Design Audit (DMURS 2019).
A Design Townscape and Visual Assessment has been undertaken by
Response
Citydesigner and accompanies the application. Photomontages from 14
no. view locations prepared by Visual Lab have also been prepared. The
assessment concludes;
‘The success of the design is confirmed in the assessments set out with
the images of the 14 views. In each case it has been possible to be
positive about the scheme, in terms of its height, massing, and
elevational compositions, materiality and landscaping. Views 6, 9, 11,
12, 13, and 14 are the key views which most fully illustrate these
successes.’

Criteria

John Spain Associates

A design Statement has been prepared by Henry J Lyons Architects and
accompanies the proposal. A DMURS statement is also included from
CS Consulting Engineers.
Protected Views and Prospects: Proposals should not adversely affect
the skyline or detract from key elements within the view whether in
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foreground, middle ground or background. A proposal may frame an
important view.
There are no protected views in the vicinity of the site.
Infrastructural carrying capacity of area as set out in Core Strategy of
CDP, relevant Urban Framework Plan or Local Area Plan.
A letter of Confirmation of Feasibility and a letter of Design Acceptance
has been provided by Irish Water.
Proposed Material Amendment no. 377- Proposals must demonstrate
regard to the relative energy cost of and expected embodied and
operational carbon emissions over the lifetime of the development
-

The proposed development includes an Energy Statement prepared by
Axiseng Consulting Engineers along with a Lifecycle report prepared by
Henry J Lyons and the Design Team.
At District/Neighbourhood/Street Level
Criteria
Proposal must respond to its overall natural and built environment and
make a positive contribution to the urban neighbourhood and
streetscape.
DM
Proposal should demonstrate compliance with the 12 criteria as set out
Requirement
in “Sustainable Residential Development in Urban areas, Guidelines for
Planning Authorities” 2009. Street Design Audit (DMURS 2019
The Planning Report and Statement of Consistency sets out compliance
Response
with the criteria. In addition, DMURs compliance is set out in the CS
Consulting report.
Criteria
Proposal should not be monolithic and should avoid long, uninterrupted
walls of building in the form of slab blocks.
DM
Design Statement.
Requirement
Response
The proposed development is not monolithic and avoids long
uninterrupted walls. We refer to the Design Statement by Henry J Lyons
Architects
Criteria
DM
Requirement
Response

John Spain Associates

Proposal must show use of high quality, well considered materials.
Design Statement
Lifecycle Report
As detailed in the Design Statement prepared by Henry J Lyons
Architects, the proposal specifically has taken account of the need to
break up the mass of the building. The proposals incorporate a brick
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Requirement
Response

Criteria
DM
Requirement
Response

Criteria
DM
Requirement
Response

Criteria
DM
Requirement
Response

Criteria
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finish, with bronze mental finishings and high-quality external finishes
and paving, in combination with soft landscaping.
We also refer to the Materials Report by Henry J Lyons Architects.
Proposal where relevant must enhance urban design context for public
spaces and key thoroughfares and marine or river/stream frontage.
Must also meet the requirements of “The Planning System and Flood
Risk Management Guidelines for Planning Authorities, 2009”
The application site is not located on a marine/stream frontage. The
proposed development provides 514sqm of public open space in
addition to public realm upgrades and enhancements.
Proposal must make a positive contribution to the improvement of
legibility through the site or wider urban area. Where the building meets
the street, public realm should be improved
The proposal includes public realm upgrades which will integrate to the
future linear park identified in accordance with the Sandyford Framework
Plan.
Proposal must positively contribute to the mix of uses and /or
building/dwelling typologies available in the area
Design Statement
The site is zoned for residential purposes (Zone 5) and open space
(Zone 7) and residential development and associated communal
amenity space is proposed at the site, in addition to public open space
provided across the Zone 5 lands at the frontage of the site adjoining
Carmanhall Road.
Proposal should provide an appropriate level of enclosure of streets or
spaces.
Design Statement
The proposal has been carefully designed to provide a sense of enclose
on both street frontages, particularly fronting Carmanhall Road in
combination with existing adjacent development and the proposed public
park.
Proposal should be of an urban grain that allows meaningful human
contact between all levels of buildings and the street or spaces.
Own door units and residential amenity space have been carefully
located at ground floor level. This creates a more fine grain frontage to
the street at ground floor level.
Proposal must make a positive contribution to the character and identity
of the neighbourhood
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The proposal retains existing mature trees on the site and integrates
them successfully within the scheme. The proposal will retain the
Sylvanian character of this section of Ravens Rock Road and
Carmnahall Road and will allow for connection to the future linear park
to the north-west as set out in the SUFP.
Proposal must respect the form of buildings and landscape around the
site’s edges and the amenity enjoyed by neighbouring properties
-

Careful consideration of the future amenity of developments on adjoining
sites has formed a core design component of this application. This is
detailed in the Architectural Design Statement by HJL Architects and
Opinion Response Report prepared by JSA.
At site/building scale
Criteria
Proposed design should maximise access to natural daylight, ventilation
and views and minimise overshadowing.
DM
Requirement
Response
Criteria
Proposal should demonstrate how it complies with quantitative
performance standards on daylight and sunlight as set out in BRE
guidance “Site Layout Planning for Daylight and Sunlight” (2nd Edition).
Where a proposal does not meet all the requirements, this must be
clearly identified and the rationale for any alternative, compensatory
design solutions must be set out. On relatively unconstrained sites
requirements should be met.
DM
Must address impact on adjoining properties/spaces
Requirement
Response
We refer the Board to the Sunlight/daylight report prepared by BPG3
Consulting which assesses the impact on adjoining properties. Further
detail/assessment is provided in the HJL Design Statement.
Criteria
Proposal should ensure no significant adverse impact on adjoining
properties by way of overlooking overbearing and/or overshadowing
DM
Requirement
Response
We refer to the Opinion Response Report prepared by John Spain
Associates which addresses this item in detail. Careful consideration has
been given to the boundary interfaces with adjoining properties and
opaque panelling has been implemented where setbacks could not be
achieved, given the constrained size of the site.
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Proposal should not negatively impact on an Architectural Conservation
Area (ACA) or the setting of a protected structure
-

The site is not located in or adjacent to an Architectural Conservation
Area, nor does the site contain a protected structure and therefore not
relevant to the proposed development.
County Specific Criteria
Criteria
Having regard to the County’s outstanding architectural heritage which
is located along the coast , where increased height and/or taller buildings
are proposed within the Coastal area from Booterstown to Dalkey the
proposal should protect the particular character of the coastline. Any
such proposals should relate to the existing coastal towns and villages
as opposed to the coastal corridor.
DM
An urban design study and visual impact assessment study should be
Requirement
submitted and should address where appropriate views from the sea
and/or piers.
Response
Not relevant to the proposed development.
Criteria
Having regard to the high quality mountain foothill landscape that
characterises parts of the County any proposals for increased heights
and/or taller building in this area should ensure appropriate scale, height
and massing so as to avoid being obtrusive.
DM
Requirement
Response
Not relevant to the proposed development.
Criteria
Additional specific requirements (Applications are advised that
requirement for same should be teased out at pre-planning’s stage).
DM
Requirement
Response
The wide suite of documents submitted has had regard to the preplanning meetings and requirements of An Bord Pleanála’s opinion as
well as the DM requirements of the Plan.
Criteria
Specific assessments such as assessment of microclimatic impacts
such as down draft.
DM
Requirement
Response
We refer the Board to the Wind Assessment by BFluid.
Criteria
Potential interaction of building, materials and lighting on flight lines in
locations in proximity to sensitive bird/bat areas.
DM
Requirement
Response
The Ecological Impact Assessment prepared by Enviroguide confirm no
impact on bird or bat sensitive areas.
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Requirement
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Criteria
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Requirement
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Requirement
Response

John Spain Associates

Planning Report and Statement of Consistency

Assessment that the proposals allows for the
telecommunications channels, such as microwave links.
-

retention

of

We refer the Board to the enclosed Telecommunications report by ISM,
which confirms no impact.
An assessment that the proposal maintains safe air navigation.
-

Relevant environmental assessment requirements, including SEA, EIA
(schedule 7 information if required), AA and Ecological Impact
Assessment, as appropriate.
The relevant information is provided in the application comprising AA
screening, and Ecological Impact Assessment by Enviroguide and an
EIA Screening (schedule 7 information) by AWN Consulting.
Additional criteria for larger redevelopment sites with taller buildings
Not applicable to the subject site
Proposal should make a positive contribution to place making,
incorporating new streets where appropriate, using massing and height
to achieve densities but with variety and scale and form to respond to
scale of adjoining development.
The proposed development includes a public open space area which
comprises c. 23% of the site area, creating a high-quality space, which
will make a positive contribution to place making. The development
includes a range of heights and massing which will positively contribute
to placemaking and responds to the scale of existing development to the
north-east and emerging development to the south.
For larger unconstrained redevelopment sties BRE standard for daylight
and sunlight/any forthcoming EU standards on daylight sunlight should
be met.
We refer the Board to the Sunlight/daylight report prepared by BPG3
Consulting which demonstrates compliance with the BRE Guidelines
and relevant EU standards.

98

Planning & Development Consultants

