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1.0

2.0

21.1.

2.1.4.

2.1.5.

Introduction

This is an assessment of a proposed strategic housing development submitted to the
Board under section 4(1) of the Planning and Development (Housing) and Residential
Tenancies Act 2016.

Site Location and Description

The development site is located in south Dublin and comprises of the lands

Motors Site on Goatstown Road, Dublin 14. The site is occupied a car s r
associated forecourt located in a suburban area on the eastern side at Road
(R132), c. 6 km to the south of Dublin city centre, c. 1.5 km from n centre

and c. 0.8 km from the UCD Belfield campus. Trimbleston esjfite capéd to the north
and east, Goatstown road to the west and a two-storey neighbourhogdd centre to the

south comprising a ground floor retail spaces, a café4bik op and clothing shop.

The general area is characterised by residentialdevelo with a mix of new
apartment buildings up to 5 storeys in heighjs i on which comprises a mix of
houses, duplexes and apartments and old detached and semi-detached two

storey housing.

The boundary of the site compri nd stone walls to the east and south

respectively with screen plgffinSgxiSt

the walls. A low stone clad % fence above provides the boundary line to the north

adjacent to the Tri % eme. The roadside boundary comprises a low boundary
i points onto the Goatstown Road.

wall with three
The site @ wards the south by ca. 3 metres. The stated site area is 0.39Ha.
f

Therg,arqia varigty of public transport options in the area. available to visitors and
r@ e proposed site. The site is within or the equivalent of a 13minute walk (6-
inu

on the adjoining sites on the opposite side of

e) of the UCD campus. A cycle lane (which is currently being upgraded by

% ouncil) directly connects the site and UCD campus.

he site is served directly by the no. 11 Bus route operated by Dublin Bus (a stop is
located outside Trimbleston c¢.10m from the site). This connects the proposedﬂ student
residence to the city centre, as well as St Patricks College Drumcondra, and DCU. The
no. 17 bus route operated by Go-Ahead serves UCD from Roebuck Road, which also

provides connections to Rialto and Blackrock. The Coombe Maternity Hospital in Rialto
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2.1.7.

3.0

3.1.

is a UCD teaching hospital. The Green Line Luas has two stops within walking and
cycling distance of the development: Dundrum and Windy Arbour.

Marked cycle lanes are provided on the Goatstown Road, Roebuck Road, Fosters
Avenue, and the N11, allowing for safe cycle access to the main entrances to UCD, as
well as to the City Centre.

Proposed Strategic Housing Development

The proposed development will consist of:

The development will consist of demolition of the existing building (c.96 a rd
surface parking area on site and construction of a purpose-built stu cofMpfiodation
development (including use as tourist or visitor accommodation gutsidg,th&écademic

term) comprising;

e 239 no. student bedspaces (including 10 no. stu@jos), in a part 4 no.

storey, part 6 no. storey ‘U’-Shaped buildi s€ floor area 6,620sgqm);

o The building is 4 storeys along the so oufidary (with roof terraces at 5th
Road (with setbacks) and

ace at 6th storey fronting onto Goatstown

storey) and part 5 and 6 storeys along
boundary to the north (with roof t

Road); _
)

¢. 1,554 sqm of ale ity in the form of a central courtyard at ground level
and roof terrgfces and 6th storeys;
¢ |Interna N ce equating to c. 507 sgm is provided in the form of 2 no.
grouhd floog IQlihge/study areas, kitchen/tearoom, laundry and concierge/office
g

ovilon of 188 no. bicycle parking spaces distributed at 2 no. locations within

» Amenity space equati 1 sqm is provided across the site consisting of

th€ central courtyard (stacked parking with giass roof cover) and adjacent to the
front boundary (north); '

« Provision for 6 no. carparking spaces comprising 2 no. disabled parking spaces -
and 4 no. set down parking spaces adjacent to the front entrance to the site;

» Vehicular access to the site is via Goatstown Road through 2 no. entrance points
[reduction from 3 no. entrances currently];
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3.2.

3.3.

» Ancillary single storey ESB substation and switch room and refuse store are
provided at ground level;

* Provision of surface water and underground attenuation and all ancitlary site
development works including site wide landscaping works, planting and boundary
treatments (including removal of existing planting on Goatstown Road) as well as
provision of footpaths, lighting and cycle paths.

The proposed development will be used for student accommodation only t

academic year and student accommodation and/or tourist/visitor acco n®utside

this time,

A summary of the parameters of the proposed development j

Parameter Site Propgsal
Application Site (minus road works) 0.39haf /033g#a.
No. of units 238 bedspaces including 40 no. clusters

stugdios

Density €d spaces per hectare or 146 no,
r ha.
Communal Open Space & ,091sgm (36% of site area)

Building Height ﬁ 1 - 6 storeys

Plot Ratio y 1:95

Car Parking 6 plus 1 motorbike space
Bicycle Parking A 188
Vehicular Acc SM Goatstown Road

N~

broken down as follows:

No. of units % of units
10 20%
22 44%
6 bed cluster 10 20%
7 bed cluster 5 10%
8 bed cluster 3 6%
Total 50 Total 100%
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3.4. The application was accompanied by the following documentation
e Letter of Consent from Dun Laoghaire Rathdown County Council

e Irish Water Statement of Design Acceptance (included at Appendix IV of the Civil
Engineering Infrastructure Report

¢ Statement of Consistency and Planning
¢ Statement of Material Contravention

» EIA Screening Report

¢ Urban Design Report and drawings

e Housing Quality Assessment

+ Architectural Response to An Bord Pleanala

¢ Landscape Design Rationale and drawings

» Civil Engineering Infrastructure Report (incl Floo§ Risk Assessment for
Planning, Stage 1 Surface Water Audit

¢ Quality Audit

» Civil Engineering Drawings
» Qperational Waste Ma n n

s Construction Envigdam nagement Plan

Construction @l S n Waste Management Plan

ifecycle Report
aeological Assessment
Bat Assessment
e Acoustic Design Statement
« Ecological Impact Statement
¢ Screening Report for Appropriate Assessment
e Energy and Sustainability Statement

» Site Lighting Plan
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4.0

3

Daylight and Sunlight Assessment

CGIS and Photomontages
e Townscape and Visual Impact Assessment
¢ Management Plan

Planning History

Development Site

for

recladding over existing cladding to front elevation and part o

D10A/0623/ PLO6D238413 -Permission refused by the Board apd by the planning

authority for the refurbishment, extension and changg of otor sales premises to

alewy The Board refused for

parking, development plan retail policies bjective A residential zoning of the
site. Refusal reason no. (3) related to,the I0@atlop/8Mhe site at a curvature in close
proximity o two signalised junctions oMhe Goatstown Road (R132), a principal

commuter route, and exacerbatio ng traffic congestion in the area.

D07A/0984/ PL0O6D22735( % ssion refused by the Board and the planning authority
for demolition of the

g ure and construction of a single 3-6 storey block, over

part single and p of basement, comprised of 49 apartments. The Board

refused permi
Guidelin Pla
Areagy defgeloprient would constitute overdevelopment of the site and, by reason of its

fon fQr ope reason relating to development plan standards and to the

ing Authorities on Sustainable Residential Development in Urban

h cale, mass and bulk relative to adjoining buildings and structures and its

the boundaries of the site, would result in a substandard quality of open

within the site due to the effects of overshadowing, be visually obtrusive,
fticularly when viewed from the south and east along the Goatstown Road and would

depreciate the value of property in the vicinity

D04A/0828 - Permission granted for demolition of the existing structure and
construction of a 3, 4 and 5 storey apartment block comprised of 30 apartments (2 no.1
bedroom, 28 no. 2 bedroom), 4 duplex units (a 2 bedroom and 3 no. 3 bedroom) and 50

car parking spaces at basement level.
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5.0

5.1.1.

Section 5 Pre-Application Consultation

A pre-application consultation meeting took place via Microsoft Teams (having regard to
the Covid-18 crisis) on the 19th May 2020. A Notice of Pre-Application Consultation
Opinion issued within the required period, reference number ABP-306829-20. An Bord
Pleanala issued notification that, it was of the opinion, the documents submitted with the
request to enter into consultations, required further consideration and amendment
constitute a reasonable basis for an application for strategic housing developmggt.
following is a brief synopsis of the issues noted in the Opinion that needed e

addressed:

Building Height

Further consideration of the documents as they relate to the buil ephts proposed in
the development, including visual impacts, impacts on resid nities and the

achievement of a satisfactory transition in scale betwe€fM¢he fropbsed development and

adjacent properties.

Provision of Communal Open Space and Stuf

ulties and Amenities

Further consideration of, and if necessafly, furthe ti ication for, the quantum and

distribution of public open space p, serve the development, also internal

communal services, and ameng# sidents of the scheme, to address the hard and
a8, potential integration of cycle parking and refuse

flevelopment and potential Impacts on Residential

ual amenities at Trimbleston and Willowfield Park and other adjacent
perties to include detailed elevations and cross sections indicating existing
% ppbsed levels relative to the Goatstown Road and to adjacent residential

»érties and open spaces within Trimbleston and Willowfield Park. Visual Impact
Assessment to include verified photomontages both winter and summer vegetation and
to include any plant or other structures on the roof of the proposed development, in order
to give as accurate a representation as possible. Sunlight/Daylight, overshadowing and
overlooking impacts.

Frontage and Interaction with the Public Realm at Goatstown Road

ABP-308353-20 Inspector’'s Report Page 8 of 73



S:2.

Delivery of a fagade that relates well to surrounding development, with a high quality of

design and finish, to include consideration of the existing building lines, heights and

setbacks at this location, provision of an active frontage to Goatstown Road, provision of

safe vehicular, pedestrian and cycle access to the development with regard to DMURS.

Provision of a positive contribution to the public realm at Goatstown Road.

The notification notes that further consideration of the issues may require an a
to the documents and/or design proposals submitted relating to density and layo
proposed development.

The prospective applicant was advised that the following specific in jon

required with any application for permission:

1.

2.

5

7.

Housing Quality Assessment

Student Accommodation Management Plan

Daylight/Sunlight analysis Q
A report that specifically addresses materials and finishes to the

p
scheme including specific detailing@ landscaped areas, pathways,
entrances and boundary treaigent/s. report should also demonstrate that the

development provides t

rchitectural solution and sustainable
development of the ad is regard, the proposed development shall be
accompanied by an % ural report and accompanying drawings which
outlines the d ale for the proposed height and design strategy having
regard to ifte lonal and local planning policy, the site’s context and

locati ttriky .

C@mprehgnéive landscaping proposals

0 hical survey of the site and detailed cross sections to indicate existing
ngFproposed ground levels across the site, proposed FFL’s, road levels, open

pace levels, drainage infrastructure, landscaping, etc. relative to each other and

relative to adjacent fands and structures including public roads.

Rationale for proposed car parking provision and details of car parking
management and a Mobility Management Plan. ‘

Rationale for proposed cycle parking provision — quantum, design and layout.

Statement of Compliance with the Design Manual for Urban Roads and Streets
(DMURS).
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52.1.

10. Road Safety Audit and Quality Audit

11. Additional drainage details having regard to the report of DLRCGC Drainage
Planning Section (undated).

12. AA Screening Report

The covering letter submitted with the application responded to the board’s opinion as
follows:

Building Height

Referencing the relationship with the adjoining building heights namely re ey
dwellings to the rear of the site, the 5 storey residential apariments 0 f the

ut that the
osed development

site and the 2-storey neighbourhood centre to the south of the sife, | i
application was accompanied a Visual Impact Assessment.glhe pr
is considered a ‘higher building’ in accordance with the jouild t strategy as set
out in the Goatstown LAP albeit one storey higher titan thtadpfing Trimbleston

scheme. At the highest point, the development, igher than the height

nominated in the Goatstown LAP 2012 being 3ys (with possible setback floor). The
scheme, at the highest point (adjacent j@ Trim eaches 5 storeys with the 6th
floor setback at the top-level fronti own Road.

The site is ideal located in clo to UCD and a wide range of other service and

5

ased density in accordance with the principles of
sed development is located within an emerging pocket of

amenities in the vicinity tog4
sustainable growth. T r

‘higher residenti t (4-6 storeys) on Goatstown Road (see below images)

which is in ling Wi policy guidance for the development of infill sites at

accessible focatiogs. Fhis includes;
House - 4 storeys; and
Trimbleston — 4-5 storeys

The proposed scheme is consistent with the emerging trend of development which fronts
Goaistown Road, a main arterial route leading to the city centre.

Section 3.4 ‘Suburban Infill’ of the plan acknowledges that this pattern of development is
a direct result of the Government document "Residential Density Guidelines” (1999).

The site is adjoined by a mixture of building heights including 2, 3 and 5 storey buildings.
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As a direct response, the development has been designed to include single storey, 4 and
6 storey elements having regard to the Building Height Guidelines (2018)

Provision of Communal Open Space and Student Faculties and Amenities

A total of 2,061sgm of amenity space is provided throughout the site in the form of 1,554
sgm of external amenity space and 507 sqm of internal amenity space. This equates to
8.6sgm of amenity space per resident.

Detailed landscape plans and a landscape design rational accompany the in
application. The SUDs measures to be included in this development cghsi
permeable paving, green roofing, tree pits, and an attenuation tankg Th peSed SUDs

and

measures are considered to be fully in compliance with DLR

requirements.

e Guidelines on Residential
artment of Education 1999) and the

ltis set out that the development is

Development for 3rd Level Stud

rove developments which have both demonstrated that Goatstown Road is broad
enough to be able to absorb higher buildings without causing detriment. The architecture
and landscape design quality at Trimbleston further demonstrates how the local
townscape has been positively changed in line with National Planning Framework
objectives while providing built form that breaks up the mass of low-rise and ubiquitous
housing types in this area. The proposal will result in a distinctive and major new building
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5.2.2.

that will add to this area’s sense of place and be a significant addition to the local
architecture and fownscape. ‘In summary, the effects, while significant will be a positive
statement in terms of the townscape development, legibility and future while tying
effectively in with the ambitions and objectives of the Goatstown LAP and the County

Development Plan in terms of compact, appropriate and sustainable development.’

A Sunlight/Daylight Analysis Report has been prepared. The report conciudes there
be negligible impact on adjoining properties with the proposal complying with B

recommendations (available light is not reduced below 0.8 times the former,

proposed development performs well in regard to daylight and sunlight in t

is noted that only two residential units adjoin the development at th of the

Willowfield
within the

proposed development to ensure minimal overlooking %@:

Frontage and Interaction with the Public Realm at %n
A detailed response and rationale for the fagg ig s been included and the

dtessed. In terms of active

spaces include floor to ceifin fronting Goatstown Road. This will allow for direct
interaction with the s ! ct sight lines and a physical connection is also provided
from the street togh office via pathway .

A low wall i 0 Omm) to match Trimbleston to the north. This will include a
railing adjagent to bike stands to ensure security of the bikes. Access fo visit cycle

coded gate entry, again to secure the bikes. As the site curves to the

ity through the frontage of the site and providing seamless integration with the

domain. It is proposed to remove the existing landscaping on the footpath. Due to

- the current upgrade of the cycle-lane and the proposed entrance points to the site the
proposed landscaping solution is considered appropriate at this interface.

The following specific information was submitted with the application:-
1. An environmental management plan for demolition and construction.

2. A Housing Quality Assessment, to consider,

ABP-308353-20 Inspector’s Report Page 12 of 73



- Department. of Education and Science Guidelines on Residential Developments for 3rd
Level Students Section 50 Finance Act 1999,

- Policy RES12 and section 8.2.3.4 of the Dun Laoghaire Rathdown County

Development Plan 2016-2022 and other relevant guidance on student accommodation

3. Student Accommodation Management Plan to provide details of the ongoing

management of the proposed student accommodation, including any use of the @
as tourist accommodation outside of term times

4. Daylight/Sunlight analysis, showing an acceptable level of residenti

achieved within specific habitable rooms within the developm i nal open
spaces and in public areas within the development

5. A report that specifically addresses the proposed rgate inishes to the scheme
including; specific detailing of finishes, landscapgd a¥as,
boundary treatment/s

7. Topographical survey,of efand detailed cross sections to indicate existing and

proposed ground levgls ss the site, proposed FFL's, road levels, open space levels,
drainage infrastru caping, etc. relative to each other and relative to adjacent

lands and str esigeifding public roads.

8. Statenflent of §oipliance with the Design Manual for Urban Roads and Streets
).

11. AA Screening Report
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6.0

Relevant Planning Policy

Local Policy

Dun Laoghaire Rathdown County Development Plan 2016-2022

The site is zoning 'Objective A’ with the associated land use objective ‘to protect and-or
improve residential amenity’.

Goatstown Road is identified as a proposed quality bus/bus priority route, howesgr

Bus Connects corridor does not include the Goatstown Road.

Chapter 2 of the Plan notes that the Council is required to deliver 30,800 u oVer the
period 2014-2022. Figure 1.3 of the Plan indicates that there are
serviced land available which could yield 18,000 residential unit

roxg4 10 fa of

Policy RES 3 Residential Density: /t is Council policy to pro igPer residential

densities provided that proposals ensure a balance b en e reasonable protection of

existing residential amenities and the established areas, with the need fo

provide for sustainable residential developm ing more compact, good

quality, higher density forms of residential de

of the County, to densify existing built-up areas, having due

regardtot of existing established residential communities and to retain and
impro amenities in established residential communities.
Polic Provision of Student Accommodation:

uficil policy to facilitate student accommodation on student campuses or in
lo8sfions which have convenient access to Third Level colleges (particularly by foot,
bicycle and high quality and convenient public transport) in a manner compatible with
residential amenities. In considering planning applications for student accommodation
the Council will have regard fo the ‘Guidelines on Residential Developments for Third

Level Students’ and its July 2005 Review (particularly in relation to location and design).

Section 8.2.3.4 (vii) refers to student accommodation. The following points are noted:
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* All proposals for student accommodation should comply with the Department of
Education and Science Guidelines on Residential Development for Third Level Students
(1999), the subsequent supplementary document (2005) and the ‘Student
Accommodation Scheme’, Office of Revenue Commissioner (2007} -dealing with matters
arising from the Guidefines and providing clarity in relation to definitions of ‘students’ and
‘educational institutions’ and recommendations in relation to minimum bed-space

other similar requirements.

* When dealing with planning applications for student accommodation o u
developments a number of criteria will be taken into account including®

o The location of student accommodation within the following higra of priority:
* On Campus
* Within 1km distance from the boundary of a Third Leve

» Within close proximity to high quality public trapgport ®orrig6rs (DART, N11 and Luas),
cycle and pedestrian routes and green route

cations at a remove from urban

areas.

o The potential impact on resi ities. Full cognisance will be taken of the

need to protect existing enities particularly in applications for larger

scale student accomgho nd such accommodation will not be permitted where

it wouid have a im | effect.

o The level agfl quUdlity of on-site facilities, including storage facilities, waste

mana t, d cycle parking and associated showers and locker, leisure
facjliti r

car Jarking and amenity.

itectural quality of the design and also the external layout, with respect to
jdis, scale, height and relationship to adjacent structures. Internal layouts should
e cognisance of the need for flexibility for future possible changes of use.

The number of existing similar facilities in the area. In assessing a proposal for student
accommodation, the planning authority will take cognisance of the amount of student
accommodation which exists in the locality and will resist the over-concentration of such
schemes in any one area in the interests of sustainable development and residential

amenity
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Section 1.2.5 of the Plan states ‘in addition to the major parcels of zoned development
Jand above, the ongoing incremental infill and densification of the existing urban area wilf

generate, overtime and on a cumulative basis, relatively significant house numbers’

Of particular relevance is Policy UD6: Building Height Strategy: - ‘It is Councif policy to
adhere to the recommendations and guidance set out within the Building Height
Strategy for the County’.

Chapter 2: Sustainable Communities, Chapter 5: Physical Infrastructure Strate
8: Principles of Development and Appendix 9: Building Height Strategy,
Residential Density, RES7; Overali Housing Mix, Policy RES8: Socia
SIC11: Childcare Facilities, Policy UD1: Urban Design Principle
Statements, Policy UD3: Public Realm Design, and Seftio Residential

Development are also considered relevant.

Goatstown Local Area Plan 2012-2016 (extended il 20%! ,
Section 3: Development Policy, Section 4. Urba sign bj. UD1, UD2, Ub7, UD8
uDg.

Objective UDS states: It is an objective

the enchmark height of three storeys
occupied roof space) shall apply on the sites

g low-rise development.

Section 5. Mov i#MT4 — prioritise sustainable transport modes, MT6-
permeability % T7 and MTS.
The subjed} site igid€ntified as a ‘key site’ which has potential for redevelopment within

LAP 0 e Framework Strategies. LAP section 6.5 states:
e

AP Table 6.4 provides the following guidance for the development site:

pment of the former Victor Motors site should be designed to complement

leston development in terms of building height and building line.
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6.1.1.

Former Victor Motors Site - Development Guidance

Zoning * A -To protect and/or improve residential amenigy
Height *  Benchinark height of three storeys {with possible setback floor or occupied roofspace depending on site
e1g Jeswealsy ¢

Density v Inaccordance with Gounty Dovelopment Plan

Design Objectives R

* Positive contributian (o locat streetstcape

. Height showld harmenise with neighbouring developments froming onta Goalstown Rosd

*  Building fine should continue on fram the building line estabiished by the Trimbleston developmsnt

v Carsiul consideration of tocation and design of 5B substations and &in storage

»  Minlmise impact on sdioining residential amenities

» Faciiiate permeabiity

Movement
»  Primanly underground car parkiig
= Cycle parking t be pravided
Landscaping ¢ High quatity asable public open spase 16 be proveded - this should not be unguly gv
. High quelity private opan spece to be provided
¢ Tree planting to be provided alersy site frontage
National Policy

National Planning Framework 2018-2040

Objective 2a of the National Planning Frameworly 201 2049is a target that half of future
population growth will be in the cities or their sub

particular building height and car p
to achieve well-designed high-

Objective 35 is to increase

measures including redacti acancy, reuse of existing buildings, infill development

schemes, area or sjifa-ba regeneration and increased building height.

Objective 8 of e%;r sets growth targets for Dublin City and Suburbs, proposing

a ¢.20-25 %owiyin Population to 2040. In achieving this, it places a great emphasis on

compact@rowthYequiring a concentration of development within the existing built-up
creased densities and higher building format than hitherto provided for.

ites, in particular, are identified as suitable in this context. At Section 6.6,

ith housing, the framework refers specifically to student accommodation. It

€s that accommodation pressures are anticipated to increase in the years ahead and

indicates preferred locations for purpose-built student accommodation proximate to

centres of education and accessible infrastructure such as walking, cycling and public

transport. It also notes that the National Student Accommodation Strategy supports
these objectives.
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6.1.2.

6.2.

Eastern and Midland Regional Assembly — Regional Spatial and Economic
Strategy (RSES) 2019.

The RSES is underpinned by key principles that reflect the three pillars of sustainability:
Social, Environmental and Economic, and expressed in a manner which best reflects the
challenges and opportunities of the Region. It is a key principle of the strategy to promote
people’s quality of life through the creation of healthy and attractive places to live,

visit and study in.

The site is located with the ‘Dublin Metropolitan Area’. The Metropolita alegic
Plan (MASP), which is part of the RSES, seeks to focus on a numb
sites, based on key corridors that will deliver significant develop in ap intégrated and
sustainable fashion. The followings RPOs are of particular relev

RPO 5.4: Future development of strategic residential dggelo eas within the Dublin
Metropolitan Area shall provide for higher densities

‘Sustainable Residential Development in Urbag
Design Standards for New Apariment’ Guidg
Building Heights Guidelines for Planning Autho

RPO 5.5: Future residential dev the Dublin Metropolitan Area shall foliow a

rary focus on the consolidation of Dublin and
t of Key Metropolitan Towns in a sequential manner
as set out in the Dub trategic Plan (MASP) and in line with the overall setilement

clear sequential approach,
suburbs, supported by thedle %
strategy for the

National P in

The Nahi

n@hPlanfling Framework addresses the issue of ‘making stronger urban places’
range of objectives which it considers would support the creation of high-

au n places and increased residential densities in appropriate locations while
% ing quality of life and place. Relevant Policy Objectives include

o National Policy Objective 4. 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.

» National Policy Objective 13: In urban areas, planning and related standards,
including in particular building height and car parking, will be based on performance
criteria that seek to achieve well-designed high-quality outcomes in order to
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6.2.1.

achieve targeted growth. These standards will be subject to a range of tolerance
that enables alternative solutions to be proposed to achieve stated outcomes,
provided public safety is not compromised and the environment is suitably
protected.

The National Student Accommodation Strategy 2017

bedspaces by 2024. It states that 12,432 spaces were availabl

projects that 35,806 would be required there in 2019 and 42,675 . A progress
report issued in November 2019 reported that 8,229 PBSA bed s were completed
by the end Q3, 2019, 5,254 further bed spaces wer. uction, with planning
permission granted for another 7,771 and soughgfor

Section 28 Ministerial Guidelines

Having considered the nature of the propo eiving environment, the
documentation on file, including th missions from the Planning Authority, | am of the
opinion that the directly relevan Ministerial Guidelines are:

* ‘Guidelines for Planning s On Sustainable Residential Development in Urban

Areas’ (including the CIa rban Design Manual’) 2009.
* ‘Design Manual for n JXoads and Streets’ 2013.

d Building Heights — Guidelines for Planning Authorities’, 2018.

Circular PL8/2016 APH 2/2016 (July 2016): Encourages co-operation
een local authorities and higher education institutes in the provision of student
ousing. Indicates that student accommodation should not be used for permanent

residency but can be use by other persons/groups during holiday periods.

» Guidelines on Residential Development for Third Level Students, Section 50 Finance
Act 1999 (Department of Education and Science, 1999).
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6.3.

Material Contravention Statement

The applicant submitied a Material Contravention Statement. The statement provides a

justification for the material contravention of the Dun Laoghaire Rathdown Development

Plan 2016 - 2022 in relation to building height and Part V provision. The statement is

summarised below: -

Building Height

Section 4.8 of Appendix 9 — ‘Height Strategy’ of the development plan S
maximum of 3-4 storeys in appropriate locations but that there wj atiofs

is considered in this instance that the Goatstown Local

applicable plan, containing specific objectives relating

therefore there are no downward or upward modifier lic: o the subject site.

It is considered that in this instance the increa heifht should be considered in
the context of the National Planning Fram k ObjActiVe 3a, 4, 11 and 13, Urban

ational Planning Framework

contexiual basis.

built environment. The s development is considered to integrate

appropriately with its £ @hdigs. The building height takes cognisance of the
scale, height and%a heighbouring properties to maximise the topography

of the site t t the six-storey building is not obtrusive. The design

u
approachgis edyon the need to protect the amenities of the surrounding
resi ial elSpment.

e Thapropogalintroduces a development that is compatible with its land use zoning

d ent development.

cheme seeks to optimise its location in relation to UCD and public transport
infrastructure.

The site is also considered suitable for increased height due to its frontage and
access onto Goatstown Road and development is arranged on the site to optimise
existing site conditions. The scheme has a clear identity, being physicaily separate
from adjoining development and will contribute positively to the streetscape and the
legibility of the road from the public domain, when compared to the current car
sales.
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Part V

Q

Appendix 2, Interim Housing Strategy of the Dun Laoghaire Rathdown County
Development Plan states ‘No social housing will be required in instances where it
is proposed that student accommodation is to be provided on the campus of a
Third Level Institution. In all other instances of student accommodation, the
standard 20% social housing requirement will apply.’ Policy RES2:

tax relief under Section 50 of the Finance Act 1999 (Refer. RES12).

ined within ‘The
Guidelines of Residential Developments for 3rd Layel St s, Section 50 of the
Finance Act 1999’

The proposed scheme has been designed to meet thd crj

Student accommodation is a clearly defin nd usg in the Planning and
Development (Housing) and Residenjjé >
from the definition of a “house”. The %

explicitly that student accom

Act 20186, separate and distinct

of student accommodation states

ation eXCitides the use as permanent residential

accommodation. Therefor accommodation is not a “dwelling”, does not fall

under the definition of s®_ and is not subject to the provision of Part V of the

Act Q

The Sustain n Housing: Design Standards for New Apartments; Guidelines

for Plannjn itieS which states: “In addition to the above, as is the case with

stud 0 ation projects, shared accommodation units will not normally be

sybject tq, P requirements in relation fo the reservation of 10% of the units as
hoysing because shared accommodation would not be suitable for social

ing given that they are not provided as individual self-contained residential
S_ ”
The Guidelines include specific design criteria relating to apartments which do not
apply to the proposed arrangement of student accommodation units and therefore,
the proposal cannot meet the needs of Part V housing as typically required by the

Council.

Itis further stated that the ‘Guidelfines issued by the Minister for Housing, Planning,

Community and Local Government under section 28 of the Planning and
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7.0

Development Act 2000 (2017) - 2.1 Application of Part V - Part V does not apply
does not apply to student accommodation.

» Reference is made to a number of student accommodation schemes within Dun
Laoghaire Rathdown Council area which have been approved by An Bord
Pleanala, none of which included Part V provision; - ABP300520-17 — Former
Blakes and Esmond Motors Site, Lower Kilmacud Road, Stillorgan Road (N
and The Hill, Stillorgan, Co. Dublin; - ABP303467-19 — Avid Technology
International, Carmanhall Road, Sandyford Industrial Estate, Dublin

Third Party Submissions

A total of 58 no. submissions where received in relation to the p I ich three

a
no. of these are prescribed bodies, further detailed below in Secil®f 11.9. The remaining

submissions are from residents of properties in the vicinjty, associations and
the issues raised are similar in nature, therefore, | hgve ised below:
Desian

» The development is excessive in term building line and scale relative

to the receiving environment.
» Adverse impact on the visual'Wnen nd character of the area and offers not

O

contribution fo the stre

apd will erode the traditional architectural ethos of

the area.

» The alignmeit o k$heeds to be oriented north-south rather than east-west .
This wo llo 'southern block to be recriented, inserting a blank gable
faci lowhigd Park.

. t does not comply with Section 6.5 of the Goatstown LAP.

e gitied planning precedents are materially different and not relevant.

Established precedent for refusing similar development of this scale - Previous
refusal D10A/0623/ABP PL.06D238413

 Inappropriate provision of amenity space in terms of size and location (roof
terraces) and the central block quad is overshadowed and will become dark and
damp.

e The development is not in accordance with the Urban Building Height Guidelines
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2018

Impact on the amenities of the existing properties

» Excessive density of development representing overdevelopment of the site.

* Adverse impacts on residential amenity by way of overlooking, overshadowing,
overbearing, noise and smells. Right to privacy and loss of sunlight and supdight,
detract from established views.

* Separation distances from adjoining development.

* Floor to ceiling canted windows overlook rear gardens nos. 30 afh12 Willow

Park.

* Concerns regarding impacts associated with the use o ro@f gardens.

* Anti-social behaviour in the area associated wgth t student
accommodation and tourist accommodatign, arW thi$ill have a negative impact

on established residential amenity.

* Depreciation of property values in the .

« The development is contrary 4§ the zofMg objective A to “protect and/or improve
residential amenity”.

e Contrary to the estabj

? graphics of the area.
o Lack of amenit h.

Road Safety

* Increagg veliculgt an cycle traffic on an already congested road network.
* LgCk of car {¥rking will lead to overspill.

rammmiplications for St. Michael’s House.

r#vel times identified incorrect.

o2

* Inadequate public transport servicers and local facilities to serve the

acity of the area to absorb the increase in density

development. LUAS already overcapacity.

* Section 2.1.3.3 pf the CDP states that high density development over 50 units per
hectare will be encouraged within ca. 1 km of public transport nodes. The site is

ABP-308353-20 Inspector’'s Report Page 23 of 73



8.0

located 1.3km from the LUAS.

¢ There is already an adequate supply of existing and permitted off-campus student
accommodation.

» Site located 2.3km from UCD. Urban Design Manual recommends 400m -800m.
» Goatstown in not a holiday destination.

Drainage

* Local history of flooding.
» Inadequate foul and surface water drainage infrastructure to serve
development.

Other Matters

¢ Material Contravention of the Goatstown LAP.
¢ The scheme is premature pending revisionsdo thegoagtown LAP.

» Potential to change the use of Co-living dgtion.

o Reference to inconsistencies is the su@ edidocumentation.
» Inadequate notices and public cghsultatli8

e Development does not app t the definition of strategic Infrastructure.

2

Planning Authopity S ission
In compliance sectionB(5)(a) of the 2016 Act the planning authority for the area in

which the pfOpdsed @prelopment is located, Dun Laoghaire Rathdown County Council,
submit

e |mplications of Covid-1

» Operation and congtr ase impacts.

portpof its Chief Executive Officer in relation to the proposal. This was

re n Bord Pleanala on 2™ December 2020. The report may be summarised as

Details were submitted in relation to the sité description, proposal, pre-application
consultations, planning history, interdepartmental reports and consultees. A summary of
representations received was outlined and a summary of the views of the elected
members as expressed at the Area Committee Meeting. The latter indicated their

opposition to the proposed development.
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8.1.1.  The Chief Executive’s report recommended that permission be refused for the proposed
development for three reasons:

1. Having regard to the suburban location and character of the area, the Building
Height Strategy of the Dun Laoghaire-Rathdown County Development Plan 2016-
2022and the Urban Development and Building Height Guidelines for Planning
Authorities (2018); it is considered that the proposed development compryj

239 no. student bed spaces and extending to six storeys in height, would

when viewed from these properties and from within thg
confravening the Dun Laoghaire-Rathdown Coun

and contrary to the proper planning and develppm!

2. The proposed development would give rigé to adyer$® overlooking and daylight

impacts on adjoining residential propesi uld significantly impact upon

and depreciate property values in t I he proposed development would,

therefore, be contrary to the gljective oning of the site, which is to protect
and/or improve residenti and to the proper planning and sustainable

development of the ayee

3. Having regard t -% 2diate urban location of the site, it is considered that
the propose %ent would be reason of inadequate number of car parking
spaces proy rve the future occupants and visitors to the development,
resulf Tn g overspill on surrounding residential roads. The proposed
dgveloprgen®vould, therefore, seriously injure the amenities of properties in the

i d, as such, would be contrary to the Dun Laoghaire-Rathdown County
lopment Plan 2016-2022 and to the proper planning and sustainabie

velopment of the area.

8.1.2. report sets out relevant national and local policies. The planning assessment in the
Submission states that student accommodation is acceptable in principle in this area
having regard to the proximity of UCD and that the fact that there is not a high
concentration of purpose-built student accommodation in the LAP area. The density
reflects 147 no. dwellings / 703 bed spaces per hectare. The Development Plan sets out
a minimum density of 35 units per hectare. Where a site is located ca. 1km pedestrian
catchment of a rail station, Luas line, BRT, priority bus corridor or 500m bus priority route
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8.1.4.

and 1km of the town or district centre, higher densities of 50 units per hectare minimum
will be encouraged. The site is ca. 1.4km from the Luas, 1.7km from Dundrum Village
and UCD, with the no. 11 operating every 20mins approx. and noting that the site it not
identified within the Bus Connecis route, it is considered that the density the three times

over the CDP standards and would constitute overdevelopment of a suburban infill site.

Whilst the proposed block layout and finishes are generally acceptable, it is consid
that the six-storey block would, be reason of its excessive sale and hight and fogva
positions relative to the adjoining four/five storey booked block at Trimblest

an dominant on the streetscape and this is not ameliorated by the prop
and is not in keeping with the Goatstown LAP. The eastern block tr iSensidered
overbearing and the extent of communal open space at ground |Eve y reduced
by service buildings. The building height materially contravgpes the buijding height
strategy of the CDP and the proposed building height dges nd to the more

modest heights of the surrounding buildings and ac s not comply with the

development management criteria set out the Bylildi

®

Residential Development for Third Levgd Stude

t Guidelines.

The unit types and internal space standards

ection 50 Finance Act 1999

(Department of Education and Sci ) and supplementary document published
2005. The quality and quantity
acceptable. It is set out th

sed internal communal space is considered

ed Daylight and Sunlight Assessment is not fully

compliant with the BR and does not take account of the proposed 18 no.

blinked/angled wind@w outh facing fagade. The noise assessment relying on
glazing and a ic vegtil#fiors that offer the required level of sound insulation when
windows aif closed 19€onsidered regrettable. While the quantity of open space being in
ang 4sq.m per student is acceptable, the PA consider the quality of the

ficient. The PA shares the concerns of observers with respect to the roof

The report notes the Transportation Planning Section raised no issue with the access
arrangement however the provision of 16 no. managed car parking spaces within the
development is considered necessary o adequately serve the development and prevent
overspill on the surrounding residential roads. The subject site is not well served by

" accessible public transport and the proposal to provide 2 no. accessible spaces is

considered unacceptable. The quantity of bicycle parking is acceptable. The reliance on
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8.1.6.

8.1.7.

the works in the public realm to provide movements along the frontage is considered
regrettable by the PA after being raised at pre-application stage and it is considered

appropriate to provide a portion of these needs within the application site.

Further engagement with Irish Water advised. Surface water drainage proposals
acceptable and the Drainage Section has raised no flood risk concerns. Construction
and Operational Waste Management Plans accepted in principle subject to final
agreement. Part V o be addressed in line with the provisions of the CDP an o

Strategy.
The report considers the six-storey block to the north visually overbgari pact
negatively on the established residential amenity of the adjoining.d y reason of

proximity of site boundaries. Similarly, the PA consider the p storey block to
the rear (southeast) blocks would by reason of height a oxingily*to site boundary
appear visually overbearing on the Trimbleston towp#fousagft J& noted that a similar
block proposed under ABP 227350 was considegfd to Mavefan overbearing impact on

these properties. Overlooking of the penthoys h and rear gardens to the

od¥Mhat the blinkered/angles windows to

PpECts, but the design is considered a poor

southeast (rear) is raised. However, it is ad

the south would not give rise to overdoking |

established building |ifeNygoul™epresent a visually obtrusive development on the
streetscape relative t agfoining and would not conform to the character of the area.
erqoli

development will not impact negatively in
ontents of the assessment submitted. The PA

consider the six storey bjod sive in height and the position forward of the

The use for s y letting is noted and accepted.

Internal r@ports fo¥various sections of the council were included in the submission.
Dr. e ing Section — repot dated 10 November 2020 set out no objections
bjS@L to #Onditions.

sportation Planning Section - report dated 25 November 2020 recommend
Povision of 16 no. managed car parking spaces. Bicycle parking quantum complies with
DLRCC standards but falls short standards in terms of quality and the quantum is under
supplied in accordance with the Apartment Guidelines 2018. The report includes a

number of recommended condition.

Parks & Landscape Services- report dated 24! November 2020 stated no objection

subject to two conditions.
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9.0

Housing Section - report dated 27t October 2020 sets out that Part V is applicable for
‘off-campus’ student accommaodation in accordance with the CDP and Housing Strategy.

Environment Section — report dated 28" October 2020 set out no objections subject to
conditions.

Prescribed Bodies

Irish Water made a submission confirming that the applicant has been issued a

confirmation of feasibility for connection(s) to the Irish Water network(s) subjgCt o t
following;

In respect of Water:

The development is considered feasible with the following netw s, 300 metres

(approx.) 250 ID new main to replace existing 6" uPVC bef e inlet along with

laying @ new 15m of 200mm 1D connection main from siteddcation to the existing 6"

Cl. The developer will be required to fund these u de wirk€ as part of a connection
i

agreement with Irish Water. Any consents rel@ pplicant’s responsibility to
obtain.

In respect of Wastewater:

In order to accommodate the prggosed, connection at the premises, upgrade works are

required to increase the capa
R

e ffish Water network. Approx., 270m of existing

225mm sewer in Goatst péeds to be upsized to 450mm. Irish Water currently

has a project plann rovide the necessary upgrade and capacity from the
existing head o ex, 450Mmm as far as Larchfield Road. This upgrade project is
expected c t 021 (subject to change) and the proposed connection could be
completed 8 soorjas practically possible after this date. The applicant is required to
fungéhe ade works for the remaining 80m of sewer going from Larchfield Road to

ent. A road opening licence will be required for these upgrades.

Jplicant has engaged with Irish Water in respect of design proposal for which they
ha#e been issued a Statement of Design Acceptance for the development.

Therefore, Irish Water respectfully requests the board conditions any grant as follows;

¢ The applicant must sign a connection agreement with irish Water prior to any
works commencing and connecting to our network.
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¢ All development is to be carried out in compliance with Irish Water Standards
codes and practices.

* Where any proposals by the applicant to build over or divert existing water or

* wastewater services the applicant is required to submit details to Irish Water for
assessment of feasibility and have written confirmation of feasibility of

diversion(s) from Irish Water prior to any commencement of works.

Development Application Unit - Department of Culture, Heritage and t eltac
made a submission dated 10" November 2020 sets out the following;

Archaeology

A desktop Archaeological Assessment report for the develop I#1Sh

Archaeological Consultants Ltd. on behalf of Orchid Res tial Wfaes included as part

of the planning application. The Impact Assessmeniéecti e report (5.1) states that

itis unlikely that the proposed development will jgave af infpact on any archaeological

deposits.

The National Monuments Service agrees clusion. No archaeological

investigations are required.

Transport Infrastructure Ireland\ga submission confirming dated 19% October
2020 stating that in the casg

your planning authoritydg a

ave planning application, the Authority will rely on

y official policy in relation to development on/affecting
hational roads as e oECLG Spatial Planning and National Roads Guidelines
for Planning Auth s (2012), subject to the following:
o Thé€ pfdpo evelopment is located in proximity to a future national road
sogem

e. Jhe planning authority is advised that national road schemes should be

rofected and kept free from any developments or accesses in accordance with
onal policy. The applicant should be made aware of the plans for a new road
scheme should the permission be granted.
* The Authority requests that the Bord has regard to the provisions of Chapter 3 of
the Department of the Environment, Community & Local Government's ‘Spatial

Flanning and National Roads Guidelines’ in the assessment and determination of
the subject planning application.
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10.0

Assessment

10.1. A number of observes has raised a query regarding whether the development

10.2.

10.3

10.4.

constitutes Strategic Housing. At pre-application stage under ABP 306829-20 based on
the information presented it was determined that the proposed development falls within
the definition of Strategic Housing Development. With the exception of a reduction in
bedspaces from 241 to 239 the principle of the development has not altered. The

application relates to 200 plus student bedspaces and accordingly constitutes

Housing Development, as set out in section 3 of the Planning and Develop
(Housing) and Residential Tenancies Act 2016.

An observation relating the scheme being premature pending revi he Goatstown

LAP 2012 (extended 2022) was also received. In the interest of

below has regard to the applicable plans currently in operat

. assessment

. The foliowing are the principal issues to be considergd iIMQis

+ Principle of Development
e Design and Layout - Quantum of Dev uvilding Height, Scale and Mass
» Residential Amenity
s Other Matters
» Material Contravenito
o Chief Executi ec endation
e EIA Scre€Wing
» Appfopriat essment

Prin o lopment

0 d development includes the demolition of an existing building and hard

% parking area and the construction of a purpose-built student accommodation
schEme of 239 no. student bed spaces and associated amenity space across 3 no.

blocks ranging from 4 no. storeys to 6 no. storeys. The development includes internal
and external amenity spaces in the form of an external courtyard, ground floor lounge

area and study spaces and 2 no. roof gardens and all associated site works.

Zoning and National Policy
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10.4.2.

10.4.3.

10.4.4.

10.4.5.

The site is zoned ‘Objective A’ with the associated land use objective ‘to protect and-or
improve residential amenity’. Residential uses, the definition of which includes student
accommodation, is listed as a ‘permissible use’ on these lands and is considered an
appropriate use for the site. The development would be consistent with the policies of the
Planning Authority as set out in Section 2.1. Residential Development of the Development
Plan which seek to encourage the development of underutilised and brownfi ifes

adjacent and close to public transport nodes.

The site is located within the Goatstown LAP. Objective RD1 of the LAP gis fut all

within the LAP.

The proposed development would be within an QutggfUrb rga of Dublin City and so
would contribute to various objectives of the Najignal PIann#ig Framework including
Nos. 2a, 8 and 35. The proposed student a igh is in keeping with the National
Student Accommodation Strategy.

Student Accommodation

Observations from the public and &lec presentiatives received have raised concern

over the type of accommodg

% ulting in a negative impact on the established
her argued that there is ample existing on-campus and

ed which they consider would be inappropriate at
this location removed
residential comm

off-campus stygde corfmodation provided.

The Dep ucalign and Skills National Student Accommodation Strategy states a
targefeof We congtruction of at least an additional 21,000 student accommodation

b, eg by 2024. Development plan housing policy ‘RES12: Provision of Student
ation’ seeks to facilitate student accommodation on student campuses in
aions which have convenient access to Third Level colleges, particularly by foot,
Weycle and high quality and convenient public transport, in a manner compatible with
surrounding residential amenities. Development plan section 8.2.3.4 (xii) sets out a
hierarchy of priority for locations for student accommodation with on campus provision at
the top of the hierarchy, locations within 1 km of a third level institute at the second level
and locations in close proximity to high quality public transport corridors, cycle and
pedestrian routes and green routes at the third tier. Matters to be considered in the
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10.4.6.

10.4.7.

10.4.8.

10.4.9.

10.5.

assessment of applications for student accommodation include the amount of student
accommodation already extant in the locality, in order to avoid the over-concentration of
student accommodation schemes in any one area.

The PA in their report accept the principle of student accommodation in the area having
regard to the proximity of UCD and that the fact that there is not a high concentration of
purpose-built sfudent accommeodation in the Local Area Plan area. | note a student

‘Student Demand and Concentration Assessment’ was not submitted with the plann

application. Notwithstanding, section 5.2 of the submitted Statement of Congiite n
Planning Report notes that there is just one-off campus facility within a 14€®ra the
site — Glenard University Residence containing 30 no. bed spaces. &SI | ated
0.85km from the UCD Bellfield Campus on Roebuck Road. The fC k entrance

is a 13-minute walk from the site, 6 minuies cycling. The sitg also has g#od connections

to the various third level institutions in Dublin city centre yia t g, Dundrum Luas

Stop is ca. 1.4km on foot from the site.

Having regard to the national guidance for stuge
of the existing and proposed student accom
development and the proximity to UCD{ do not"€8ffsider 239 no. student bed spaces

would be excessive at this location

The observers argue that the g ntified are inaccurate and misieading, | have

reviewed the separation di€taf@es idgntified and | am satisfied that the distances
identified are correct.

The observers hage rai$ed concerns in relation to short term tourism letting stating
that Goatstoyeritis n urist destination. Whilst | note the concerns expressed, the

proposed uge of thd student accommodation for short term tourism letting outside of

IS able and in accordance with the definition of student accommodation
ning and Development (Housing) and Residential Tenancies Act 2016.
ard to the proximity to public transport and the amenities including the wider

#f destinations served, | have no issues in this r,egafd. Similarly, with respect to the
concerns raised by the observers regarding the -potential use for co-living units, | note
permission is sought for student accommodation, the use of which can be controlled by
way of condition should the Board be minded to grant planning permission. Alterations to

any permitted use will require a separate grant of planning permission.

Design and Layout — Quantum of Development, Building Height, Scale and Mass
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10.5.1. The subject site has frontage along Goatstown Road. Trimbleston estate comprising a
mix of houses, duplexes and apartments up to 5 storeys is located to the north and east,
a two-storey neighbourhood centre to the south comprising a ground floor retail spaces,
a café, bike repair shop and clothing shop. The wider area refiects older suburban
detached and semi-detached two storey housing.

10.5.2. The proposed development would be laid out in a singular block U-shape from, r

three interlinked blocks. A central courtyard is provided to the rear along wit

terraces. The building ranges in height from four to six storeys of approx ent

to Trimbleston. In terms of materials, the development reflects a cont ign
approach, external finishes include the use of brick finish, recess I
cladding/brick/rendered panels, protruding bay windows and glaz u walling with
aluminium windows and doors of vertical emphasis. | haye no ISsue yith the materials

and finishes proposed. | note the PA raised no particylar in this regard aiso.

Quantum of Development

10.5.3. The proposed development represents a r sity of 147 no. dwellings/ ca. 703

bed spaces per hectare, based on the site ha.

10.5.4. Both the PA and the observers have e

proposed representing overdevelo the site by reference to policy

ressed concerns regarding the density

RES3:Residental Density o ment plan. These points are noted, however the

apartment develo idenced in the different development standards that apply.

10.5.5. The applican prepargd a statement to address density, as well as building height

i& contained in the Planning Report and Statement of Consistency

4 do not agree that this is the correct location for what is in their opinion too high a

sity of development when compared to the existing suburban character of the area.

10.5.6. A residential density of 147 dwelling units per hectare may appear in contrast to the
lower density character of the immediate area. Objectives 4, 13, 33 and 35 of the
National Planning Framework, RPO 5.4 and RPO 5.5 of the Regional Spatial and
Ecbnomic Strategy 2019-2031 and SPPR3 and SPPR4 of the Urban Development and
Building Heights Guidelines, all support higher density developments in appropriate
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10.5.7.

10.5.8.

10.5.9.

10.5.10.In relatj

10.5.11.

locations, to avoid the trend towards predominantly low-density commuter-driven
developments. | am satisfied that when taken together with existing development this is

the correct and most sustainable use of such well-located and serviced land.

Notwithstanding, increased residential density must be determined by a wide range of
factors, including site context, amenity including overlooking/overshadowing etc. The

adverse impact of overdevelopment and the specific nature and qualitative elements

the proposal need to be considered in terms of the assessment of the appropri
the development as proposed relative to its context. In assessing the wider
considerations, it is appropriate to rely on the quailitative factors defining45ilt fo
including height, scale, mass, design, open amenity space provisions afglards of

public realm. 1 will explore these maiters in more detail below.

Building Height, Scale and Mass.

The Planning Authority and the observers have expre se concerns with regards

to the height, bulk, scale and mass of the develop thatYvould fai! fo result in either a
r

contextual or high-quality design response an in an incompatible impact

upon neighbouring residential properties and ding streetscape.

The planning authority consider that the d&yelopment would appear visually dominant and

overbearing due to the separatiop di3tances from the site boundaries and the increased
height. The PA recommend p¢ refused on the basis that the proposed building
ding height strategy of the CDP and the proposed
building height does to the more modest heights of the surrounding buildings
and accordingly @Bes™ot cgmply with the development management criteria set out the

Building Hei ui

height materially contra S

to@pecifc height requirements Table 6.4:Former Victor Motors Site of the

Policy UDS6: Building Height Strategy of the CDP requires that developments ‘adhere to
the recommendations and guidance set out within the Building Height Strategy for the
County’. The Building Height Strategy is set out in appendix 9 of the Development Plan.
Section 4.8 of Appendix 9 of the Development Plan sets out guidance in relation to

height including promotion of higher densities and increased building heights around
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public transport nodes. It states that a maximum of 3-4 storeys may be permitted in
appropriate locations, including prominent corner sites, on large redevelopment sites or
adjacent to key public transport nodes, providing they have no defrimental effect on the
existing character and residential amenity.

10.5.12. The development plan states that there will be situations where a minor modification up

or down in height by up to two floors could be considered. This would allow for a

proposed development would materially contravene the lo lan. The issue of

material contravention is dealt with below.

hould be considered in the
3a, 4, 11 and 13, Urban Building

o Planning Framework Objective 13 and

10.5.13.1t is considered that in this instance the increas

context of the National Planning Framewor
Height Guidelines, in particular, SPPR3 , Nafté

on a site-specific design and con sis.

10.5.14.Policy SPPR 4 of the Urban t and Building Heights Guidelines for Planning

, the densities for such edge of city locations as set

out in “Sustainable [ ial Development in Urban Areas (2007)" be achieved and
that a greater mj eights and typologies be secured in planning for the future

developmen u locations.

10.5.15. Whilst | n@te the and observers concerns with respect to building height including
ious refusal DO7A/0984/ PL06D227350 for a similar development of this
atisfied the increased building height can be accommodated on the site in

itW national policy objectives subject to appropriate design.

10.5.16. Whhis regard section 3.2 of the Government's Urban Development and Building
Heights — Guidelines for Planning Authorities December 2018 require a qualitative
assessment to ensure that the highest standards of urban design, architectural quality
and place making outcomes are achieved. |n particular, the guidelines seek that a
proposed development should satisfy criteria at the scale of the relevant city,

district/neighbourhood/street and site/building. The specific nature and qualitative
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elements of the proposal need to be considered in terms of the assessment of the
appropriateness of the development as proposed relative fo its context. In this particular
instance my concerns relate to the application of building height on site and the
implications for the mass and scale of the development.

10.5.17. The LVIA submitted with the application argues that the recent developments to the

north of the site including Trimbleston and the Grove offer a variation to the low-ris

housing and built townscape and the proposed development will become part o

design approach reflected in both examples differ from the propose
far as the articulation of the individual block forms vary throughoyt the I riffpfeston

development particularly at street level reducing the mass apd visual impact of the

development. With respect to The Grove, | note the incrgase ng height at this

location however, the site context and building desigp co

ent po lal somewhat, in particular, having

not reflective of the
application site.

10.5.18. The application site has extensive road fronta patstown Road, but the depth of

site is limited which restricts the develg

regard to the proximity to and the bdilgi ology of the existing development to the

uninterrupted walls the form of slab blocks with materials / building fabric

well considered eb ring a more coherent cityscape.

10.5.19. The establighed bujdifg line and streetscape is a function of building scale, which is not
osed development. Travelling along Goatstown Road, the

ill project into the streetscape and having regard to the scale and mass of

the north and southeast, highlights the incompatibility and scale of the development
relative to the adjacent building typologies reflects limited legibility in the context of the
site and the adjoining pattern of development and increases the visual impact in a wider
context. While the treatment of the fagade seeks to breakup the scale of the building, it is

not considered that such treatment is effective in longer views having particular regard to
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10.5.20.

10.5.21.

10.5.22.

the parapet heights across the block, and the heights relative to the surrounding pattern
of development. The blank elevational treatment on the southern approach to the site,
the block design and tiered building height approach does not soften or reduce the visual
impact or create an attractive vista as you approach the site. In this regard, the
development does not form a cohesive part of the urban environment. The layout of the
development has been compromised in order to increase overall density. This is
particularly evident in views V2, V3, V6 and V8 of the submitied CGl's and
photomontages.

Policy RES 3 Residential Density of the CDP seeks to promote higherdf@side
densities provided that proposals ensure a balance between the r otection of
existing residential amenities and the established character o ﬁ he need to

provide for sustainable residential development. In promating pact, good

| have considered the impact of the #@vElopment in the context of the scale
and significance of the impact o Yer receiving environment and the relevant policy
objectives. Regardless of stylist oach, the design and placement of taller buildings
should make a positive con to’the public realm, fit harmoniously with, and reflect
an appropriate transijong.s fuith the surrounding context as established in Policy

RES3 and RES 3 gnd tigpr4.8 of Appendix 9: Building Height Strategy of the
Development a tion 3.2 of the Government's Urban Development and

Building

IgMts —Qdelines for Planning Authorities December 2018.

The design resolution in my opinion, by reason of the bulk, scale, massing
from all approaches, would represent a significant increase in built form
ive P06 the wider streetscape. The site is currently occupied by a car sales showroom
orkshop reflecting a low-rise development and therefore any developmentis likely
result in a significant change for the surrounding properties. Notwithstanding, |
consider the design approach accentuates the perceived mass and scale of the
development and greater articulation should be considered in order to achieve an
appropriate sense of scale. Furthermore, the recessed streetscape offers litile in the way
of amenity as this area is predominately hard surface and used to accommodate car

parking.
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Conclusion

10.5.23.1 consider the proposed development, by virtue of the design, bulk and form would be

out of character with the context of the site, in particular, the wider streetscape setting,
would contrary to Policy RES3 and Policy RES4 of the development plan relating to the
protection of existing residential amenities and the established character of areas and
‘infill’ development, section 4.8 of Appendix 9: Building Height Strategy of the
Development Plan and Section 3.2 of the Building Height Guidelines for Planni

Authorities (2018) to ensure that the highest standards of urban design, archifectura

quality and place making outcomes are also achieved at the scale of th va ite
context. The proposed development would represent poor design an d n
incongruous insertion at this location. The development should b ﬁ S this
reason.

10.5.24. The PA in their assessment have recommended a nu r ofgfterations to the design to

10.5.25.1 have reviewed t

10.6.
10.6.1.

include the removal of the fourth and fifth floor levejg€reducyg 8Verall building height by
two floors to a maximum 4 storeys. In addition ndation also includes the
removal of the third floor of the block to the r st of the site) and internal

amendments at this location omitting

cluste d a studio on the ground floor and
the relocation of the independent s ing internal to the main structure at this
location, should the Board be rant planning permission. The resulting impact
will reduce the developme bedspaces only, which [ note is under the

threshold for Strategic

ndations, and, in my opinion, the amendments proposed
are extensive and Giffic definitively assess in the absence of drawings. In any case,
the alteratiofis pro would not address compliance with established building line
racter or significantly reduce the horizontal scale and mass of the
site. In my opinion, the linear articulation of the building design shouid

, and greater modulation of individual block forms introduced.

Bsidential Amenity

The third parties contend that the development will have a significant negative impact
upon surrounding development in terms of overlooking, overbearing and overshadowing.
The PA share some of these concerns stating that the development would give rise to
adverse overlooking and daylight impacts on adjoining residential properties and would
significantly impact upon and depreciate property values in the vicinity.

ABP-308353-20 Inspector’s Report Page 38 of 73



10.6.2.

10.6.3.

10.6.4.

10.6.5.

10.6.7.

Compliance with development plan standards

The Statement of Consistency which accompanied the application which confirms that
the development is compliant with the Guidelines on Residential Development for 3rd
Level Students” (Department of Education 1999) and the supplementary document
produced in 2005 and Policy RES12 and section 8.2.3.4 of the Dun Laoghaire Rathdown
County Development Plan 2016-2022 as demonstrated within the Housing Qualit
Assessment submitted.

Shared Amenities & Landscaping

Shared amenity space comprising of indoor and outdoor communaljgénd eadfonal

facilities is provided a 6.6sqm per bed space. This is consider cemgable’and in
accordance with standards. A range of communal amenity ar hg two no.
multifunctional areas, study spaces, kitchen/tearoom, lau e storage eic total

floor areas 487sqm are proposed. The location of t harefl afienity areas fronting
Goatstown Road is welcome and provides activ ntagq addressing the streetscape.
floor levels, fourth and fifth

the planning application, which outlines the

proposed strategy for the site incluty ommunal external terraces. The design

and gym equipment a e
development to m .
t Rro

ctive or passive amenity incorporating seating

give tree planting and landscaping will allow the

The design c es the use of high-quality hard landscaping materials,
including gflirdble PRying materials and appropriate soft landscaping. | note the Park
Depa raisgd no concerns in this regard.

agement

dent Management Plan accompanied the application and refers to the existence of
agement team, with security and residential managers, which | consider sufficient

management of the site.

Concerns has also been expressed by the observers in relation to the impact of Coid-19.
Whilst | accept the concerns expressed, the development will be required to adhere to

relevant public health guidelines and recommendations.

Overlooking
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10.6.8. The ‘Sustainable Residential Development in Urban Areas - Guidelines for Planning
Authorities’ and its accompanying ‘Urban Design Manual’ does not set rigid minimum
separation distances but does require that habitable rooms and private amenity space
should not be directly excessively overlooked by neighbouring residents.

10.6.9. A number of observers have expressed concerns regarding overlooking.

10.6.10.1n this regard | note the windows proposed along the southern site boundary have Q
ifdym

overlooking of no. 10 and 12 Willow Park or the neighbourhood

result. Similarly, with respect to the living areas and roof te

satisfied that any adverse overlooking associated with jife livigd a®as can be obscured

floors with bedroom windows looking
at Trimbleston has a blank fagade ion save for corner wrap around balconies

ciated with a recessed penthouse at level 5. |

note the separation dista the development and Trimbleston is 13m,

consequently | do not

sid@g that there will be significant detrimental overlooking as a
er consider that the alignment and separation between

s of the proposed development and the adjacent

result of the develgp
the staggered gea vl
developmeifit to theg ea8t ensure no detrimental overlooking as a result of the

ree of over-looking is considered reasonable in an urban

10.6.12. WillPrespect to the development site the report notes that all bedrooms and living rooms
on the ground floor would achieve an Average Daylight Factor (ADF) of 1% bedrooms,
and 1.5% living areas in accordance with the BRE Guidelines. The report notes that the
ADF would be greater on the upper floors , however the report fails to take account of
the canted window on the southern site boundary. | note theses windows face east and
will benefit from the morning sun.
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10.6.13. Section 3.0 of the submitted Daylight and Sunlight Report addresses the impact on
daylight to adjacent buildings. The assessment concludes that there will be minimal
impact to daylight and sunlight on the neighbouring buildings and amenity spaces and
the majority of windows exceed the target values set for sunlight. All amenity spaces will
retain in excess of 0.8 times their former values for the area to receive 2 hours of

sunlight on 21st March.

10.6.14.1n relation to the proposed development six external amenity areas have bee
four are determined to meet the criteria. The overall development exceed
sunlight on the 215! March for over 50% of the amenity spaces provid
concerns raised by the PA and observers that there will be limited
and views as a result of the scale and layout of the block formg sufgu the open

spaces at ground floor level. | agree however, | am satisfijed that this j& offset by the roof

terraces proposed.

10.6.15.The shadow analysis shows different shadows bging ca%{ at¥ometimes of the year for

the proposed scheme. The images note tha the proposed development on

Trimbleston to the north and east and the haWirhood centre to the south of the

development during March ag

the shadow study submitted establishes limited

and sunlight is less prevale

impact on immediate e ote*t0 the east and south of the development from

overshadowing b% sites aspeci. Overshadowing to the north is limited to the
the.gv

winter months/ ing time, when the sun is particularly low and | would not
consider ffis 1 be rimental. | further note that the balconies and roof terrace to the
immegiai

orth pf the site face west and will benefit from the evening sun by virtue of

10.6 46 ob$€rvers and the planning authority consider the increased building height will
% t in overshadowing on properties of the north, east and south. In this regard, | note
at any potential impact in terms of the impact of sunlight/daylight and overshadp\fving
on the existing residential development immediate to the site must be balanced against
the wider strategic objectives for the city. | am satisfied that the changes in terms of
daylight and sunlight as outlined in the Daylight Sunlight report submitted with the
application would be negligible and any potential adverse impact in terms of

overshadowing within this outer urban area of the city must be balanced against the
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need to provide a quantum of development which seeks to provide a more compact
urban form. | am satisfied that the overall impacts are considered minor and appropriate
in an urban context.

Overbearing

10.6.17.Concern has been expressed in relation to the overbearing impact on the development.

The planning authority and observers argue that massing and proximity to the adj
development will result in an overbearing impact on these properties and the
streetscape setting. It is noted that the primary views of the development
Goatstown Road and within Trimbleston looking south and west towar
from the rear of the neighbour centre properties and nos.10 and 12
south looking north.

10.6.18.1n my opinion, the overall scale, form and mass of the propo pment, in

particular, the extent of wall mass forming the side elev@jpns Y cl6se proximity to the

site boundaries of the adjoining properties would r sent n Overbearing feature when
viewed from Trimbleston looking west and the the south, in particular, the
neighbour centre reflecting a visually domina ‘ysive form on the site. The
relative enormity of the Blocks and the ificant enclosing effect it would cause is

something that can be readily appr regard to the 3D visualisations submitted.
The effect, for all intent and py,

d deprive occupiers of any meaningful
outlook laterally and verticatly

with the mass and sc f overall built form (as discussed in section 10.5 above),
the proposed develo d represent overbearing feature when viewed from

mediately adjacent properties reflecting a visually dominant

10.6.19. ' oise generation and anti- social behaviour are concerns raised by the

rs, in particular, noise associated with the use of the roof terraces. In this regard,
® the Student Management Plan accompanying the application refers to the
management of anti-social behaviour including noise and noted that the roof terraces will
be restricted between the hours of 11pm and 8 am. | consider this sufficient

management of the site in terms of safety, noise and anti-social behaviour.

10.6.20. An Acoustic Design Statement was submitted with the application and determined that

subject to good acoustic design the site is suitable for residential development.
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Conclusion

10.6.21. Whilst | accept that the site is located in an outer urban area and a degree of

10.7.

10.7.1.

10.7.2.

10.7.3.

overshadowing and overlooking can be considered, with respect to the current proposal |
am not satisfied that development would not be deirimental to the established residential
amenity of adjacent development to the north, east and south by virtue of overbearance.
Where a development has a prejudicial impact on outlook it is highly likely that th
development would be considered to be overbearing. In my opinion bulk and sCa
proposed development would appear visually overbearing and obtrusive gg vi

adjoining developments and from within the streetscape. Permission id B refised

for this reason.
Other Matters
Car Parking and Cycle Parking

Vehicular access to the site is proposed from Goajstowg R via an in-out system. A
total of 6 no. car parking spaces have been provi to the front of the site including 2

no. accessible spaces. Access to the rear i§ la an archway. The

Transportation Planning Section have,raiset brns in this regard subject to

conditions to include removable bollardg to discourage unnecessary vehicular access.

The planning application propage t zero standard car parking spaces be provided on

stent with criteria relating to reduced parking

the basis that site connecti @

provision as set out in o874 .5 of the development plan. The development wili be
subject to a mobil g

Concerns h \% ig€d by Transportation Planning Section and the observers
regardingfthe la ar parking proposed which may lead to overspill onto the

adjoj ideptial streets. The Transportation Planning Section recommend the

p j 16 no. managed car parking spaces having regard to the fact the site is an

ent plan.

te urban location not readily accessible to public transport. The PA argue that
jon 4.2.3 of the apartment guidelines states that for all type of applications, where it
i€ sought to eliminate or reduce car parking provision, it is necessary to ensure, where
possible, the provision of an appropriate number of drop-off, service, visitor parking
spaces and parking for the maobility impaired. The PA recommend that planning be
refused as the development provides for just 2 no. accessible car parking spaces while
10 no. accessible studio unts are proposed, it is also noted the no staff car parking is

proposed.
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10.7.4. The site is within comfortable walking and cycling distance of UCD. It is therefore
reasonable to expect that travel between the proposed development and the college will
mainly be by sustainable modes of travel. Owing to the nature of the development for
student accommodation, the location 13 minutes on foot, 6 minutes cycling to UCD and
14/18 walking 6-minute cycling to and Dundrum and Windy Arbour Luas stops, |
consider the provision of 6 car parking spaces acceptable in this instance.

10.7.5. With respect to concems raised regarding the proximity to St. Michael's House, Ao
the site is removed from St. Michael’s and | am satisfied that the developm n
impact negatively on St. Michael's which is gated with on-site car parkin t

s
visitors. | am also satisfied that the provision of six car parking spac a lated

service vehicles will not generate sufficient traffic to constitue a tyaffi at this
location. A Traffic Assessment and Road Safety and Quality Audit accoghpanied the
planning application.

10.7.6. 166 no. secure cycle parking are proposed. The TgnspoMatidh Planning Section is

%

area, | have no issue with stacked cyclegparking

satisfied that the quantum is acceptable to se ment however the use of a

stacked system is not the preferred design op ing to the limited rear communail

is instance.

Roads

10.7.7. | refer to the report from Tran % rastructure Ireland noting that the proposed
development is located ipfaco # a future national road scheme and that the
applicant should be a f the plans for a new road scheme should the

permission be grafited®™h th}s regard, | note the building works proposed are to be
carried out in the application site and will not impact on the existing road
infrastructung. A letler®of consent form Dun Laoghaire-Rathdown County Councils
Prop a ent Section dated 18" September 2020 accompanied the planning
apgplica respect to works proposed to the public footpath.

10.7.@@% that the principle of 239 student bedspaces is acceptable form a Traffic
angPAccess perspective.

Water Services

10.7.9. Concerns have been raised by third parties that the drainage network within the site is

insufficient to cater for the development and there is a potential flood risk for adjoining
properties.
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10.7.10.

10.7.11.

The development is to connect to the public water supply and foul sewer. | note the
correspondence on file from Irish Water, which states that connection to the public
water supply is feasible. Similarly, connection to the public sewer in Goatstown Road is
feasible subject to upgrades. In their submission Irish Water state that currently there is
a project planned which will provide the necessary upgrade and capacity and this
upgrade project is expected completed Q2 2021 (subject to change) and the propo

connection could be completed as soon as practically possible after this date. T

applicant is required to fund the upgrade works for the remaining 80m of s
from Larchfield Road to the development. Subject to compliance with cghdi
attached to their submission lrish Water have not concerns regardi

wastewater connections. Noting the concerns raised by the ob

the upgrade works proposed will eliminate any previous drain ntraints in the area.
A site-specific Flood Risk Assessment was carried gut. sets out that the site
falls within flood zone C and the flood risk to the pjopo3gd lopment site is fow. It s

noted that the River Slang which runs in a northerMglirectpn approx. 900m west of the

was cafried out and

100-year storms afid t ighest water level in the tank for the 1in 1000-year storm

= 43.879m00¢% ater than 0.5m below the FFL.
10.7.13.1 am satisfied that tJ& site is not at risk of flooding. The Drainage Division raised no

obje e gevelopment subject to appropriate conditions.
)

B kfop Archaeological Assessment report accompanied the planning application.
€ Impact Assessment section 5.1 of the report states that it is unlikely that the
proposed development will have any impact on any archaeological deposits. In this
regards | note the Department of Culture, Heritage and the Gaeltacht made a
submission dated 10t November 2020 stating that the National Monuments Service

agrees with this conclusion. No archaeological investigations are required.

Part vV
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10.7.15. Appendix 2, Interim Housing Strategy of the Dun Laoghaire Rathdown County
Development Plan states ‘No social housing will be required in instances where it is
proposed that student accommodation is to be provided on the campus of a Third Level
Institution. In all other instances of student accommodation, the standard 20% social
housing requirement will apply.’

10.7.16. The development does not include any Part V provision. | note that the Board did
apply Part V requirements to the recent permission for off campus student
accommodation at the Blakes and Esmonde Motors Site, Lower Kilmacud d,
Stillorgan, ref. ABP-300520-18 and at the Avid Technology International

all

ime and non-term

Id not comply with the

floorspace and amenity requirements for a conventiolal ho e/apartment.

10.7.17. The proposed development represents off-ca dgnt accommodation and does

not include Part V provision, therefore, héving r to specific objectives set in

Appendix 2 of the CDP the propose ment would materially contravene the CDP.,

The issue of material contraventiag.i alt with below.,
Construction Site Impacts

10.7.18.A number of the obs ra oncerns regarding the construction phase of the
project. | acknowl eJnay be some short-term impacts during the construction

g r
phase, | consjdy thasush impacts will be short term, temporary in nature and can be

mitigated thigugh apprfopriate construction management.

applicant, | am satisfied that there is sufficient information to assess the application and |

am satisfied that the issues of concern arising have been considered in the assessment
above.

Public Notices /Consultation
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e

10.7.20. The observers have raised concerns regarding the lack of public consultation. In this
regard | note that public notices associated with the development were in accordance
with statuary requirements. There is no obligation on the applicant to discuss the
development with the observers. The planning system is designed such that the public

are informed about planning applications by way of public notices.
10.8. Material Contravention

Height

10.8.1. As outlined above the proposed development would materially contrave
L ocal Area Plan 2012 namely Table 6.4 which provides for a maxi
the site and Objective UD:6 of the LAP which also states that hei
to a maximum of two-storey along the site boundaries where existing low-rise

development. The applicants Material Contravention m submitted with the

application addresses and provides a justification foufe magerial contravention.

10.8.2. Section 37(2)(b) of the Planning and DevelopmeM§Act 2000 (as amended) states that

() the proposed developy ' trategic or national importance,

(i) there are conflicting bs in the development plan, or the objectives are not

clearly stated fips as the proposed development is concerned, or

(i) permissign e Yréposed development should be granted having regard to the

regio i d economic strategy for the area, guidelines under section 28,
policy diractifes under section 29, the statutory obligations of any local authority in
nd any relevant policy of the Government, the Minister or any Minister

orthe Government, or

ermission for the proposed development should be granted having regard to the
pattern of development, and permissions granted, in the area since the making of

the development plan.

10.8.3. Having regard to the characteristics of the proposed development, Section 37 (2) (b) (i)

and (iii) are considered relevant in this instance.

10.8.4. Section 37 (2) (b)(i)
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10.8.5.

10.8.6.

10.8.7.

The proposed development falls within the definition of strategic housing as set out in the
Planning and Development (Housing) and Residential Tenancies Act 2016 and by the
government’s policy to provide more housing set out in Rebuilding Ireland — Action Plan
for Housing and Homelessness issued in July 20186, the proposed material contravention
is justified by reference to section 37(2)(b)(i) of the act.

Section 37 (2) (b)(iii)

The proposed material contravention to Table 6.4 and Objective UD:6 of the tst
Local Area Plan 2012 is justified by reference to:-

» Objectives 13, and 35 of the National Planning Framework whi reased
residential densities and building heights at appropriate lo
» SPPR3, and SPPR4 of the 2018 Urban Development uvilding Heights
Guidelines, 2018 which support increased buildipg he d densities.
Conclusion

Having regard to the provisions of Section 37 f Planning and Development
Act, 2000 (as amended), | consider that a gra sion, that may be considered to
material contravene the Goatstown LodaNgrea Plan 2012 (extended 2022), would be

justified in this instance under sub €8l and (i) having regard to the Planning and

% building ireland — Action Plan for Housing and
Homelessness issuedsimiul , the National Planning Framework, 2018, the

Regional and Ec& rajegy for the Eastern and Midland Region 2019-2031 and
en

Development (Housing) and al Jenancies Act 2016, by government’s policy to

provide more housing, as gt

Urban Devel uilding Heights Guidelines, 2018.
Part V

As i ove the proposed development would materially contravene Appendix 2,
ng Strategy of the Dun Laoghaire Rathdown County Development Plan
pect to the provision of Part V. Appendix 2, Interim Housing Strategy states ‘No
soclél housing will be required in instances where it is proposed that student
accommodation is to be provided on the campus of a Third Level Institution. In all other
instances of student accommodation, the standard 20% social housing requirement will
apply. The subject site is located off campus. The applicants Material Contravention

Statement submitted with the application addresses and provides a justification for the

material coniravention.
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10.8 .8.

10.8.9.

Noting 10.6.2 above, having regard to the characteristics of the proposed development,
Section 37 (2) (b) (ii), (iii) and {iv) are considered relevant in this instance.
Section 37 (2) (b)(ii)

The proposed material contravention to Appendix 2, Interim Housing Strategy of the Dun
Laoghaire Rathdown County Development Pian with respect to the provision of Part V is

justified by reference to:-

» Policy RES2: Implementation of Interim Housing Strategy which sta o]
exemptions to Part V where a reduced sociall affordable elemengm
acceptable are Third level student accommodation of the ty would
have otherwise qualified for tax relief under Section 50 e Act 1999

(Refer also to Policy RES12).” The proposed scheme signed to meet
the criteria outlined within ‘The Guidelines of Resi ia| lopmenis for 3rd

Level Students, Section 50 of the Finance Aci¥{ 999

Section 37 (2) (b)(iii)

The proposed material contravention to Ap , Interim Housing Strategy of the Dun
Laoghaire Rathdown County Develogment F

justified by reference to:-

e Paragraph 5.21 of thg

accomm (tPWil i i ]
relati
agfommaqda®n would not be suitable for social housing given that they are not

ided As individual self-contained residential units.”
Sec 2) {(b)(iv)

rdposed material contravention to Appendix 2, Interim Housing Strategy of the Dun
ghaire Rathdown County Development Plan with respect to the provision of Part V is

justified by reference to:-

¢ The grant of planning permission by the Board within the Dun Laoghaire
Rathdown jurisdiction for off-campus student accommodation ref. ABP-300520-18
at the Blakes and Esmonde Motors Site, Lower Kilmacud Road, Stillorgan and at

the Avid Technology International site, Carmanhall Road, Sandford Industrial
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10.8.10.

10.8.11.

11.0

11.1.1.

il a2t

Estate, ref. ABP 303467-19 whereby the Board did not apply Part V
requirements.

Conclusion

Having regard to the provisions of Section 37 (2) (b} of the Planning and Development
Act, 2000 (as amended), | consider that a grant of permission, that may be considered to
material contravene the Dun Laoghaire Rathdown Development Plan 2016-2022,

be justified in this instance under sub sections (i) (iii) and (iv) having regard to

Planning and Development (Housing) and Residential Tenancies Act 2016
government’s policy to provide more housing, as set out in Rebuilding — Aifon
Plan for Housing and Homelessness issued in July 2016, the Natio ni
Framework, 2018 and the Sustainable Urban Housing: Design Sta New
Apartments; Guidelines for Planning Authorities 2018.

| am satisfied that the proposed development represe redSonéble response to its
context and is acceptable in this instance.

Chief Executives Recommendation @

As noted above the planning authorjty recdqmended that permission be refused for 3

no. reasons. In the interest of clagty, reasons for refusal are addressed below.
Reason no. 1

Having regard to the rbalocation and character of the area, the Building Height
Strategy of the D %&- athdown County Development Plan 2016-2022 and the
Urban Develo % ilding Height Guidelines for Planning Authorities (2018): it is
considered fhat theyprdposed development comprising 239 no. student bed spaces and

0

eys in height, would constitute overdevelopment of the subject site,
height, scale and layout, proximate to adjoining residential properties
oatstown Road. The proposed development would appear visually
garing and obtrusive when viewed from these properties and from within the
stréetscape, materially contravening the Dun Laoghaire-Rathdown County Development

Plan 2016-2022 and conirary to the proper planning and development of the area.

As outlined above in Section 10.6 - Material Contravention it is my view that having
regard to Section 37 (2) (b) (i) and (iii) of the Planning and Development Act, 2000 (as
amended) that the material contravention of Goatstown Local Area Plan 2012 (extended
2022), is justified. Whilst | accept that the site can accommodate increased building
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11.1.3.

11.1.4.

11.1.5.

11.1.6.

Q)

height subject to appropriate design, | consider the design, scale and mass of the
proposed development unacceptable in this instance and in this regard, | share some of

the concerns expressed by the PA. | have outlived these concerns in section 10.3 above.
Reason no. 2

The proposed development would give rise to adverse overlooking and daylight impacts

property values in the vicinity. The proposed development would, therefore,

to the objective ‘A’ zoning of the site, which is fo protect and/or improve 1

amenity and to the proper planning and sustainable development of {He'@gea.

As outlined in section 10.4 above | have considered the impact e averlooking
and daylight impacts on adjoining residential properties asar development
and in the context of the site location | am satisfied that t n in terms of daylight

and sunlight as outlined in the Daylight Sunlight repef§ subiditted with the application
would be negligible and any potential adverse i in tgrmis of overshadowing within
the need to provide a quantum

@pact urban form.

proposed development woulld 8asOn of inadequate number of car parking spaces

provided to serve the f énts and visitors to the development, result in car

parking overspill u residential roads. The proposed development would,

therefore, seriglisly Thjuredhe amenities of properties in the vicinity and, as such, would

be contra he aoghaire-Rathdown County Development Plan 2016-2022 and
r

to the r plaijning and sustainable development of the area.

ove in Section 10.5, it is my view that having regard to the highly accessible

i0 the site, the nature of the intend use as student accommodation, the provision

o car parking spaces in this instance is acceptable.

is my view, that sufficient car parking has been provided within the site and should
overspill car parking become an issue it could be manged by the planning authority through

the introduction of restrictive measures on the surrounding public road.

It is also noted that the applicant has stated that a Mobility Management Plan will be
adopted for the site which will include specific measures to implement and achieve

sustainable iransport modes.
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11.1.7. | have reviewed the contents of the Chief Executive’s Report and the appendices
attached thereto and | have had regard to the recommendation and conditions there in
which the planning authority have included as part of the Chief Executives’ report should

the Board by minded to grant planning permission.

11.1.8. In the regard, should the Board be minded to grant planning permission, | would draw
the Boards attention to condition no. 2 on the planning authority’s schedule of condiji
in relation to modifying the design to reduce the scale and height of the developme
Condition no. 3 limiting the no. of bedspaces to 167 having regard to recompg€nded

e

condition no 2. Condition no. 5 relating to the presence of a 24-hour sta S
during term time.

12.0 Environmental Impact Assessment (EIA) Screening

12.1. An Environmental Impact Assessment Screening repo S mitted with the
application.

12.2. Class (10)(b) of Schedule 5 Part 2 of the Planning an@jRevelbpment Regulations 2001 (as

amended) provides that mandatory EIA "e for the following classes of
development: »

¢ Construction of more than 5 ing units,

e Urban development w ulthiavolve an area greater than 2 ha in the case of

o

graph, “business district” means a district within a city or

a business district 10 e case of other parts of a built-up area and 20 ha
elsewhere. (In

town in whjc déminant land use is retail or commercial use.)

It is propose cONglruct student accommodation of 239 bedspaces on a site within an

overall areaiof appY. 0.34ha. The site is located within an existing built-up area but not

iCt. The area is transitional in character and is bound by both low/medium
tial uses. It is noted that the site is not designated for the protection of the

would be in residential use. 1t would not give rise to waste, pollution or nuisances that
differed from that arising from the other housing in the neighbourhood. It would not give
rise to a risk of major accidents or risks to human health. The proposed development
would use the public water and drainage services of Irish Water and Dun Laoghaire
Rathdown County Council, upon which its effects would be marginal.
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12.3. Having regard to: -

« The nature and scale of the proposed development, which is under the mandatory
threshold in respect of Class 10 - Infrastructure Projects of the Planning and

Development Regulations 2001 (as amended),

» The location of the site on lands that are zoned for residential uses under the
provisions of the Goatstown Local Area Plan 2012 (extended 2022), the g
of the Dun Laoghaire Rathdown County Development Plan 2016 —

results of the strategic environmental assessment of the Dun Lag
County Development Plan 2016 — 2022 undertaken in accogda
Directive (2001/42/EC),

* The location of the site within the existing built-up urb a ich is served by
public infrastructure, and the existing pattern of ident@l development in the
vicinity,

» The location of the site outside of any se e locatioh specified in article 109(4)(a)
of the Planning and Developmen a 2001 (as amended) and the

mitigation measures proposed fo en nectivity to any sensitive location,

¢ the guidance set out in the * Lonmental Impact Assessment (EIA) Guidance for

Consent Authorities re b-threshold Development”, issued by the

Department of the Eg eritage and Local Government (2003), and

i % ule 7 of the Planning and Development Reguilations

» the criteria set
2001 (as a
Having regard o téd nature and scale of the proposed development and the
absence ofgan ctivity to any sensitive location, there is no real likelihood of
significat effec the environment arising from the proposed development. The need
| impact assessment can, therefore, be excluded. An EIA - Preliminary

form has been completed and a screening determination is not required.

13.6 Wopriate Assessment

13.1.  Phe proposed development would not be located within an area covered by any
European site designations and the works are not relevant to the maintenance of any

such sites.

13.2.  The applicants AA Screening report considered that there is no direct hydrological link to
any designated sites. Therefore, the only potential for an indirect pathway is via surface

water run-off.
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13.3.

The following 13 no. European sites are located within a 15km radius of the site and
separation distances are listed below.

European Site Site Code Distance
South Dublin Bay SAC 000210 3.5km
South Dublin Bay and River Tolka 004024 3.5km
Estuary SPA
Wickiow Mountains SAC 002122 7.5km A
Wicklow Mountains SPA 004040
North Bull Island SPA 004006
North Dublin Bay SAC 000206
Knocksink Wood SAC 000725
Rockabill to Dalkey Island SAC 004172
Glenasmole Valley SAC 001209 10.7km
Ballyman Glen SAC 10.8km
Dalkey Islands SPA Skm
Baldoyle Bay SAC 15km
Bray Head SAC « 14km

13.4. The designated area of sites within tig Inner$ection of Dublin Bay, namely South Dublin

13.5.

Bay SAC, North Dublin Bay S@th ublin Bay and River Tolka Estuary SPA, North

Bull Island SPA are clo t velopment site and to the outfall location of the

Ringsend WWTP, REM™SIa nd River Dodder and could therefore reasonably be

considered to the downstream receiving environment of the proposed
developmen 0 basis these sites are subject to a more detailed Screening

Assessmen

sessment

ation Objectives and Qualifying Interests of sites in inner Dublin Bay are

South Dublin Bay SAC (000210)

Conservation Objective - To maintain or restore the favourable conservation
condition of the Annex | habitat(s) and/or the Annex Il species for which the SAC
has been selected.
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Qualifying Interests/Species of Conservation Interest. Mudflats and sandflats
not covered by seawater at low tide [1140] / Annual vegetation of drift lines [1210]
{ Salicornia and other annuals colonising mud and sand [1310] / Embryonic
shifting dunes [2110]

South Dublin Bay and River Tolka Estuary SPA (004024)

Conservation Objective — To maintain or restore the favourable conserv

condition of the bird species listed as Special Conservation Interests f

Qualifying Interests/Species of Conservation Interest: Light-b oose

(Branta bernicla hrota) [A046] / Oystercatcher (Haematopu ra
Ringed Plover (Charadrius hiaticula) [A137] / Grey Plover viglis squatarola)
[A141] / Knot (Calidris canutus) [A143] / Sanderling (Ca ) [A144] / Dunlin
(Calidris alpina) [A149] / Bar-tailed Godwit (Limgsa MppoRiga) [A157] / Redshank
(Tringa totanus) [A162] / Black-headed Gull ( icocephalus ridibundus) [A179] /
Roseate Tern (Sterna dougallii) [A192] / n Tern (Sterna hirundo) [A193] /
Arctic Tern (Sterna paradisaea) [A194] / dyamti Waterbirds [A999]

A | N

North Dublin Bay SAC ((

tive naintain or restore the favourable conservation

condition of th abitat(s) and/or the Annex |l species for which the SAC

Conservation Obj

has been s .
Qualify@e ts/Species of Conservation Interest. Mudflats and sandflats

nao¥cover seawater at low tide [1140] / Annual vegetation of drift lines [1210]

@ and other annuals colonising mud and sand [1310] / Atlantic salt

deWws (Glauco-Puccinellietalia maritimi) [1330] / Mediterranean salt meadows

cetalia maritimi) [1410] / Embryonic shifting dunes [2110]/ Shifting dunes along

the shoreline with Ammophila arenaria [2120] / Fixed coastal dunes with

herbaceous vegetation (grey dunes) [2130] / Humid dune slacks [2190] /
Petalophyllum ralfsii (Petalwort) [1395].
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North Bull Island SPA (004006)

Conservation Objective — To maintain or restore the favourable conservation

condition of the bird species listed as Special Conservation Interests for this SPA

Qualifying Inferests/iSpecies of Conservation Interest: Qualifying

Interests/Species of Conservation Interest: Light-bellied Brent Goose (Bra
bernicla hrota) [A046] / Shelduck (Tadorna tadorna) [A048] / Teal (Anas

Sanderling (Calidris alba) [A144] / Dunlin (Calidris alpina) [
Godwit (Limosa limosa) [A156] / Bar-tailed Godwit {Lim

Curlew (Numenius arquata) [A160] / Redshank (Tring@\{otanfis) [A162] / Turnstone
(Arenaria interpres) [A169] / Black-headed Chrojcotephalus ridibundus)

[A179] / Wetland and Waterbirds [A999] %

13.5.2. Potential indirect effects on the South Dubljn Bay and River Tolka Estuary SPA (Site
Code 004024), North Dublin Bay SA de 000206), South Dublin Bay SAC (Site
Code 000210) and North Bull Site Code 004006), relate to:

e potential sedime water run-off during site preparation and

earthworks.

rdtigrfal phase of the development the main potential impacts
water run-off and foul water drainage.

13.5.3. Inrel

@ ed, and ultimately treated in the Ringsend plant. In relation to the operational
phagg’of the development, | note that the development site is already entirely composed
of impermeable and ariificial surfaces no negative effects to surface water will occur. The
development includes standard SUD’s measures to enhances flow properties and water
qualities. Foul water will be discharged to a foul sewer. The scale of the proposed
development relative to the rest of the area served by that system means that the impact
on the flows from that system would be negligible and would not have the potential to
have any significant effect on any Natura 2000 site.
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13.5.4. There is an indirect hydrological pathway between the application site and the coastal
sites listed above via the public drainage system and the Ringsend WWTP.,

In Combination or Cumulative Effects

13.5.8. This project is taking place within the context of greater levels of built development and
associated increases in residential density in the Dublin area. This can actin a
cumulative manner through increased volumes to the Ringsend WWTP.

effects to the integrity of any Natura 2000 areas. | note also t ve tis fora

relatively small residential development consisting of 239 stu eg spaces on

licencing and associated Appropriaté¥ssessment Screening.

13.5.7. Therefore, having regard to the scile a ature of the proposed student

accommodation and ancill e, and its location within the built-up area of the

city which can be servidgd, opriate Assessment issues arise, and the proposed
development wou be y to have a significant effect individually or in combination
with other plangfo jecs on a Eurcpean site .

AA Scre o ion

13.65.8. ltis le 36 conciude that on the basis of the information on the file, which |

dequate in order to issue a screening determination, that the proposed

€ode 004024), South Dublin Bay SAC (Site Code 000210), North Dublin Bay SAC (Site
Code 000206), and North Bull Island SPA (Site Code 004008) or any European site, in
view of the sites’ conservation objectives, and a Stage 2 Appropriate Assessment (and
submission of an NIS) is not therefore required.
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14.0 Recommended Order
Reasons and Considerations
14.1.1. In coming to its decision, the Board had regard to the following:

a) The site’s location within the administrative area of Dun Laoghaire Rathdown County
Council with a zoning objective for residential development;

b) The policies and objectives in the Goatstown Local Area Plan 2012 (extende
and Dun Laoghaire Rathdown County Development Plan 2016-2022,;

¢) Nature, scale and design of the proposed development;

d) Pattern of existing and permitted development in the area;

e) The Guidelines for Planning Authorities on Sustainable Resid | DBvelopment in
Urban Areas and the accompanying Urban Design Manyal,

f) The Design Manual for Urban Roads and Streets

e’

ued by the Department
of Transport, Tourism and Sport and the Depa nvironment, Community

and Local Government in March 2013;

g) The Guidelines for Sustainable Residgntial DeVelopments in Urban Areas and the

accompanying Urban Design Man t Practice Guide, issued by the Department

of the Environment, Heritage g0 & vernment in May 2009;

h) The Urban Developmest a

2018; '
j)Chief Executivg@@ Report;

k) Submissjpns a ervations received,;

o

ppfopriate Assessment

Builging Heights Guidelines for Planning Authorities

commendation of the inspector including the examination, analysis

undertaken in relation to appropriate assessment screening and
ntal impact assessment screening

The Board completed an Appropriate Assessment screening exercise in relation to the
potential effects of the proposed development on designated European Sites, taking into
account the nature, scale and location of the proposed development within a zoned and
serviced urban area, the lack of direct connections with regard to the source-pathway-

receptor model, the Report for the purposes of Appropriate Assessment Screening
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submitted with the application, the Inspector's report and submissions on file. In
completing the screening exercise, the Board adopted the report of the Inspector and
concluded that the proposed development, individually or in combination with other plans
or projects, would not be likely to have a significant effect on any European site, in view
of the conservation objectives of such sites, and that a Stage 2 Appropriate Assessment

(and submission of a Natura Impact Statement) is not, therefore, required.
Environmental Impact Assessment

The Board completed an environmental impact assessment screening o

development and considered that the Environmental Report submitt
identifies and describes adequately the direct, indirect, seconda

effects of the proposed development on the environment.
Having regard to:

(a) the nature and scale of the proposed developmpen afyrban site served by public

infrastructure,

{(b) the absence of any significant environ sitivities in the area,

(c) the location of the development ide of any sensitive location specified in article

109(3) of the Planning and Dev egulations 2001 (as amended),

the Board concluded that, b he nature, scale and location of the subject site,

% ot be likely to have significant effects on the
ided, therefore, that an environmental impact assessment

the proposed develop
environment. The

report for the pgop opment was not necessary in this case.

Sustainable Development

nsidlered that:

roposed development, by virtue of the design, scale, bulk, building line and

tent of vertical and horizontal building profite, in particular, the failure to provide
for the appropriate transition in height both to the north and southeast of the site
would be out of character with the context of the site and would represent a
visually prominent and overbearing from of the development relative to its
immediate environment and would constitute an obtrusive feature in views along
Goatstown Road and would fail to integrate with the surrounding streetscape, and
would be contrary to Policy RES3 and Policy RES4 relating to the protection of

existing residential amenities and the established character of areas and ‘infill’
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development, Section 4.8 of Appendix 9: Building Height Strategy of the of the
Dun Laoghaire Rathdown County Development Plan 2016-2022 and Section 3.2
of the Building Height Guidelines for Planning Authorities (2018) to ensure that
the highest standards of urban design, architectural quality and place making
outcomes are also achieved at the scale of the relevant to site context.

The proposed development provides an inadequate design response to thi

sensitive infill site, would appear visually overbearing and obtrusive w ew
from adjacent properties and from within the streetscape and be cafitraMito’t

proper planning and sustainable development of the area.

<D

9% M Clonzed
trené McCormack
Planning Inspector

N
&
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