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1.0

INTRODUCTION
The purpose of this document is to respond to the issues raised by An Bord Pleanála in their
Notice of Pre-Application Consultation Opinion, dated 4th December 2020 in respect of a
proposed Student Accommodation development on a site at Our Lady’s Grove (which includes
an existing childcare facility ‘The Grove After School Care’, Our Lady’s Grove Goatstown Dublin
14, D14 V290 and D14 N8C2), Goatstown Road, Goatstown, Dublin 14.
The Opinion states that it is the Board’s determination that having considered the issues raised
in the Pre-Application consultation process and, having regard to the consultation meeting and
the submission of the Planning Authority, that the documents submitted with the request to
enter into consultation require further consideration and amendment to constitute a reasonable
basis for lodging an application for a Strategic Housing Development.
The Opinion outlines specific information that An Bord Pleanála consider should be submitted
with any planning application (outlined in Section 2.0 of this Report). An Bord Pleanála has
requested that 4 No. Statutory Consultees should be notified in the event of making an
application (outlined in Section 3.0 of this Report).

1.1

Changes to the Proposed Development following the Pre-Planning Consultation Stage
A number of changes were made to the proposed development subsequent to the Section 5 PrePlanning Consultation Meeting held on 6th November 2020, with the key changes summarised
as follows:
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•

The height of the proposed northern, middle and southern blocks has been reduced
by a floor level, to part 5 No. to part 6 No. storeys over lower ground (legible as 7 No.
storeys from an internal courtyard at lower ground level). The Mews Blocks remain
part 3 No. to part 4 No. storeys in height.

•

The footprint of the proposed northern block has been reduced, which increases the
setback distance between the block and the north western boundary of the subject
site.

•

The siting and footprint of the mews blocks have been amended to increase the
setback distances to the southern and western site boundaries.

•

As a result of the above outlined amendments, the total quantum of Student
Accommodation bedspaces has reduced to 698 No. bedspaces.

•

The public open space provision has increased from 6,520 sq m to 7,956 sq m of
public open space, which equates to 37.5% of the subject site.

•

The material palette for the proposed development has been amended, with the
previously proposed green brick at the front of the scheme amended to provide a
more neutral colour that sits comfortably within with its surrounding environment.

•

The landscaping strategy has been further developed to ensure that the spaces
provided are functional and useable and will maximise the amenity value of the site
to the student residents and the local community.

2.0

COMMENTS OF AN BORD PLEANÁLA TO BE ADDRESSED
In their Notice of the Pre-Application Consultation Opinion dated 4th December 2020, An Bord
Pleanála stated the following:
‘An Bord Pleanála considers that the following issues need to be addressed in the
documents submitted that could result in them constituting a reasonable basis for an
application for strategic housing development.’

2.1

Item No. 1
‘Further consideration and / or justification of the documents as they relate to compliance with
local planning policy. The further consideration and / or justification should address the objectives
“to protect and / or provide for institutional use in open lands” and “to protect and preserve trees
and woodlands” that pertain to the site having regard to the provisions of the Dun Laoghaire
Rathdown Development Plan 2016-2022.’

2.1.1

Applicant’s Response
The Dun Laoghaire-Rathdown Development Plan 2016-2022 indicates that there is an ‘INST’
designation pertaining to the lands at Our Lady’s Grove, which includes the subject site. The
Development Plan outlines this objective as follows:
‘To protect and/or provide for Institutional Use in open lands.’
Policy RES5 of the Dun Laoghaire Rathdown County Development Plan 2016-2022 states:
‘Where distinct parcels of land are in institutional use (such as education, residential
or other such uses) and are proposed for redevelopment, it is Council policy to retain
the open character and/or recreational amenity of these lands wherever possible,
subject to the context of the quantity of provision of existing open space in the
general environs.’
Firstly, it is important to note that the subject lands are largely not in institutional use. The only
exception to this is a small portion of the site which provides the Afterschool building, the use of
which is to remain. The lands are greenfield and not accessible to the public. In addition, the
lands were sold by the Religious Congregation associated with Our Lady’s Grove School because
they no longer required for ‘institutional’ use/expansion. Part of the original ‘Institutional’ lands
originally owned by the Religious Congregation have already been developed to provide housing.
Policy Res 5 further states:
‘Where a well established institution plans to close, rationalise or relocate, the Council will
endeavour to reserve the use of the lands for other institutional uses, especially if the site
has an open and landscaped setting and recreational amenities are provided. Where no
demand for an alternative institutional use is evident or foreseen, the Council may permit
alternative uses subject to the zoning objectives of the area and the open character of the
lands being retained.’
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Section 8.2.3.4 xi) of the Dun Laoghaire Rathdown County Development Plan 2016-2022 repeats
the statement that:
‘Where no demand for an alternative institutional use is evident or foreseen, the Council
may permit alternative uses subject to the area’s zoning objectives and the open character
of the lands being retained’
For the purposes of clarity, the policies above refer to an ‘alternative institutional use’. The
subject lands are not currently in institutional use. It is evident from the sale of the subject site
by the Religious Congregation associated with Our Lady’s Grove School, the lands were no
longer required for ‘institutional’ use. Our Lady’s Grove Primary School and Our Lady’s Grove
Secondary School, which are adjacent to the subject lands, have furnished letters which are
enclosed with this planning application confirming that the subject lands are not required for the
expansion of educational facilities and any expansion required will take place on lands within
their own demise.
Due to the inclusion of the ‘INST’ objective at the subject lands, some 25% of the site is required
to be provided as open space. Sections 2.1.3.5 & 8.2.3.4(xi) of the Dun Laoghaire-Rathdown
Development Plan 2016-2022 state that: ‘A minimum open space provision of 25% of the total site
area (or a population based provision in accordance with Section 8.2.8.2 whichever is the greater)
will be required on Institutional Lands.’
The scheme provides recreational areas and a parkland walkway to provide a significant
contribution to the locale. The scheme will thus take a site that is not accessible and open it up
the general public.
The scheme provides 7,956 sq m public open space (37.5% of the site area) in the form of a
parkland trail and active recreational zone. A fundamental tenet of the design approach was to
provide useable open spaces that provide both visual relief and recreational opportunities that
will provide a real benefit to local communities. A number of alternatives were considered in the
design concept stages including providing the standard “green field” space that is often
associated with community open space. The design team thus focused on designing open space
that would be most valuable to the surrounding residents. Traditionally, adults would not opt to
go walk/jog around a centralised grass tract and thus a scheme that provides a perimeter
woodland route, which benefits from existing mature trees to be retained, was considered the
most appropriate. Importantly, the perimeter parkland route needs to be generous in width to
be truly useable and enjoyable and thus the route proposed is wider than 7.7 meters at its tightest
point (along the northern boundary) but is generally significantly wider, extending to 30 meters
on its western flank where a generous setback is provided to increase the feeling of openness
and allow an appreciation of the designed woodland environment, with the southern and
western sides of the site providing a woodland trail varying in with from 11-20 meters. The
woodland route is interspersed with various typologies of exercise equipment to allow it to be
used by the general public for exercise and health benefits. The open space also includes table
tennis tables and a half basketball court and hoop which will be continually available to the
general public as a recreational amenity.
The subject site provides a total of 11,088 sq m or 52% of the subject site as open space. This will
be comprised of 7,956 sq m public open space + 2,852 sq m external student open space + 280 sq
m Afterschool open space). The 280 sq m open space within the Afterschool facility will not eb
accessible to the student residents but it does contribute to the open space and character of the
site.
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In the wider context of the entire lands designated ‘institutional’, which measure approximately
60,264 sq m, if the subject scheme is granted permission there will be a total of 29,135 sq m open
space across the institutional landholding, which equates to 48% of the overall lands at The Grove
subject to the ‘INST’ designation (60,264 sq m).

Figure 2.1:

Landscape Masterplan for Subject Site

Source:

The Big Space Landscape Architecture
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Figure 2.2: CGI Showing Public Open Space Proposed Along the Western Boundary
Source: 3D Design Bureau

Figure 2.3:

CGI Showing the Communal Open Space of the Southern Courtyard with the
Activity Hub in the Foreground

Source: 3D Design Bureau
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Thus, the scheme fully complies with the 25% open space requirement on designated
Institutional landholdings. Furthermore, the proposed development will for the first time make
the subject site and the new public spaces fully open to the public which is a substantive planning
gain having regard to the fact that the site is currently in private ownership and provides no
recreational or amenity benefits to the locale.
Section 8.2.8.2 of the Dun Laoghaire-Rathdown Development Plan 2016-2022 states the
following with regard to a population based equivalent open space standard:
‘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.’
In our opinion, the above policy is clearly designed for housing units, with presumed occupancy
rates also provided in the policy for standard housing units only. The policy does not refer to
student housing use and does not provide any calculation methodology for student housing.
Thus, in our opinion this policy does not apply to the proposed student scheme. However, we
have included this matter in the enclosed Material Contravention Statement out of an
abundance of caution in the event that the Board may consider that it does in fact apply.
Applying the total number of bedspaces (698 No.) by the 15-20 sq m standard would result in an
open space standard of 10,470 sq m – 13,960 sq m. Thus, the minimum amount of open space
required would be more than a hectare in area. We strongly submit that requiring such a
substantive tract of residentially zoned urban land to be dedicated to open space would not be
in the interests of sustainable planning and maximising efficiencies of scarce urban land. We note
that the Goatstown Road is a proposed bus priority route and that the subject lands are located
1 km from the Windy Arbour Luas Station and thus are highly accessible.
Trees
The subject lands include an objective to ‘Protect and Preserve Trees and Woodland’. Section
8.2.8.6 of the Dun Laoghaire-Rathdown Development Plan 2016-2022 clarifies that:
‘New developments shall be designed to incorporate, as far as practicable, the
amenities offered by existing trees and hedgerow and new developments shall have
regard to objectives to protect and preserve trees and woodlands as identified on
the County Development Plan Maps.’ [Our Emphasis]
The Plan further states in Section 8.2.8.6 that:
‘Where it proves necessary to remove trees to facilitate development, the
Council will require the commensurate planting or replacement trees and other
plant material. This will be implemented by way of condition.’
The Design Team has sought to maximise opportunities for tree retention as part of the subject
scheme to aid in the assimilation of the scheme into its context. However, 34 No. trees are
required to be removed as part of the development and thus a planting plan which involves the
replacement of 56 No. trees is proposed, resulting in a net gain of 22 No. trees upon completion
of the proposed development. In our opinion this proposal is in line with the Development Plan
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objectives however this matter is included in the enclosed Material Contravention Statement in
the event that the Board may consider that any tree removal constitutes a Material
Contravention.
When compared to the previously permitted scheme (ABP Ref. PL06D.304420) (which was
ultimately quashed by the High Court following Judicial Review proceedings), the subject scheme
of this Planning Application proposes to retain an additional 4 No. trees and 110 No. metres of
tree line. In addition to this lesser tree loss, the Landscape Planting Plan of the proposed
development will result in an overall net gain of 22 No. trees when compared to the existing site.
The retention of as many existing trees as possible will not only reduce the impact of the
proposed development on surrounding properties but will also have the added benefit of
supporting the biodiversity of the subject site, providing an attractive space for both the future
residents of the subject scheme and the general public. Importantly, the increased tree retention
will aid in maintaining the open space and character of the lands.

2.2

Item No. 2
Further consideration and / or justification of the documents as they relate to the development
strategy for the site. The further consideration and / or justification should address the
following matters:
(i) The density of development proposed having regard to the site’s locational context.
(ii) (The height, scale and massing of the proposed blocks and how the development responds
to the receiving environment (the application should address the relationship with existing
contiguous development on Friarsland Road to the west, Larchfield Road to the south, the
Grove to the east and Roebuck Downs to the north); and
(iii) The architectural expression and detailing of the blocks, including but not limited to the
composition of the elevations and materiality.
The further consideration / justification should have regard to, inter alia, the guidance
contained in the Urban Development and Building Height Guidelines for Planning Authorities
2018; the Guidelines for Planning Authorities on Sustainable Residential Development in
Urban Areas (2009) and the accompanying Urban Design Manual; and the Dun Laoghaire
Rathdown County Development Plan 2016-2022.

2.2.1

Applicant’s Response
The documentation enclosed with this Planning Application outlines a detailed description,
rationale and justification for the proposed development, including the matters specifically
outlined in the Board’s Opinion as follows:
Density
Following receipt of the Board’s Opinion, the scale and density of the scheme was reduced from
the 861 No. bedspaces applied for at pre-application stage to 698 No. bedspaces sought in the
subject application.
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Section 2.1.3.5 of the Dun Laoghaire Rathdown County Development Plan 2016-2022 outlines Dún
Laoghaire Rathdown County Council’s approach to housing density on ‘institutional’ designated
lands (Policy Res 5) as follows:
‘In the development of such lands, average net densities should be in the region of 35 - 50
units p/ha. In certain instances, higher densities will be allowed where it is
demonstrated that they can contribute towards the objective of retaining the open
character and/or recreational amenities of the lands.’ [Our Emphasis]
The proposed student scheme cannot be assessed in accordance with density criteria for
standard housing/apartment development. Whilst student accommodation is a type of
residential development, it has its own use class and cannot be assessed in terms of units per
hectare due to the wide range of unit types that can be provided from small studios to medium
size clusters or larger clusters resulting in a quantitative standard that is not comparable to
apartment/housing residential developments. It is thus not possible to accurately determine the
density of a student scheme in an equivalent method to providing the density of a residential
housing/apartment development.
We note that Dún Laoghaire Rathdown County Council in their Report of the Chief Executive on
the pre-application stage of this application referred to the density of the scheme on a per cluster
basis and noted that the scheme submitted at pre-application stage comprised a density of c. 61
No. clusters per hectare based on 112 No. clusters + 17 No. studios/2.12. Using that calculation
methodology, the now amended and reduced scheme comprises a density of 55.6 No. clusters
per hectare (99 No. clusters + 19 No. studios)/2.12).
It is our professional planning opinion that the subject site is ideally suited to the provision of a
student development given its institutional origins and the institutional nature of the adjacent
campus. Due to the scale and massing of the scheme, An Bord Pleanála may consider that it
would have a higher net density equivalent than 35 - 50 residential units p/ha and thus the density
of the scheme has been included in the enclosed Material Contravention Statement for the
consideration of An Bord Pleanála despite the fact that the Development Plan does not include
a density Objective for student use on ‘INST’ lands.
The subject scheme contributes towards retaining the open character of the lands and this is
particularly facilitated by its student use which has a reduced requirement for car parking at the
subject lands which allows for the ground level to be extensively landscaped beyond the built
structure.
In particular, it is the opinion of the Design Team that the subject scheme will achieve the
appropriate densification of the subject site, whilst also improving the ‘usability’ of the public
open space within the site, therefore enhancing the recreational amenity of the overall
‘institutional’ designated lands.
We further note that policy RES 3 of the County Development Plan needs to be duly considered.
Policy RES 3 states:
‘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 areas, with the need to provide for
sustainable residential development.’
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The policy clarifies that:
‘Where a site is located within circa 1 kilometre pedestrian catchment of a rail
station, Luas line, BRT, Priority 1 Quality Bus Corridor and/or 500 metres of a Bus
Priority Route, and/or 1 kilometre of a Town or District Centre, higher densities at a
minimum of 50 units per hectare will be encouraged.’ Our Emphasis].
We note that the Goatstown Road, which is connected to the main development area of the
subject site by an internal road which is approximately 200m long, is a proposed priority bus
corridor served by the No. 11. In addition, the subject lands are located 1 kilometre from the
Windy Arbour Luas Station. Thus, in accordance with Policy RES 3, minimum densities of 50 No.
units per hectare are encouraged at the subject lands. We note that Policy RES 3 provides
exceptions (relating to lands zoned Objectives ‘GB’, ‘G’ and ‘B’) but does not provide any specified
exceptions/exclusions for lands subject to the ‘INST’ Objective.
In our opinion the density proposed is appropriate having regard to the site context, location and
National, Regional and Local level planning policy.
Height, Scale and Massing
As set out in Section 1.1 above, a variety of design changes were made to the scheme in response
to the Board’s Opinion including a reduction in the height of the proposed northern, middle and
southern blocks by a floor level, to part 5 No. to part 6 No. storeys over lower ground (legible as
7 No. storeys from an internal courtyard at lower ground level). The Mews Blocks remain part 3
No. to part 4 No. storeys in height.
The maximum overall height of the proposed development is now 18.030m from ground level
(an equivalent of 6 No. storeys from ground level). It should be noted that the maximum height
of the subject scheme when read from the north courtyard is 7 No. storeys, however the north
courtyard is positioned at lower ground floor level and thus the scheme will be legible as 6 No.
storeys from surrounding locations external to the site.
Appendix 9 of the Dun Laoghaire-Rathdown Development Plan 2016-2022 sets out the Policy
for Residual Suburban Areas not included within Cumulative Areas of Control and states that
‘A general recommended height of two storeys will apply.’ The policy further states that
apartment or town-house type developments or commercial developments in the
established commercial core of these areas to a maximum of 3-4 storeys may be permitted
in appropriate locations - for example on prominent corner sites, on large redevelopment
sites or adjacent to key public transport nodes - providing they have no detrimental effect
on existing character and residential amenity. The Plan further states that:
‘This maximum height (3-4 storeys) for certain developments clearly cannot apply in
every circumstance. There will be situations where a minor modification up or down in
height could be considered.’
It is considered that the subject lands are suitable for ‘upward modifiers’ having regard to the
planning gain that will be provided in contributing to the public realm and the size of the site
which is greater than 0.5 hectares can set its own context for development with greater
building heights set away from the boundaries.
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As the proposed development is 6 No. storeys in height as viewed from surrounding properties
with an internal lower courtyard providing a view of 7 No. storeys it is considered that the
development exceeds the heights indicated in Appendix 9 of the Dun Laoghaire-Rathdown
Development Plan 2016-2022.
The Urban Development and Building Heights Guidelines for Planning Authorities (December 2018)
take precedence over the Development Plan. In particular, SPPR 1 of the Guidelines notes that
blanket numerical limitations on building height shall not be provided for through statutory plans
therefore the imposition of a restriction at the subject site would be contrary to SPPR 1.
Therefore, the height proposed in the subject scheme has taken the opportunity to explore the
potential for increased height, rising to a height of 18.030m from ground level and 21.380m from
lower ground level.
Despite the proposed increase in height, it has been demonstrated in the accompanying
documentation, particularly the Landscape Visual Impact Assessment and Daylight/Sunlight
Analysis, that the subject scheme will not have a significant material impact on the residential
amenity of existing surrounding dwellings. It is considered that the height proposed can be
absorbed at the location of the subject lands due to the generous setbacks provided from
sensitive boundaries and the design of the scheme which has sought to reduce bulk and massing
at locations close to site boundaries.
Further justification in relation to the height, scale and massing of the proposed development is
outlined in Section 3.2.1 and Section 3.7.1 of this Report.
Architectural Expression
Section 7.0 of the Design and Access Statement prepared by Stephen Marshall Urbanism
Limited, a copy of which is enclosed with this Planning Application, outlines how the
Architectural Expression of the proposed development is derived from 4 No. main factors:
1. Analysis of the Existing Context
In designing the subject scheme, the Architect had due regard to the surrounding context of
the subject site which is comprised of two main buildings types, residential dwellings of
differing scales to the south, east and west and the primary and secondary school buildings
to the north.
The residential dwellings to the west and south, along Friarsland Road and Larchfield Road
respectively are 1 No. to 2 No. storeys in height, while the newer residential development to
the east known as ‘The Grove’ includes 3 No. storey buildings but also includes heights of part
4 No. to part 5 No. storeys.
The height, scale and massing of the proposed development has been modulated according
to the surrounding context of the subject site, with the lower part 3 No. to part 4 No. mews
blocks located adjacent to the residential dwellings to the south and east and the higher part
5 No. to part 6 No. storey blocks located to the centre and north of the subject site, where
there are less sensitivities.
2. Functional Requirements of the Proposed Buildings
The functional requirements of the subject scheme can be divided into 4 No. key areas:
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a. The student bedspaces – generally provided in clusters of up to 8 No. bedspaces with
a communal living/kitchen/dining area provided for each cluster. In addition to the
clusters, there are also 19 No. accessible bedspaces provided within the subject
scheme.
b. The front of house and common areas – These spaces are located mostly on the
ground floor with some common areas at lower ground level and have a higher
headroom (3.3m floor to floor) when compared to the upper floors containing the
accommodation (2.7m floor to floor). The front of house and common areas
generally have substantially more glazing, situated close to the high quality external
amenity space, providing passive surveillance.
c. Back of house - These spaces are generally located at lower ground level or adjacent
to the main entrance at ground floor level.
d. External recreation/amenity – The layout of the proposed blocks creates courtyards
in between with high-quality hard and soft landscaping ensuring they are functional
spaces providing excellent amenity areas for future residents.
3. Synthesis of Context and Function to Produce Composition
To facilitate the student accommodation use and to maximise the potential of this important
site the proposal takes the form of three student room wings, north, central, south with
further smaller scale accommodation at the southern boundary. These student
accommodation wings are formed from pairs of clusters combined to give wings of varying
lengths (generally 4 clusters long), each cluster has a projecting kitchen bay window which
animated the adjacent amenity space and acts as a wayfinding device as well as breaking up
the massing of the wings.
The proposed blocks are orientated east/west which creates the northern/central/southern
courtyards. This orientation also presents the narrow elevations to the main approach to the
scheme along the internal access road, and allows for the provision of extensive public and
communal open space ensuring the retention of the open space character of the subject site.
4. The Material Strategy
It is intended that the Materials Strategy comprised of a combination of high-quality
brickwork and high quality re-constituted stone, will produce a distinctive character which
will fit in well with the existing material context.
Further detail in relation to the Materials Strategy of the proposed development is outlined
in Section 3.3.1 of this Report.
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3.0

SPECIFIC INFORMATION REQUIRED
An Bord Pleanála stated the following:
‘Pursuant to article 285(5)(b) of the Planning and Development (Strategic Housing
Development) Regulations 2017, the perspective applicant is hereby notified that, in
addition to the requirements as specified in articles 297 and 298 of the Planning and
Development (Strategic Housing Development) Regulations 2017, the following specific
information should be submitted with any application for permission’.

3.1

Item No. 1
‘The prospective applicant is advised to address the following in the documents submitted:
a) Provide additional details in relation to the water and wastewater connections. The
details should address the matters set out in the submission received from Irish
Water, dated July 30th, 2020.
b) Provide additional drainage details. The details should address the matters raised
in the Report of the Drainage Division of Dun Laoghaire Rathdown County Council,
as contained in the PA’s submission dated June 2020.’

3.1.1

Applicant’s Response
DBFL Consulting Engineers Limited have continuously engaged with Irish Water throughout the
design process of the subject scheme.
On 17th February 2020 Irish Water provided a Confirmation of Feasibility for the proposed
development, a copy of which is enclosed with this Planning Application.
In their letter dated 30th July 2020, Irish Water indicated that the Confirmation of Feasibility is
subject to the following infrastructure would be required to facilitate the proposed development:
‘In order to accommodate a connection for water services the following is required;
•

Approx. 320m of 180mm ID new main to be laid to replace existing 6” CI.

•

Approx. 800m of 200mm ID new main to be laid to replace existing 6” uPVC and 6”
CI.

•

Connection main – Approx. 80m of new 150mm ID pipe main to be laid to connect
the site development to the existing 6” CI. Bulk meter has to be installed on the
connection main.’

On 26th January 2021, Irish Water issued a Statement of Design Acceptance, an extract from
which is included as Figure 3.1 below. A full copy of the correspondence received from Irish Water
is included as an Appendix to the Application Form.
13 | P a g e

Figure 3.1:

Statement of Design Acceptance from Irish Water dated 26th January 2021

Source:

Irish Water
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In relation to the proposed water supply of the subject scheme, the enclosed Infrastructure
Design Report outlines that:
‘The development’s proposed water-main distribution system is indicated on drawing
200012-DBFL-WM-SP-DR-C-1002. It is proposed to supply the development via the existing
150mm diameter watermain at the roundabout junction within the site boundary. The
connection to the public water main will include a metered connection with sluice valve
arrangement in accordance with the requirements of Irish Water’.
In relation to the proposed foul drainage of the subject scheme, the enclosed Infrastructure
Design Report outlines that:
‘Foul flows from the development will discharge to the existing 225mm dimeter foul sewer
at the roundabout at the entrance of the subject site. The foul drainage system for the
development is a gravity system, with the exception of the collection system for the lower
ground floor of the North and Middle Blocks which will pump flows from 20 cluster
bedrooms to the adjacent foul gravity system.’
Further detail in relation to the foul drainage proposal and calculations for the subject scheme is
included in Appendix F of the enclosed Infrastructure Design Report.
A number of matters were raised at Pre-Planning stages in the Dún Laoghaire Rathdown County
Council Drainage Planning Report dated July 2020. These matters are summarised below, with
the relevant response from the Design Team indicated under each item:
1. Resubmit Microdrainage calculations using more appropriate run-off rates, and site specific
or local data, such as SAAR, Soil Type, Rainfall Return Period Table (available from MET
Eireann), rainfall intensity and other hydrological parameters. The applicant must clearly
state and justify all inputs used in Microdrainage and agree these with Drainage Planning
prior to submission of the final application.
Section 3.3 and Appendices B and D of the enclosed Infrastructure Design Report prepared by
DBFL Consulting Engineers provides details of the Microdrainage Calculations for the
proposed development. The volumetric runoff coefficient Cv should be set at 0.6 for rapidly
draining soils and 0.9 for heavy soils (DOE “Recommendations for Site Development Works”
& BS8301:1985). Applying a Cv rate of 0.84 for Winter and 0.75 for Summer is standard practice
and is appropriate for this site.

2. Confirm that the proposed surface water system operates independently from the adjacent
site’s surface water system. If not, then the applicant must demonstrate that both systems
will operate adequately together. The Applicant shall also provide drainage plans for the
system they propose to discharge to up to the point of connection with the public sewer.
Appendix C of the enclosed Infrastructure Design Report prepared by DBFL Consulting
Engineers provides details of the surface water outfall calculations.
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3. Amend the design to remove the need for surface water pumping. It should be noted that
incidental surface run off from enclosed basements/lower ground floor areas should be
discharged to the foul sewer and not the surface water sewer.
DBFL Consulting Engineers have confirmed that because of the level of the northern
courtyard, a gravity surface water outlet is not possible and surface water runoff from the
lower courtyard area must be pumped to the adjacent surface water system (within the subject
site). This pumped system is only pumping surface runoff from the courtyard itself (including
the bike / pedestrian ramp) and is not pumping surface water runoff from the roof areas. It is
not appropriate to discharge water runoff from the courtyard to the foul sewer as it is only
collecting surface water runoff from the courtyard and pedestrian and bike ramp and is not
contaminated with hydrocarbons as there are no vehicles in this area. The pumped system is
designed in accordance with BS EN 752: 2017. A three pump arrangement is proposed (duty,
duty assist and standby). Refer to Section 3.4 of the Infrastructure Design Report prepared by
DBFL Consulting Engineers for further details of the drainage arrangement for the courtyard
and to Overland Flow Drawing 200012-DBFL-SW-SP-DR-C-1006.

4. Demonstrate by calculation and by representation on a drawing that the proposed green roof
extents are in accordance with the Council's Green Roof Policy such that the minimum
coverage requirement of 60% is achieved. The Applicant shall also provide details of
maintenance access to the green roofs and should note that, in the absence of a stairwell
type access to the roof, provision should be made for alternative maintenance and access
arrangements such as external mobile access that will be centrally managed. A detailed cross
section of the proposed build-up of the green roof should be provided, including dimensions.
The applicant should comment on the compatibility of the green roof with PV panels if they
are to be incorporated into the design.
Section 3.2.5 of the enclosed Infrastructure Design Report prepared by DBFL Consulting
Engineers provide details of the green roof extents and PV Panel design. In relation to the green
roof provision of the proposed development, the enclosed Infrastructure Design Report notes
that:
‘55% of the roof areas will include green roofs (extensive), and the remaining 45% of the roof
areas will be utilised for PV panels, lift access opes and a buffer between PV panels and the
Green Roofs and edge of building. Dun Laoghaire Rathdown County Council have agreed a side
wide approach to the provision of green roofs (60% green roof policy). Due to the quantity of PV
panels and lift access opes and the requirement for a buffer between the green roofs and the PV
panels, the quantity of green roofs falls short of the minimum 60% coverage by circa 5%.’
‘To comply with the green roof requirement of 60% green of coverage in Dun Laoghaire’s Green
Roof Policy Document, other soft SuDS measures are proposed to make up the shortfall of 5.2%.
These soft SuDS measures include a swale and raingarden for the Northern Block and a
raingarden for the middle block.’
Refer to detail below for a typical cross section of the green roof detail.
All of the internal stairs have an opening vent / hatch at the top (roof level). The roof is accessed
from this hatch via a retractable ladder. This arrangement facilitates maintenance access for the
green roofs for the main blocks and Mews.
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5. Show the options being proposed for interception and treatment volume storage with
contributing areas on a drawing together with an accompanying text and tabular submission
showing the calculations, to demonstrate compliance with GDSDS requirements.
Section 3.2.6 of the enclosed Infrastructure Design Report prepared by DBFL Consulting
Engineers provide details of the calculation which demonstrate compliance with GDSDS
requirements.

6. Provide sufficient detail in the Construction Management Plan regarding the measures
proposed to construct the surface water drainage system during each phase of works while
protecting the previously constructed surface water drainage elements.
DBFL Consulting Engineers have prepared a Construction Management Plan, a copy of which
is enclosed with this Planning Application. The Plan confirms that the construction stage of the
proposed development will not be phased.

7. Submit a detail that shows the flow control device provided does not have a bypass door.
The Applicant shall also clarify whether a silt trap is being provided in the flow control device
chamber and if not to make provision for same.
Drawing No. 200012-DBFL-CS-DR-C-5002 prepared by DBFL Consulting Engineers
demonstrates that there is no bypass door in the flow control manhole and that a silt trap is
provided in this manhole.

8. Submit a complete Site Investigation Report and results, including Infiltration tests, and a
plan showing the trial pits/soakaway test locations across the site. The report should address
instances where groundwater, if any, was encountered during testing and its impact.
A Ground Investigations Report prepared by Ground Investigations Ireland is enclosed with
this Planning Application and includes results of surface water soakaway tests.
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9. If the Applicant proposes SuDS measures that incorporate the use of infiltration, the
Applicant is required to provide details of each SuDS measure and confirm whether it will be
lined/tanked or not.
The drainage infrastructure design prepared by DBFL Consulting Engineers includes a surface
water storage system (‘’Stormbloc’’) which will be lined and will have a 5m separation distance
from building foundations and a 3m separation from site boundaries. Further details are
provided in Drawing No. 200012-DBFL-CS-SP-DR-C-1001.

10. Submit supporting standard details, including cross-sections and long-sections, and
commentary that demonstrates that all proposed SuDS measures, i.e. permeable paving,
porous paving, green roofs/podium, have been designed in accordance with the
recommendations of CIRIA C753 (The SuDS manual).
Drawing No. 200012-DBFL-CS-SP-DR-C-5003 prepared by DBFL Consulting Engineers details
the proposed SuDS measures, including permeable paving and other porous surfacing.

11. The Applicant is required to submit long-sections of the surface water drainage system,
clearly labelling cover levels, invert levels, pipe gradients and pipe diameters. Cover should
be shown to be to industry standard.
Drawing No. 200012-DBFL-SW-SP-DR-C-3001 prepared by DBFL Consulting Engineers
provides detailed long sections through the surface water drainage system.

12. The Applicant is required to provide fully dimensioned plans and sections of the attenuation
storage system. All relevant inlet and outlet levels, dimensioned clearances between other
utilities, and actual depths of cover to the tank shall be provided.
Drawing No. 200012-DBFL-CS-SP-DR-C-5006 prepared by DBFL Consulting Engineers
provides plans and sections of the attenuation storage system. Appendix B of the enclosed
Infrastructure Design Report provides details of the proposed Stormbloc System.

13. Confirm that a utilities clash check has been carried out ensuring all utilities’ vertical and
horizontal separation distances can be provided throughout the scheme. The Applicant
should demonstrate this with cross-sections at critical locations such as junctions, site
thresholds and connection points to public utilities. Minimum separation distances shall be
in accordance with applicable Codes of Practice.
Drawing No. 200012-DBFL-RD-SP-DR-C-5002 prepared by DBFL Consulting Engineers
demonstrates that vertical and horizontal separation distances have been provided in
accordance with the applicable Codes of Practice.

14. The Applicant shall ensure that other disciplines’ drawings, including landscape drawings,
are compatible with engineering drawings.
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Architectural and Landscape drawings have been co-ordinated with the Engineering drawings.
Root barriers will be utilised where the drainage design is in the vicinity of planting/trees.

15. A Stormwater Audit will be required for this application. In accordance with the Stormwater
Audit policy, the audit shall be forwarded to DLRCC prior to lodging the planning application.
All recommendations shall be complied with, unless agreed in writing otherwise with DLRCC.
A Stormwater Audit has been completed by JBA Consulting and is included as an Appendix to
the Engineering Infrastructure Report prepared by DBFL Consulting Engineers with this
Planning Application. The Audit

As demonstrated above, the concerns raised by both Irish Water and the Dún Laoghaire
Rathdown County Council Drainage Department have been addressed by DBFL Consulting
Engineers Limited.

3.2

Item No. 2
‘An Architectural Design Statement. The statement should set out a rationale and / or justification
for the height, scale and mass of the proposed blocks, having regard to urban design
considerations, the locational context and relationship with contagious developments, visual
impacts, and national and local planning policy.’

3.2.1

Applicant’s Response
Stephen Marshall Urbanism Limited have prepared a detailed Architectural Design and Access
Statement, a copy of which is enclosed with this Planning Application. The Design and Access
Statement includes a detailed rationale and justification for the height, scale and mass of the
proposed blocks. A summary of the design considerations in respect of these matters is provided
below:
Height of the proposed development
The surrounding context of the subject site is predominated by three main types of existing
building, low rise residential dwellings to the south and west, mid-height residential buildings
(rising to 5 No. storeys along the Goatstown Road) to the east and the mid-height buildings of
the primary and secondary schools to the north.
The proposed development has been designed having regard to the pre-dominance of midheight buildings in the surrounding context, stepping down in height at the southern and eastern
boundaries adjacent to the rear gardens of the houses along Larchfield Road and the Grove
residential development. The height of the subject scheme rises to 6 No. storeys (over lower
ground level) at the centre of the subject site (which is viewed as 7 No. storeys from Lower
Ground Floor level internal to the site). From ground level, the proposed height is one floor higher
than the existing five storey residential building to the east along the Goatstown road, however
the uppermost level of the subject scheme is setback from the shoulder level of the north, middle
and south blocks. Setback distances greater than that of the previously approved residential
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scheme are incorporated into the subject scheme of this Planning Application, particularly along
the eastern boundary and at the north west corner of the subject site.
The height of the proposed development has been carefully modulated to seamlessly fit into the
differing existing heights of the surrounding context.
The Design and Access Statement outlines the rationale and justification for the height of the
proposed development within the receiving context as follows:
‘At the Southern edge the buildings step down from four to three stories, the houses on
Larchfield Road have considerable gardens. The Master Plan allows for the retention of a
substantial number of existing trees around the boundary, also reinforced with new tree
planting. The existing trees are mature with some of the species extending to heights of 13m
high and thus will play a key role in screening the part 3-part 4 No. storey mews buildings.
At the western edge of the site, the student accommodation is pulled 16.6 -30m back from
the edge of the site and again many existing healthy trees will be retained and reinforced
with new tree planting. At this location there are low scale/one storey residential units on
Friarsland Road but here the student rooms look north/south protecting the privacy of the
houses to the west. The top floor of the student accommodation is set back to reduce visual
impact to the small scale houses, and also to reduce visual impact when viewed from the
school entry space’.
The maximum overall height of the proposed development is 18.030m from ground level (an
equivalent of 6 No. storeys from ground level). It should be noted that the maximum height of
the subject scheme when read from the north courtyard is 7 No. storeys, however the north
courtyard is positioned at lower ground floor level and thus the scheme will be legible as 6 No.
storeys from surrounding locations external to the site.
Scale of the proposed development
The surrounding context of the subject site has a differing scale, with existing low-rise residential
dwellings to the south and west, the newer higher scale residential development of the Grove to
the east and the 3 No. storey blocks of the primary and secondary schools to the north.
The scale of the proposed development has been designed having regard to the existing
surrounding context, with the lower scale part 3 No. to part 4 No. storey mews blocks located
adjacent to the southern and eastern boundaries which directly abut the rear gardens of the
residential properties along Larchfield Road to the south and the Grove to the east. The scale of
the north, middle and south blocks have been designed having regard to the 5 No. storey
residential development to the east along Goatstown Road and the bulk and mass of the 3 No.
storey primary and secondary school buildings to the north.
The Design and Access Statement further outlines the rationale and justification for the scale of
the proposed development within the receiving context.
Massing of the proposed development
There are generally three massing types that exist adjacent to the site of the proposed student
accommodation:
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a) Small scale semi-detached/detached residential primarily to the west and south of the
site.
b) Small blocks of flats/terraced houses, generally to the east.
c) Larger scale blocks, secondary school, primary school and corner block on Goatstown
Road.
The massing of the proposed development has been designed having regard to the three main
massing types within the surrounding context, with the smaller scale part 3 No. to 4 No. mews
blocks adjacent to the smaller scale residential development to the south and east and the larger
part 5 No. to part 6 No. blocks located in the centre of the subject site taking their cue from the
massing of the primary and secondary school buildings to the north and large 5 No. storey
residential block to the east at the corner of the Goatstown Road.
By orientating the student wings on an east/west axis the massing is reduced when viewed from
the east or west, as there are gaps between the wings with views through to the landscape
courtyards and substantial public open space, thus maintaining an open space character to the
subject site.
The Design and Access Statement outlines the rationale and justification for the massing of the
proposed development within the receiving context as follows:
‘The mews buildings are similar to the existing residential terraces and small blocks of
apartments. In addition, heights are similar, hence massing will be similar and compatible.
The footprint of the proposed student wings are similar (slightly smaller) than the school
footprints. The heights are broadly similar and the overall massing of the three student
wings introduced into the existing massing context re-establishes a balance. This coupled
with a very high-quality landscape scheme will form a strong space with a unique sense of
place’.
In addition to the Design Statement, the Planning Report and Material Contravention Statement
prepared by Thornton O’Connor Town Planning provides further justification for the proposed
height, scale and massing of the subject scheme.

3.3

Item No. 3
‘A Materials Strategy that details all materials proposed for buildings, open spaces, paved areas
and boundaries. The statement should present a justification for the materials being used having
regard to the need for high quality and sustainable finishes that create a distinctive character for
the development overall, whist also responding to the character of the area.’

3.3.1

Applicant’s Response
A Materials Strategy for the proposed development is outlined in Section 12.0 of the enclosed
Design and Access Statement prepared by Stephen Marshall Urbanism Limited (in conjunction
with the Big Space Landscape Architecture).
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In deciding upon a materials strategy for the proposed development, Stephen Marshall Urbanism
Limited undertook an examination of the existing materials of the buildings within the
surrounding receiving context. It was found that the majority of exterior finishes are comprised
of pale brown brick and white render, with an element of industrial/commercial materials, e.g.
curtain walling and insulated render, white grid with glass in fill panels, and coloured render and
brick panels applied to the school buildings to the north.
The Materials Strategy for the proposed development is described in the Design and Access
Statement as follows:
‘The new student halls cover a significant area of site and the intention is to primarily use a
light brown brick on the major elevations and mews buildings, this is to allow them to sit
comfortably in the existing brick context. The more formal entrance and rear elevations will
be formed in re-constituted stone to acknowledge the white render characteristics of
adjacent buildings. This material will provide a more formal elevation to the main
educational space. The stone is also used at the kitchens on the wings. This breaks up the
longer stretches of brick and marks the kitchens out as being important elements, both
architecturally and socially in that they act as the heart of the cluster flats.
The set-back top floor will be clad in grey reconstituted stone which tone will be similar to
the zinc cladding on roofs of adjacent residential terraces and houses’.
It is intended that the Materials Strategy comprised of a combination of high-quality brickwork
and high quality re-constituted stone, will produce a distinctive character which will fit in well
with the existing material context.

3.4

Item No. 4
‘A Report that addresses the quantum and quality of services, facilities and amenities proposed
having regard to the future needs of the occupants of the proposed development. Where there is
a reliance on off-site services, facilities and amenities the report should include details of the
location and the nature and extent of offsite provision (inc. details of walking and cycling routes).’

3.4.1

Applicant’s Response
Section 9.0 of the enclosed Design and Access Statement prepared by Stephen Marshall
Urbanism Limited Report provides a detailed description of the amenity space within the
proposed development.
The amenity space within the proposed development is divided into three main categories:
1. Publicly accessible amenity space;
2. Student external amenity space; and
3. Student internal amenity space.
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Publicly Accessible Amenity Space
The Publicly accessible amenity space is provided in the form of a linear nature and woodland
trail which runs around the perimeter of the proposed development and has an extensive tree
buffer to the rear gardens of the adjacent properties along Larchfield Road and Friarsland Road.
In addition to the linear trail, there is also a publicly accessible park with play equipment, a half
basketball court and seating located in the north eastern corner of the subject site. The total
area of the publicly accessible amenity space amounts to 7,956 sq m or 37.5% of the subject site.

Figure 3.2:

CGI Showing the Public Open Space to the North East of the Site

Source:

3D Design Bureau
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Figure 3.3:

CGI Showing the Public Open Space to the West of the Site

Source:

3D Design Bureau

Student External Amenity Space
In addition to the public open space provided within the proposed development, there is also a
total of 2,852 sq m of external student/communal amenity space available to the future residents
of the scheme. This external communal amenity space is split into a 902 sq m courtyard at lower
ground floor level between the North and Middle block and a 1,950 sq m plaza between the South
block and Mews blocks at ground floor level.
As outlined in the enclosed Landscape Design Report prepared by The Big Space Landscape
Architecture:
‘Both courtyards provide space for passive and active recreation and include shrub and tree
planting, bike parking and lighting. The southern courtyard was designed to include the
‘Fitness hub’ and the ‘Activity hub’ which act as an extension to the interior amenity spaces
on the ground floor and provide a variety of active recreation options
Finally the northern courtyard includes a ‘putting green’ raised planters, tree and shrub
planting and seating areas.’.
The attractive visual qualities of these proposed landscaped internal courtyards will contribute
significantly to the open space character of the subject site, providing passive recreation spaces
for future residents of the subject scheme. Active recreation options are provided in the form of
a fitness and activity hub in the southern courtyard with high quality exercise equipment and the
provision of putting green in the northern courtyard.
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Figure 3.4:

CGI Showing the Communal Open Space of the Southern Courtyard with the
Outdoor Exercise Area in the Foreground

Source:

3D Design Bureau

Figure 3.5:

CGI Showing the Communal Open Space of the Northern Courtyard with the
Putting Green in the Centre

Source:

3D Design Bureau
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Student Internal Amenity Space
The proposed development also includes a total of 1,705 sq m of internal amenity space for future
residents. The internal amenity space is comprised of 349 sq m at lower ground floor level
including the provision of a movie room (108 sq m), a music room (42 sq m) and a laundry (37 sq
m).
At ground floor level there is 1,356 sq m communal resident amenity space at ground floor level
including the provision of a gym (228 sq m), reception desk and seating area (173 sq m), a
common room (338 sq m), a study space (104 sq m), a library (64 sq m), a yoga studio (74 sq m),
a prayer room (33 sq m) and group dining (33 sq m).
The total provision of 1,705 sq m of internal amenity space equates to 2.44 sq m per bedspace.
The total internal and external amenity space for future residents is 4,557 sq m, which equates to
6.52 sq m per bedspace.

Figure 3.6:

CGI of the Gym Located at Ground Floor Level

Source:

3D Design Bureau

In addition to the facilities and amenities available to future occupants of the proposed
development within the subject site, there is a neighbourhood centre located within a 5-minute
walk (c. 350m) or 1-minute cycle to the south of the subject site at the junction of Farmhill Road
and Larchill Road. The neighbourhood centre is comprised of approximately 9 No. commercial
units including, but not limited to a local shop with a delicatessen and post office, a café, a
pharmacy, a health clinic, a dentist, a beauty salon, a hair salon and a clothes shop. The
neighbourhood centre also includes an estate agent, a solicitor’s office and an accountancy firm.
In addition, there is a further neighbourhood centre at Clonskeagh, a distance of 700m from the
subject site as shown in Figure 3.7 below. This centre includes a convenience store, pharmacy,
off-licence, hair salon and restaurant.
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Clonskeagh
Neighbourhood Centre

Larchfield
Neighbourhood Centre

3.5

Figure 3.7:

Aerial Image Showing Accessibility to the nearby Neighbourhood Centres

Source:

DBFL Consulting Engineers

Item No. 5
‘A Landscaping Plan that includes a schedule of open space and address the design and function
of open spaces within the development’.

3.5.1

Applicant’s Response
A Landscaping Plan prepared by the Big Space Landscape Architects is enclosed with this
Planning Application. The accompanying Landscape Design Report also prepared by the Big
Space Landscape Architects, includes a schedule outlining the design and functionality of the
open spaces within the proposed development.
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3.6

Item No. 6
‘An updated Arboricultural Report that includes a clear justification for the removal of trees having
regard to the provisions of the site-specific objective to protect and / or provide for institutional
use in open lands and to protect and preserve trees and woodland’.

3.6.1

Applicant’s Response
An Arboricultural Report and drawing prepared by The Tree File Limited is enclosed with this
Planning Application. The Tree Strategy promotes the preservation and retention of designated
trees onsite. However, the strategy also promotes new planting in the right places to replace
trees that are aging and/or unhealthy or are being lost as a consequence of development
pressures. As aforementioned, the reduced car parking strategy at the subject lands allows for
an enhanced tree retention plan at the site, when compared with the previous residential
scheme.
The Design Team has sought to maximise opportunities for tree retention as part of the subject
scheme to aid in the assimilation of the scheme into its context. However, 34 No. trees are
required to be removed as part of the development and thus a planting plan which involves the
replacement of 56 No. trees is proposed, resulting in a net gain of 22 No. trees upon completion
of the proposed development. In our opinion this proposal is in line with the Development Plan
objectives however this matter is included in the enclosed Material Contravention Statement in
the event that the Board may consider that any tree removal constitutes a Material
Contravention.
When compared to the previously permitted scheme (which was ultimately quashed following
Judicial Review proceedings), the subject scheme of this Planning Application proposes to retain
an additional 4 No. trees and 110 No. metres of tree line. In addition to this lesser tree loss, the
Landscape Planting Plan of the proposed development will result in an overall net gain of 22 No.
trees when compared to the existing site.
The retention of as many existing trees as possible will not only reduce the impact of the
proposed development on surrounding properties but will also have the added benefit of
supporting the biodiversity of the subject site, providing an attractive space for both the future
residents of the subject scheme and the general public. Importantly, the increased tree retention
will aid in maintaining the open space and character of the lands.

3.7

Item No. 7
‘A report that addresses that impact of the proposed development on the amenity of existing
residential units adjacent to the site, specifically how the proposed height and setback from the
boundaries will limit the potential for overlooking, overshadowing and overbearing impacts. The
report should include full and complete drawings, including cross sections and CGI’s that show
the relationship between the development and adjacent residential units. Contextual elevations
should be provided where appropriate.’
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3.7.1

Applicant’s Response
Section 5.0 of the enclosed Design and Access Statement prepared by Stephen Marshall
Urbanism provides a statement in relation to the impact of the proposed development on the
amenity of existing residential units.
Overlooking
In relation to the potential for overlooking from the proposed development, the Statement notes
that:
‘The best way to limit overlooking is to incorporate into the design concept an awareness of
the need to limit overlooking from student rooms into adjacent properties. This has been
done by orienting the student wings in an east west direction which reduces overlooking of
houses on Friarsland Road.
The lower mews buildings to the South reduce in height to three storey. These buildings are
set back from the boundary by a minimum of 11m. At the boundary level there is a
substantial tree buffer which has been verified by the Tree File consulting arborists and their
tree report dated January 2021 shows that these trees are significant in height and act as a
barrier to any overlooking from the student building. In addition the rear gardens to the
houses in Larchfield Road vary in length from approximately 29m to the east and over 80m
to the west.’
The Statement includes an investigation of 5 No. views including 2 No. along Larchfield Road, 2
No. along Friarsland Road and 1 No. from Roebuck Downs to the north of the Hockey pitch as
shown in Figure 3.8 below. Cross sections are provided for each view.

Figure 3.8:

Aerial Image showing the location of the 5 No. Views Assessed

Source:

Stephen Marshall Urbanism Limited
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The assessment of each view can be summarised as follows:
•

View No. 1 - At this location along Larchfield Road, the rear gardens are up to 80m long
and the Arboricultural drawings prepared by the Tree File Limited indicates that the
trees on the boundary are approximately 14m high. The student accommodation is set
back at least 15m from the boundary at this location. Therefore, there is no potential for
overlooking to houses at this point along Larchfield Road.

Figure 3.9:
Source:
•

•
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Cross Section Showing View No. 1
Stephen Marshall Urbanism Limited

View No. 2 - At this location along Larchfield Road the rear gardens are approximately
29m long and Arboricultural drawings prepared by the Tree File Limited demonstrates
that the trees on the boundary are approximately 17m high. The student
accommodation is set back 21m from the boundary. Owing to the generous setback
from the boundary, there is no potential for overlooking to adjacent properties.

Figure 3.10:

Cross Section Showing View No. 2

Source:

Stephen Marshall Urbanism Limited

View No. 3 - At this point the northern edge of the southern student wing is set back
27m from the boundary and the houses on Friarsland Road have 28m gardens. Tree No.
73 identified in the Arboricultural drawings prepared by the Tree File is situated beyond
the line of Tree line No. 3, which is approximately 13m high. This combination of factors
demonstrates there is no potential for overlooking to the dwellings on Friarsland Road.
The only windows that look in this direction are at the end of cluster corridors and are
not windows serving student rooms.

•

•
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Figure 3.11:

Cross Section Showing View No. 3

Source:

Stephen Marshall Urbanism Limited

View No. 4 - At this point the northern block that is set back 30m from the boundary,
with the shortest garden along Friarsland Road being set back a further 8.2m. The only
windows looking towards Friarsland Road are at the end of cluster corridors. Tree No.
35 identified in the Arboricultural drawings prepared by the Tree File Limited offers
screening. In addition to the existing tree at this location, substantial new tree planting
will be added at the boundary to further prevent the potential for overlooking to
adjacent properties.

Figure 3.12:

Cross Section Showing View No. 4

Source:

Stephen Marshall Urbanism Limited

View No. 5 - At this location the northern block has angled windows. The backs of the
houses on Roebuck Downs are approximately 82m away. The angled windows, which
will extend views and significant distance to the properties on Roebuck downs ensure
there is no potential for overlooking.

Figure 3.13:

Cross Section Showing View No. 5

Source:

Stephen Marshall Urbanism Limited

Overshadowing
A detailed Daylight and Sunlight Assessment report has been prepared by 3D Design Bureau.
The Report includes an assessment of the potential impact on the sunlight amenity of existing
neighboring gardens, noting that:
‘Effect on sunlight to existing neighbouring gardens and/or amenity areas has been assessed
to the north of the proposed development, as areas located to the south are unlikely to be
affected due to sun direction. Overshadowing is highly unlikely to occur in areas that are
due south of any proposed development’.
The BRE Guidelines recommend that for a garden or amenity area to appear adequately sunlit
throughout the year, at least half of it should receive at least two hours of sunlight on March 21st,
which is chosen as the assessment date as daytime and night-time are of approximately equal
duration on this date. The results of the assessment on the potential impact on sunlighting in
existing gardens found that:
‘This study has assessed the effect the proposed development would have on the level of
sunlight on March 21st in the rear gardens of the neighbouring properties that are located
along 16-22 The Grove, 17-41 Friarsland Road and 20-34A Roebuck Downs. In total 34 No.
spaces have been assessed, 34 No. of which would experience an imperceptible level of
effect. 100% of these outdoor spaces have met the criteria for effect on sunlighting as set
out in the BRE Guidelines’. [Our Emphasis]
The assessment found that no existing properties will experience an unacceptable drop in levels
of daylight or sunlight amenity to their gardens as a result of the proposed development.
In addition, the Report found that future occupants will enjoy good levels of daylight within all of
the proposed units and will have access to three amenity areas that are capable of receiving good
levels of sunlight all year round, and two proposed amenity areas which are capable of receiving
good levels off sunlight during the summer months.
Overbearing
It has been demonstrated in the accompanying technical assessments, particularly the
Landscape Visual Impact Assessment and Daylight and Sunlight Assessment report, that the
subject scheme will not have a significant material impact on the residential amenity of existing
surrounding dwellings. It is considered that the height proposed can be absorbed at the location
of the subject lands due to the generous setbacks provided from sensitive boundaries and the
design of the scheme which has sought to reduce bulk and massing at locations close to site
boundaries.
The incorporation of design features such as the shortest elevation of the larger blocks being
turned towards the most sensitive boundaries, the provision of setback upper floors and
generous separation distances to the rear of adjacent dwellings ensure that the proposed
development will not have an overbearing impact on the receiving environment.
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3.8

Item No. 8
‘Updated Daylight and Sunlight Analysis. The assessment should address the daylight and
sunlight access to units at the lower levels of the proposed development.’

3.8.1

Applicant’s Response
A detailed Daylight and Sunlight Analysis report has been prepared by 3D Design Bureau.
The Daylight and Sunlight Analysis includes an assessment of the units at the lower levels of the
proposed development.
The internal study of ADF (Average Daylight Factor) within the proposed development assessed
all private rooms across the lowest habitable floors, with all of the assessed rooms meeting the
BRE guidelines. The compliance rates is 100%, which is excellent for a scheme of
The Report concludes that:
‘No existing properties will experience an unacceptable drop in levels of daylight or sunlight.
Finally, future occupants will enjoy good levels of daylight within all of the proposed units
and will have access to 2 amenity areas that are capable of receiving good levels of sunlight
year round, and two proposed amenity areas which are capable of receiving good levels off
sunlight during the summer months.’
The Daylight and Sunlight Assessment carried out by 3D Design Bureau demonstrates that
proposed development will have an imperceptible effect on the surrounding properties and that
future occupants of the proposed development will have access to good levels of sunlight.

3.9

Item No. 9
‘A Construction Waste Management Plan’.

3.9.1

Applicant’s Response
AWN Consulting have prepared a Construction and Demolition Waste Management Plan
(‘CWMP’), a copy of which is enclosed with this Planning Application.
The CWMP provides information necessary to ensure that the management of construction and
demolition (C&D) waste at the site is undertaken in accordance with the current legal and
industry standards and to ensure maximum recycling, reuse and recovery of waste with diversion
from landfill, wherever possible. The CWMP also provides guidance on the appropriate collection
and transportation of waste from the site to prevent issues associated with litter or more serious
environmental pollution (e.g. contamination of soil and/or water).
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3.10

Item No. 10
‘A Construction and Environmental Management Plan’.

3.10.1 Applicant’s Response
A Construction Management Plan has been prepared by DBFL Consulting Engineers Limited, a
copy of which is enclosed with this Planning Application.
The Construction Management Plan outlines the measures that will be taken to manage the
noise and vibration, traffic management, dust control, pollution control and for the construction
phase of the proposed development.

3.11

Item No. 11
‘An Operational Waste Management Plan’.

3.11.1 Applicant’s Response
An Operational Waste Management Plan (‘OWMP’) has been prepared by AWN Consulting
Limited, a copy of which is enclosed with this Planning Application. The OWMP outlines the
measures which have been put in place to avoid and/or mitigate against any potential impacts.
The Operational Waste Management Plan concludes that:
‘In summary, this OWMP presents a waste strategy that complies with all legal
requirements, waste policies and best practice guidelines and demonstrates that the
required storage areas have been incorporated into the design of the development.
Implementation of this OWMP will ensure a high level of recycling, reuse and recovery at
the development. All recyclable materials will be segregated at source to reduce waste
contractor costs and ensure maximum diversion of materials from landfill, thus achieving
the targets set out in the EMR Waste Management Plan 2015 – 2021.
Adherence to this plan will also ensure that waste management at the development is
carried out in accordance with the requirements outlined in the DLRCC Guidance Notes for
Waste Management in Residential & Commercial Developments and the DLRCC Waste
Bye-Laws.’
The OWMP demonstrates that the waste strategy for the proposed development will comply
with all legal requirements in relation to waste policies and best practice guidelines.
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4.0

STATUTORY CONSULTEES
Pursuant to article 285(5)(a) of the Planning and Development (Strategic Housing Development)
Regulations 2017, in their Opinion dated 18th March 2020, An Bord Pleanála stated that the
following authorities should be notified in the event of the making of an application:
1. The Department of Education and Skills.
2. Transport Infrastructure Ireland.
3. National Transport Authority.
4. Irish Water.
As requested, the Applicant has issued a copy of the application documentation to the above
listed Statutory Consultees. We note that following enquiries we received confirmation from all
of the above listed Statutory Consultees that they only require a soft copy of the application. The
cover letter addressed to each of the Consultees indicates that should they require hard copies
of any of the Planning Application documents, they can be provided.
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5.0

CONCLUSION
It is our professional planning opinion that the aforementioned responses, along with the
supporting technical reports enclosed with this Planning Application, address the items raised in
An Bord Pleanála’s Opinion dated 4th December 2020.
We submit that the proposed Student Accommodation development on a site at Our Lady’s
Grove (which includes an existing childcare facility ‘The Grove After School Care’, Our Lady’s
Grove Goatstown Dublin 14, D14 V290 and D14 N8C2), Goatstown Road, Goatstown, Dublin
represents the proper planning and sustainable development of the currently underutilised site.
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