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1.0 Introduction

1.1.

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.

2.0 Site Location and Description

2.1.

2.2

$

The site is located at the edge of the suburban area of Woodtown,

southwest of the M50, in the foothills of the Dublin Mountains a he pariphery of
the urban area of South County Dublin. The area is generall In character
and has undergone extensive new development in recent rsewed by the

distributor road Stocking Avenue, including several re itted SHDs, with the

development of the Stocking Wood and White Pj S re§fllential estates to the north
and northeast and Abbots Grove estate to theforth st” There is a new
neighbourhood centre and apartment co ly under construction at the
junction of White Pines estate and Stoc , to the north east of the

development site. The uphill area #the south of the site is undeveloped and
unzoned agricultural lands. é
The site itself (stated ares Q s currently agricultural fields. The proposed
main access is via a istig pattially completed link road from Stocking Avenue
which also serve ’%e to the north and west of the site. The site rises
steeply from t nojth with a gradient difference of approx. 14m in places. It -

fi parated by a band of mature woodland / double ditch, running

comprise

north to §guth through the centre of the site. This woodland corridor extends into

the north and south of the development site. There also is a stream

trees / hedgerow along the eastern site boundary, separating the
opment site from the White Pines development to the east. The northern site
Dplindary abuts developed lands within the Stocking Wood estate. The original
tree/hedgerow boundary to the west /northwest has largely been removed as part of
the Abbots Grove development.
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3.0 Proposed Strategic Housing Development

3.1, The following key parameters of the development are noted:

Site Area Gross site area 10.41 ha, 7.72 ha excluding Ballycullen Park

Residential Unlts = = (329 no. units

Total Gross Resi Floorspace | c. 31,786 sq.m.

Building Height | 2- 5 storeys

Density ~ |43 units/ha excluding Ballycullen Park

47 units/ha excluding Ballycullen Park and pdcke ]

ASpett(apaftments) | 53% dual aspect

| Public and Comimunal Open | Public open space c. 34,091 sq.

 Space Apt communal open spacwﬁs
Childcare | Creche (GFAc. 295.54q.m.
PartN A R 136 no. apartmenj€ al

Roads/ Vehicular/ | Main entrance towgh

| Pedestrian Access complet

P
c

ood
| Car and Cycl'_er Park® ar parking spaces per house, total 280 no. spaces
224 no. car parking spaces for 189 apts / duplex {1.18
:& spaces/unit)
| 4 no. visitor car parking spaces for Stocking Wood Drive
) |

132 no. cycle parking spaces for apts

evelopment involves 329 no. residential units as follows:
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3.2.

4.0

4.1.

4.2,
421,

4.3.
4.3.1.

[¥e UNIT TYPE NO. OF UNITS %
Houses
5 bed 2 <1%
4 bed 53 16%
3 bed 85 26%

Apartments / Duplex Units

2 bed 132 40%

(includes 6 no. 2 bed duplex)

1 bed 57 17%

Total 329

~

The application is accompanied by an EIAR, a d aterial Contravention
Statement.

Planning History &

There have been no recent pl lications pertaining to the development site.
SDO06A/0611 PLOBS.219

Permission refused f 6
position.

SD07A/1M03 6 509

fhits in 2007. Excessive and obfrusive in sensitive

Permissi@n wasYrénted for 386 units in 2009. The application to extend permission,

#300906-18 Previous Pre-Application Consultation for Subject Site

re@ IEP, was refused in 2013 and development never commenced on

Rre-application consultation for development of the subject site for 181 no. houses,
creche, and associated site works submitted in 2018. It was concluded that the

proposals required further consideration and amendment.
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4.5,

4.541.

4.5.2.

453.

4.54.

Relevant Recent Applications at Adjacent Sites

SHD ABP-309836-21

Relating to a greenfield site to the east of the White Pines estate, on the northern
site of Stocking Avenue. The Board granted permission for 241 no. residential units
in five apartment blocks ranging in height from four to six storeys and a dedicated
community building (GFA c. 552 sq.m.) on 19" July 2021.

SHD ABP-310398-21

The Board granted permission on 16% September 2021 for 114 no.
apartments in six apartment and duplex blocks ranging in heigh
storeys and associated site works at a site to the north east es, on the

southern side of Stocking Avenue.
SD19A/0345

Relating to a site to the north east of the develop nt sile, at the junction of Stocking
Bebruary 2020 by SDCC for a

Srivenience retail unit (c.

Avenue and White Pines. Permission gran e

neighbourhood centre comprising a sjngle

ite A and outiine permission for a primary school and post primary

elated facilities at Site B. The Board refused permission for 3 no.

#tive and an LAP zoning objective to provide a primary school at Site A and
location of the school campus on Site B uphill of the housing which it is to serve; not
connected to the public transport network in the area; not integrated with pedestrian
and cycle networks in the area; would resuli in unsustainable reliance on travel by

car; traffic hazard on an unaligned section of Ballycullen Road, which is without
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public footpaths, public lighting and cycleways and contravention of related
development plan objective C9 Objective 6 of the Development Plan for the area.

5.0 Section 5 Pre Application Consultation ABP-307421 -20

9.1, The pre-application consultation related to a proposal for 317 no. residential uni

5.2. A pre-application consuitation took place via a video conference

September 2020 and following consideration of the issues raj
consultation process and having regard to the opinion of t @p uthority, An
Bord Pleanéla issued an opinion that the documentation suBmittes constituted a

reasonable basis for an application for strategic haqusi pment to An Bord

Pleanala.

2.3. The prospective applicant was advised ¢ g specific information should

and design stage discussi rresponding or higher number of units,
ion submission.

than that applied for in ﬁ- i
2. Additional details e[3 6 compliance, or otherwise, with site specific

requirements levant objectives as set out in the Ballycullen—Oldcourt
Local Areg@laf, 2014 (as amended 201 7).

3. Additifnal detal¥’and/or revised proposals concerning the current position of
i turg delivery for the area in light of the phasing requirements under the
n—Oldcourt Local Area Plan 2014 (as extended), and any potential that
e $€velopment has to contribute towards this.

ubmission of a Community Infrastructure Audit is required and should refer back
to phasing requirements under the Local Area Plan.

5. The prospective applicant is required to address the locational definitions under
the Design Standards for New Apartments Guidelines for Planning Authorities
(March 2018) to determine the appropriate density range for the site. To support
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this, a comprehensive explanation (supported by diagrams) of the accessibility to
the site to public transport, empioyment areas and institutions is required.

6. The prospective applicant should satisfy themselves in relation to whether the
proposed development represents a material contravention of the Development
Plan and/or Local Area Plan and satisfy the subsequent submission requirements
in relation to this.

7 Additional details and/or revised proposals in refation to the quality of

accommodation within the proposed duplex accommodation.

8. A Housing Quality Assessment with regard to relevant nationali@n anning

policy on residential development. Those windows consi a dual

aspect should be clearly indicated, only windows with a tr uajaspect will be

analysis of both the propos

development i r ding area.

surrounding dwellings/a S .
10. Additional CGls ar@& d photomontages to illustrate the visibility of the
u

11.A Landsc n al Impact Assessment is required.

12. Topogiaphic ey of the site and associated commentary on how this has

i design of the proposed development.

s for tree removal should be accurately reflected in all proposed

Wings / plans for the proposal.

1& A Bat Survey is required as part of the submission and should be carried out by a
qualified practitioner and in light of seasonal considerations. Construction
methods and phasing should be finalised in light of the results of this survey, in
addition to the final development form and inclusion of lighting etc.
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15.A plan showing separation distances between the development to existing
adjacent properties should also be included, annotating key distances to

boundaries, buildings and windows.

16. Additional details and/or revised proposals in relation to landscape and proposed
connections, having regard to comments from the Planning Authority.

17.A plan of landscape proposals clearly delineating communal and privateg

should be provided, as well as a detailed breakdown of the total are
Consideration of how the design of the landscape and provision
furniture/equipment will facilitate use of these spaces for botppa

is also required.

18. Additional details and/or revised proposals in relation to sgrvices/SUDs,
having regard to the report of the Drainage Plannin ioh of the Planning
Authority.

19. Additional details and/or revised proposa lati#n to the proposed material

palette for the proposed developmen hall be described in a building life
e ‘Sustainable Urban housing:

ts (2018)’. Details should include the

cycle report in accordance with

Design Standards for New

proposed materials and imi

requirement to p, quality and sustainable finishes and details which
cPCharacter for the development.

seek to creatd a

5.4. of Response

5.4.1. [ cludes a statement of response to the pre-application consultation,

6.0 evant Planning Policy

6.1. Project Ireland 2040 National Planning Framework

6.1.1. The NPF is a high-level strategic plan shaping the future growth and development of
Ireland to 2040. The NPF includes 75 no. National Policy Objectives. The following

objectives are of note:
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6.2.
6.2.1.

NPO 3(a) Deliver at least 40% of all new homes nationally, within the built-up
footprint of existing settlements.

NPO 3(b) To deliver at least haif (50%} of all new homes that are targeted in the five
Cities and suburbs of Dublin, Cork, Limerick, Galway, and Waterford, within their
existing built-up footprints.

NPO 4 To ensure the creation of attractive, liveable, well designed, high quali
urban places that are home to diverse and integrated communities that enjéy
quality of life and weli-being. '

NPO 11 In meeting urban development requirements, there will h&a
favour of development that can encourage more people and rat@8meore jobs and
activity within existing cities, towns, and villages, subject to d op ent meeting

appropriate planning standards and achieving target dg

in€luding height and car
parking will be based on performance criterja-that achieve well-designed

subject to a range of tolerance that efi “Aerhative solutions to be proposed fo

achieve stated outcomes, providégap: ' safety is not compromised and the

NPQ 27 Ensure the in
design of our com

existing and preposed de
ages.

ritisgl the provision of new homes at locations that can support

opments and integrating physical activity facilities for all

evelopment and at an appropriate scale of provision relative to location.

o increase densities in settlements, through a range of measures including

ions in vacancy, re-use of existing buildings, infill development schemes, area
of site-based regeneration and increased building heights.

Section 28 Ministerial Guidelines

Having considered the nature of the proposal, the receiving environment and the
documentation on file, including the submissions from the planning authority, | am of

the opinion that the directly relevant section 28 Ministerial Guidelines are:
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6.3.

6.3.1.

* Guidelines for Planning Authorities on Sustainable Residential Development in
Urban Areas (including the associated Urban Design Manual) 2009

* Design Standards for New Apartments Guidelines for Planning Authorities (as
updated 2020)

* Design Manual for Urban Roads and Streets (DMURS) 2019
* The Planning System and Flood Risk Management (including the ass @
Technical Appendices) 2009

 Childcare Facilities Guidelines for Planning Authorities 2001

¢ Urban Development and Building Heights Guidelines fo nn thorities
2018
* Guidelines Regarding the Regulation of Commerci lonal Investment in

Housing (May 2021)

Eastern and Midland Regional Assem Spatial and Economic
Strategy 2019-2031

The Dublin Metropolitan Area Strafehic Plan (MASP) is an integrated land use and

transportation strategy for the opolitan Area, which seeks to manage the
sustainable and compact -%' e Dublin Metropolitan Area. The following
Regional Policy obje& gted in particular:

RPO 3.2 Promotdfco Cl¥rban growth - targets of at least 50% of all new homes
I

to be built, toSaw contiguous to the existing built up area of Dublin city and

suburbs tar§®¥of at least 30% for other urban areas.
3 the consolidation and re-intensification of infill/brownfield sites to

idh density and people intensive uses within the existing built up area of

y and suburbs and ensure that the development of future development

n
% is co-ordinated with the delivery of key water infrastructure and public

tfansport projects.

RPO 5.4 Future development of strategic residential development areas within the
Dublin Metropolitan area shall provide for higher densities and qualitative standards
as set out in the ‘Sustainable Residential Development in Urban Areas’, ‘Sustainable
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6.4.
6.4.1.

6.4.2.

6.4.3.

Urban Housing: Design Standards for New Apartments’ Guidelines and ‘Urban
Development and Building Heights Guidelines for Planning Authorities’.

RPO 5.5 Future residential development supporting the right housing and tenure mix
within the Dublin Metropolitan Area shall follow a clear sequential approach, with a
primary focus on the consolidation of Dublin and suburbs, and the development of
Key Metropolitan Towns, as set out in the Metropolitan Area Strategic Plan (M

and in line with the overall Settlement Strategy for the RSES. Identification

suitable residential development sites shall be supported by a quality si t
process that addresses environmental concerns.

South Dublin County Development Plan 2016-2022

The site is zoned ‘Objective RES-N — To provide for new resi tialLommunities in

accordance with approved area plans’ within the So h unty Development
Plan 2016-2022. Both residential development apd chiijcaterfaciliies are permitted
in principle under this zoning objective.

the ‘Gateway Core’ and the ‘Metrapolite
be consolidated through infi rowpfield redevelopment:
Policy CS1 ‘Consolidatign A hin the Gateway’ It is the policy of the Council to

promote the cons ion sustainable intensification of development to the east

of the M50 andéouth of thke River Dodder.
Chapter 240f the outlines policies and objectives in relation to new housing and

inclu oBliectivgs refating to urban design, densities, building heights, mix of

dwenl s and open space. The following policies are noted:

Sustainable Communities It is the policy of the Council to support the

#lopment of sustainable communities and to ensure that new housing
development is carried out in accordance with Government policy in relation to the
development of housing and residential communities.

Policy H7 Urban Design in Residential Developments It is the policy of the Council to

ensure that all new residentiai development within the County is of high quality

design and complies with Government guidance on the design of sustainable
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residential development and residential streets including that prepared by the
Minister under Section 28 of the Planning & Development Act 2000 (as amended)

6.4.4. The following development ptan policies and objectives on housing mix are noted:

Housing Strateqy Policy H1 Objective 4 To promote social integration and facilitate a

diverse range of dwelling tenures within housing developments, including soci
housing in a balanced way in all Local Electora] Areas of the County.

Palicy H10 Mix of Dwelling Types It is the policy of the Council to ens a e
variety of adaptable housing types, sizes and tenures are provide thefounty in
accordance with the provisions of the Interim South Dublin Co il Housing
Strategy 2016-2022.

Policy H8 Residential Densities It is the policy of the ncil mote higher

residential densities at appropriate locations and tg ens t the density of new

residential development is appropriate to its lqgation Wnd urrounding context.

Related objectives:
HB8 Objective 5 To ensure that deve pm ds for which a Local Area Plan

has been prepared comply with the [&¢al density requirements of the Local Area

Plan.

ions contained in the Guidelines for Planning
dential Development in Urban Areas, DEHLG (2009)

nAocations, including a density range of 35-50 units per

H8 Objective 6 To apply tie
Authorities on Sustaj

relating to Outer §u
hectare, to elggites that are zoned residential (RES or RES-N) and are not
subjecttga S Ignation, a Local Area Plan and/or an approved plan, excluding
landgftilathe M50 and lands on the edge or within the Small Towns/ Villages in

t t

\

Related objectives:

6.4, Residential Building Heights It is the policy of the Council to support varied

Ing heights across residential and mixed use areas in South Dublin County.

H9 Objective 1 To encourage varied building heights in new residential

developments to support compact urban form, sense of place, urban legibility, and

visual diversity.
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H9 Obiective 2 To ensure that higher buildings in established areas respect the

surrounding context.

H9 Obiective 3 To ensure that new residential developments immediately adjoining

existing one and two storey housing incorporate a gradual change in building heights
with no significant marked increase in building height in close proximity to existing
housing (see also Section 11.2.7 Building Height).

H9 Obijective 4 To direct tall buildings that exceed five storeys in height to

and landmark locations in Town Centres, Mixed Use zones and Strat
Development Zones and subject to an approved Local Area Pian
Scheme.

H9 Obijective 5 To restrict general building heights on ‘RES- ned lands south of

the N7 to no more than 12 metres where not covered,by statutory Local
Area Plan seeks to support varied building heights acregs idential and mixed use

area.

achieved,

o The fofmationofa cohesive streetscape pattern — including height and scale of

development in relation to width of the street, or area of open

e proximity of any Protected Structures, Architectural Conservation Areas
nd/or other sensitive development.

Section 11.2.7 also states:

Proposals for ‘tall buildings’, that exceed five storeys will only be considered at areas
of strategic planning importance such as key nodes, along the main street network
and along principal open spaces in Town Centres, Regeneration zones and Strategic

ABP-310578-21 Inspector’s Report Page 16 of 143



Development Zones, and subject to an approved Local Area Plan or Planning

Scheme.

6.4.6. The development plan zoning map shows a roads objective through the
development site, linking Stocking Avenue with zoned lands to the east of the
development site. The following Transport and Mobility policies are noted.

Policy TM6 Road and Street Design It is the policy of Council to ensure tha @
and roads within the County are designed to balance the needs of plac
u

movement, to provide a safe traffic-calmed street environment, partj

sensitive areas and where vulnerable users are present.

Policy TM7 Car Parking It is the policy of Council to take a @-.u ce proach to the

provision of car parking with the aim of meeting the needs dfbusiflesses and
communities whilst promoting a transition towards mort

transportation.

Related TM7 Objective 1 To carefully congi ber of parking spaces

6.4.7. There is a site specific objective f rimary school on lands to the immediate north

provided to service the needs of new de

of the development site, adjac ccess from Stocking Avenue.
6.4.8. Development plan Chapt t Development Management Standards,
including for residentidfige ent and car parking standards.
6.5. Ballycullen-Old€o Area Plan, 2014 (as amended 2017)

6.5.1. The develo ‘N located within the boundary of the Ballycullen—Oldcourt
LAP, 20 (as ded 2017). The LAP was extended in 2019 and will now expire

i
on 4.

G

SVation and location (lower slope lands, mid slope lands and upper slope lands).

ttlement strategy provides for approximately 1,600 additional dwellings

t4,600 persons) at a range of densities appropriate to the area, based on

The site is located within the upper and mid slope lands as per LAP Fig. 5.6 Land
Use and Density Rationale. LAP Table 5.4 recommends net densities of 12-18 and
22-28 units/ha respectively at these locations. The following LAP objectives relate:

Objective LUD1 The density of development shall accord with that indicated under
Table 5.4 and Figure 5.3 of this LAP (Section 5.4). The extent and density of
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development indicated for Options A and B on Figure 5.3 shall only be permissible
where development is generally carried out in accordance with this LAP and, in the
case of Option A, existing 220kV overhead electrical transmission lines are rerouted

to coincide with the wayleaves of existing watermains.

Obijective LUD3 The permissible dwelling mix shall yield a minimum of 90% or more

houses. Apartment and duplex units are not permissible on the Upper Slopes
Plan Lands. Extensions of duration of permission should only be granted where

Obiective LUD4 A mix of house types and quality designs that willk )
and wayfinding is encouraged across the Plan Lands. X

detached and terraced housing oRfiom e than 2 storeys. Additional split-level floors

may be acceptable where théy 3t h fified on the basis of topography, are

sensitively incorporated j to g be of the lands and do not increase the height of
dwellings from stre Nore than 2 storeys.

Obiective LUDZReSdentil development within the Upper Slope Lands shall consist
t

v

of very lo i * 18 dwellings per ha /5 — 7 per acre) development
comprisin@single}storey detached and semidetached housing. Additional split-level
C

flo ybe acceptable where they are justified on the basis of topography, are

thP%ide and rear. Dormer window structures shall only be permissible for single

ncorporated into the slope of the lands, and do not increase the height of

gs to more than 1 storey from street level and by no more than 2 storeys from

storey dweliings and must be within the structure of the main roof, below its ridge
level and above its eaves line (at least approx. 3 tile courses). Densities adjacent to
the green buffer along the southern fringe should be provided at the lower end of the
scale (approx. 12 dwellings per hectare).

6.5.3. The following LAP objectives apply in relation o building height, design, and layout:
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6.5.4.

Objective AM1 All development proposals that include routes for vehicular

movement or sections of such routes for movement, regardless of extent, shall
demonstrate compliance with the strest network strategy illustrated in Figure 5.1.
(Section 5.2). New streets shall follow the contours of the land in a concentric

fashion in order to minimise the impact on the landscape and on natural drainage.

with rear gardens enclosed within each residential block to the rear

parking/service areas enclosed to the side and/or rear of commeyéi

and school developments. Rear gardens, blank facades and argés shall not

interface with any streets or spaces.

Objective BF2 Block lengths within the Lower Slope L h&Ifd be no more than
80 m. Plot widths for dwellings in this area shoul ry bgtw€en 5 m and 9 m and
dwellings depths should be no more than 10

Objective BF3 Block lengths within the @ e Lands should be no more than 100
m and no more than 120 m within t Lands.

Qbjective BF4 For commerciall, ping developments, building depths should

be no more than 20 metre hat are wider than 9 m shall be vertically

articulated with multiple,e » good shopfront design and division. Perimeter

shop units should bg a d'to avoid long monotonous street frontages.

Objective BF8 t shall be no more than one storey at street level on the

Upper Slo , WO more than two storeys at street level on the Mid Slope Lands

ree storeys on the Lower Slope Lands. New dwellings backing

to existing single storey dwellings should be no more than two

grtive SDC1 All development is designed in accordance with the qualitative and

Prantitative standards including urban design criteria set out under this Local Area
Plan.

The following LAP Green Infrastructure objectives are noted:

Objective GI13 Ensure that existing natural streams and drainage ditches shall be

retained and augmented with grassed swales within a series of green corridors,
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6.5.5.

6.5.6.

wetland areas and parks to form an integral conveyance and attenuation system as
part of the overall SUDS network.

Obijective G114 Ensure that SUDS elements such as swales, ponds, basins and

reedbeds and other major SUDS features are planted with suitable riparian
vegetation and water tolerant planting that will clean and attenuate surface water
flow.

Obiective G119 All development including streets, buildings and spaces s

out to comply with South Dublin County Council Development Plan poli

the following standards for residential density:

Landscape Area : Net Average
Lower Slope Lands -t 32-38

Mid-Slope Lands 22-2
Upper Slope Lands i2-18

LAP Section 5.4.6 stategthe

reflect the transitio

development shpu ige lower density dwelling types on larger plots that

reduce the pete iMAp%ct on the topography of the landscape. Section 5.4.6 states

that UppefiSlopeyarids are considered to be highly sensitive due to visual impact
j ct tural drainage. Densities on Upper Slope lands should be greatly
otect the landscape and setting of the Dublin Mountains including its
rland and maintain a suitable transition from the suburbs to the

ryside. Development should comprise low-rise dwellings on relatively large

plots.

LAP Section 6 sets out a Phasing Strategy. The LAP lands are split into East and
Waest of the Ballycullen Road for the purposes of phasing. The development site is
located within the Eastern Side of Plan Lands. The Phasing Strategy only allows for

the permissible quantum of development under each phase to commence
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construction after key outcomes have generally been achieved. LAP Table 6.3.1 sets

out the phasing for the Eastern Side of Plan Lands as follows:

—

Phase 1

Key Development

260 dwellings (if all permitted developments are modified in accordance
with the LAP)

Key Outcomes Required
Before Next Phase

* Knocklyon Park Extension to include link to existing parkl
/playing pitches to the NE, upgrade of roundabout jun t
Junction and 1 x Neighbourhood Equipped Area f

* Site for a primary school to be made availabl e n side

of the Plan lands or a Primary School an -P ry School

on the western side of the Plan Land

and traffic requirs
Strateg all other relevant traffic related plans, guidelines, and

stu

Key Development

Key Outcomes Reg
Before Next Phage

O

(%

y Phase 2
gs

8mpletion of the Neighbourhood and Community Centre to include

atleast 190 sq.m of community floorspace in addition to the
minimum quantum set out under Phase One (at least 460 sq.m
community floorspace total) and upgrade of roundabout junction to
4 arm junction with crossing facilities.

* Site made available for the construction of a Primary School on the
eastern side of the Plan lands or a Primary School and/or Post-
Primary School on the western side of the Plan Lands.

* Commencement of landscaping of Green Buffer with tracks and
trails along southern boundary with mountains

* Demonstrate compliance with the provision of road improvements

and traffic requirements as per the LAP Accessibility and Movement

ABP-310578-21
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Strategy and all other relevant traffic related plans, guidelines, and
studies.

Phase 3

Kéybevelopment "C'ompletion of balance of permissible i'e_s'ildrént'ial'd"évelopment o.ﬁ
eastern side of Plan Lands — approx. 150 dwellings.

Key Outcomes Required | »  Completion of landscaping of Green Buffer with tracks and frail
Before Next Phase along southern boundary with mountains

« Commencement of planning process for the provisio

on the designated Primary School site on the eas sid
Plan Lands OR on the designated Primary S | 2

Key Develohment

Key Outcomes Required

Before Next Phase

d traffic requirements as per the LAP Accessibility and Movement
Strategy and all other relevant traffic related plans, guidelines, and

studies.

possible that 1,180 dwellings could be built on the eastern side of the Plan

L ands if alf extant permission for residential development were to be fully built or
completed prior to their expiration. The densities, layouts and dwelling-types of these
permitted developments are not in keeping with the objectives of this plan and would
require extensive engineered solutions that would not be in accordance with SUDS
principles. Some of these permissions are close to expiry. Furthermore, aspects of
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the permitted developments ma ¥ no longer be viable under the current housing
market and economic climate, New applications lodged for development on these
sites would be looked upon favourably, provided that

* They adhere fo the density and housing mix requirements contained within the
Plan

* They comply with the SUDS requirements of the Plan

* Applications for development includes for the Knockiyon Park Ext,

neighbourhood and community facility.
*Figure includes recently expired permission on Ballyculfen

6.5.10. The LAP also sets out objectives in relation to, inter alia, d
residential standards including open space provision

infrastructure.

6.5.11. The LAP sets out the following Site Specific tiveg for the development site:

Objective SSP36 Both of the historic douk 6 0

food Development and correspond with

either side of the first phase of the ocking™
the Woodstown Stream Tributasi be sensitively developed for pedestrian

permeability. This should cemmsi eli-lit and narrow central pedestrian route(s)
of porous light weight minimises damage to trees and hedgerows.
Objective SSP37 ic for development of the double ditches or adjacent to
the double ditche € accompanied by a habitat assessment to include a flora
and fauna )& dgerow and tree survey. Proposals shall avoid the loss of
habitats @ Cies of high or moderate local vaiye.

0) e

\

WEadow in the form of a permeability project or alternatively via Ballycullen and

8 Development of the Plan Lands shall include for a pedestrian link

e planned southern landscape buffer on the eastern side of the Plan
5 and the planned Gunny Hill pitches. This should be provided via Hunters

Gunny Hill Road in the form of a footpath. In order to protect roadside hedgerows,
the latter option would require reduced carriageway widths and a possible revised
one-way traffic arrangement that would allow for contra flow cyclist movement.
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6.6.

6.6.1.

6.6.2.

Obijective SSP39 Any revised applications for development on the lands zoned for

residential development along the northern boundary of the land zoned Objective ‘F
“To Preserve and Provide for Open space and Recreational Amenities’, located in
proximity to St Colmcille’s Well (i.e., lands subject to SD06A/0238 and SDO7A/1035)
shall include for residential frontage onto the zoned open space and/or include for
open ended and well-lit pedestrian links into this space. All such development sia

be sensitive to the conservation and integration of the oid townland/parish hgdg
boundaries in the area.

Statement of Consistency

The applicant has submitied a Statement of Consistency as ectign 8(1)(iv) of
the Act of 2016. The Statement considers compliance with n i Jr€gional
strategic planning policy and guidance documents and | documents.

The Statement makes the following points in relation tyna al and regional

planning policies:

¢ The proposed is consistent with Pillar 3 of the RSES to build more

homes. It willadd to gfd improve the quantum and range of housing stock of the
area a ill o the increasing demand in this well located and accessible

itdhis considered to be appropriate for building heights of up to 5 storeys in
ance with SPPR3 and SPPR4 of the Building Height Guidelines.

he development is generally in accordance with the principles of the Guidelines
on Sustainable Residential Development in Urban Areas with regard to
prioritisation of sustainable modes of transport, residential density and housing
mix, standards of residential development, provision of amenities including public

open space, location relative to local services and amenities including schools,
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6.6.3.

The Statement makes the followi

* The development pgov % identi ' f i
with the guidan % In the Sustainable Residential Development

childcare, sports facilities and neighbourhood centre and the enhancement and

protection of green infrastructure and biodiversity.

The Statement includes a rationale for the development design and layout with
regard to the 12 criteria set out in the Urban Design Manual that accompanies the
Guidelines on Sustainable Residential Development in Urban Areas. The
development includes several character areas. The layout, design, mix

housing typologies and landscaping proposals are directly informed

characteristics of the site.

The development is consistent with SPPRs 1, 2, 3, 4, 5 and & of rtment

Guidelines.

The design and layout of the development have been informe by the principles
of DMURS including street hierarchy, pedestriap co s, and roads layout.
The proposed childcare provision will mea@ir ents of the Childcare

Guidelines.
The submitted SSFRA indicates that &ntirely located within Flood Zone

C with regard to the Flood Ris nagement Guidelines.

oints in relation to residential density:

Guidelines f e periphery of larger towns, notwithstanding that the

LAP prescri [ densities of between 12-28 units/ha on Upper and Mid
slope@s

0 average density of 43 units/ha is considered appropriate for this site
€ physical constraints of the site, the challenging topography, and the
nSity prescription in the LAP vs the higher requirements for outer suburban

reenfield sites in the Sustainable Residential Development Guidelines.

The location of the development site does not correspond with a ‘Central and/or
Accessible Urban Location’ as per the Apartment Guidelines as it is not within
500m-1,000m of a DART or LUAS. The nearest Luas stop at Tallaght is over 5km
away. Tallaght Town Centre, Tallaght Business Park, Tallaght Hospital and TU
Tallaght, the nearest “significant employment locations” to the site, are all 4-6km
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away. The nearest principal suburban centres are the district centres of Firhouse
and Knocklyon, which are both c.2.5km from the site. The site is close to high
frequency bus services within 350m — 500m of the western end of the site.

e The site is characterised by a steep topography, with levels dropping as much as
14m in some sections from 119m AOD to 105m AOD, representing a slope of
approx. 1:13. This restricts the potential for delivering a higher proportion of
apartments, particularly in the eastern portion of the site. Development
Housing Policy 16 is noted in this regard. The proposed family housifgyi

in the eastern half of the site where the apartment and terraced S

particularly difficult to design and build due to the significantglo
6.6.4. The Statement makes the following points in relation to deve an policies:

e Regarding the development plan roads objective fo ¢ lands to the east

of the development site. The eastern access fo theNev pment is via Stocking

Wood estate to the north-east, given thaiihe sidential permission at

development re igh’ts in the established residential developments to

the west, n ndl &ast, which are generally 2 storeys. The 5 storey
apartm lo located away from existing houses. The contravention of

Policy §9 Obfgcfive 3 is addressed in the Material Contravention Statement.

o e ing mix is in accordance with development plan Housing Policy 10 and
1 jective 1.

e car parking provision is appropriate with regard to development plan car
parking standards considering the unique layout and topography of the site, and
relative distance from zoned town and district centres, and major centres of

employment.

e The development is in accordance with development plan green infrastructure
policies including the retention of the central stream and woodland. The omission
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of a vehicular connection to the east of the site will protect the eastern stream
and woodland. The development is in accordance with G3 Objective 2 to
maintain a biodiversity protection zone of > 10 m from the top of the bank of all
watercourses, as there is a setback of at least 20m from both sides of the central

stream.

6.6.5. The Statement includes the following points in relation to consistency with t

phasing requirements of the Ballycullen-Oldcourt LAP:

Phase 1 Knocklyon Park Extension. This is not completed. The gev t
provides an alternative new public park, Ballycullen Park, which edccessible
fo the wider community. The park will include the linear n along the
southern boundary as required under LAP Phase 2, al arge’public
playground.

Phase 1 Upgrade of the roundabout junctiop nedwth nocklyon Park Extension.

The roundabout has been fully upgraded sirfée th doption of the LAP in 2014 to
provide pedestrian and cyclist crossi @ the originally planned Upgradetoa 4
arm junction is no longer plann by SY ‘

Phase 1, 2, 3 and 4 prima jte, post primary school. The site-specific

objective to the north o pment site has been in place under
consecutive developm s for several decades. The Dept. of Education and
Skills (DES) hasgi
for an alter campus location on lands at Ballyculien Road to the
south of, ve in 2019 under SD18A/0204 ABP Ref. ABP302414-18.

Concfirrentt DES. has developed a primary school campus on Ballycullen

ed no interest in the site to date. Permission was refused

northwest of the development site. This contains Firhouse
Together N.S. and Gaelscol na Giuise and temporarily houses Firhouse
te Together Secondary School, pending the delivery of the new Educate
ogether post primary school at a site on Old Court Road. The applicant submits
that the school phasing requirement is being met on this basis.

Phase 1 and 2 Stocking Wood Neighbourhood and Community Centre.
Permission was granted in February 2020 under SD19A/0345 for a
neighbourhood centre comprising a convenience retail unit and creche at White
Pines. The application proposed the inclusion of a Community Facility
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(c.192sq.m. GFA), however, this was omitted by SDCC in the Final Grant. The
permitted centre is currently under construction. The applicant refers to the recent
SHD permission ABP-309836-21, which includes 241 no apartments and a 552
sq.m. community cenire, on lands on the northern side of Stocking Avenue,
northeast of the development site. SDCC may recommend the imposition of a
S48 Special Development Contribution to contribute towards the fit out of the
White Pines community centre (which is assumed will ultimately be oper

SDCC), or indeed toward the cost of delivering a new community cenife in the

area, should ABP refuse permission for the subject application.

o Phase 2 and 3 Green Buffer at lands along the southern bo of t
development site. The development provides this buffer f the proposed
Ballycullen Park. The delivery of the remainder of th en r objective to

Stocking Wood estat S@fficient to serve the development.

e The reside& it ahd housing mix contravene relevant LAP policies and are
n

addres i erial Contravention Statement.
e T loprfent has been designed to provide a sensitive treatment for the
U edgerow ditches at the site and a southern landscaped buffer, in
nce with LAP site specific objectives SSP36, SSP37, SSP38 and SSP39.

6.7. ment of Material Contravention

6.7.1. The applicant has submitted a Statement of Material Contravention in relation to the
matters of building height, residential density, housing mix, roads layout and LAP
phasing of development. The Statement of Material Contravention separately notes
that there are instances where the design and layout of rear gardens, plot widths and

depths deviate somewhat from LAP objectives, however the overall layout of the
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6.7.2.

development is generally in accordance with the street network strategy of LAP
Figure 5.1 and the layout therefore does not materially contravene the LAP in this

respect. This point is accepted.

The points made in relation to the above issues may be summarised as follows.

L ]
A
@
@
7]
el
o
)
<
@
o)
S
3
o
=
=
j=a
)
=
=
o
=
<
I
©
O
Ry
0]
2
<
[4:]
]
w
o)
=)
a.
3
o)
=
=1
s
o]
K=
1]
O
=
5

contravenes development plan and LAP objectives. However, it is
appropriate range for this site, having regard to current S28 Gui

Development Guidelines but is signific
the development site under the LAP.

* Refers to LAP objective LUD3 ifltelation housing mix. The proposed housing

mix includes 57% apartme dance with national planning policy.
e Refers to LAP objectivg ﬂ BF2, BF4, SDC1 and AM1 in relation to design
and layout. There aunber of instances where rear garden boundaries face

onto adjoining - Wis is unavoidable due to the street layout at to the need
for the ro ork With the contours of the site. Also Instances where the plot
widths use types (F, G, G1, H, H1) exceed 9 m and the depth of all

housditypes xceeds 10 m. The plot width of the creche block is c. 14 m, which
Xagge 9 m maximum. These minor deviations may not be considered a
jl contravention of the LAP. The development is broadly compliant with the

eet network strategy of Figure 5.1 with the main spine road through the site
ollowing the contours of the street network strategy illustrated in Figure 5.1 %
except in that the road network does not continue further east into the White
Pines residential development. This is because there is no connecting road on
the other side of the eastern stream within the White Pines development as built.
To extend a road on the applicant side to the boundary with no potential for road

connection on the opposite side was not seen as practical, particularly given the

ABP-310578-21 Inspector's Report Page 29 of 143



significant public park proposed. The development provides pedestrian
connections to adjoining residential developments. There is a second road
entrance via Stocking Wood estate to the north, which is also identified on Figure
5.1. As such the road proposals are not considered a material contravention of
Objective AM1 or LAP Figure 5.1.

to be a material contravention of LAP Phase 1 due to the non-completi

Knocklyon Park. The development provides an aliernative new pubji

Ballycullen Park. The applicant submits details of compliance sing
requirements. It is submitted that the development overall sgek rd with
the delivery and timing of LAP phasing infrastructure wh and within

the gift of the applicant.

6.7.3. The Statement notes the following in relation to the‘prQvisi of section 37(2)(b) of

the Planning and Development Act 2000 (as a ed). )t is submitted that Section

relation to section 37(2)(b)(ii):

e LAP Objective LUD3 in relatippaa adus
policies of the County, ref=Rglic\11 Objective 4, Policy H10 and Policy H10

Obijective 1.

¢ LAP Objective Ne)/elopment plan Policy H9 Objective 5 in relation to
building he& ictwfth development plan Policy H9 and Policy H9 Objective
1.

The fo poigts are made in relation to section 37(2)(b)(ii):

. is referred to relevant national planning policies in the NPF,
ecifically NPO4, NPO11, NPO13 and NPO35.

. e Board is referred to relevant S28 guidelines, ref. the Building Height
Guidelines, the Sustainable Residential Development Guidelines and the
Apartment Guidelines.

It is submitted that there is ample justification for An Bord Pleanala to permit a
material contravention of the South Dublin County Council Development Plan 2016 —
2022 and the Ballyculien—Oldcourt LAP (2014) having regard to Section 37(2)(b)(D),
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7.0

7.1,

7.2.

(if) & (iii) of the 2000 Act. It is also submitted that the Board may grant permission
with regard to section 9(6) of the Planning and Development (Housing) and
Residential Tenancies Act 20186.

Third Party Submissions

There is a substantial number of submissions from individual local residen

primarily residents of Abbots Grove and Stocking Wood, as well as ot arb
residential areas. There are group submissions by or on behalf of t ogen
Tidy Towns Group, the White Pines Residents Group, the Abb sidents
Group and the Concerned Residents Committee of Stocki or. There are
also submissions by the elected representatives John Lah .D.)Francis Noe!
Duffy T.D. and ClIr. Suzanne McEneaney. The main p d in the third party
submissions may be summarised as follows. '

Third Party Comments on Contravention o
* Local residents generally do not obje prficiple to development at the subject

site and accept that more hou are needed in the area but have concerns in

relation to height and scal n visual and residential amenities and
overdevelopment of th travention of relevant LAP provisions.
* Many local reside& the LAP prior to purchasing their homes. They
P

assumed that lo t at the subject site would be constructed in
accordancglwi®™he BAP, however the current proposal contravenes many
aspec th d

( arga of extreme development pressure with several SHDs recently

in the Stocking Avenue area, near the development site. The issue of
tive demand for local services and amenities and cumulative impacts is

nificant.

* There is no guarantee that the permitted community centre will be constructed to
meet the related LAP phasing requirement.

* The lands to the north of the site should be developed as a school to serve the
area. Existing /permitted schools and creches are already operating at capacity

and will come under increased pressure as a result of the development.
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Additional creches which were promised in previous developments have not been
delivered to date. The application doss not consider the cumulative impacts of
several recently permitted SHDs on demand for local schools. Nearby schools
mentioned by the applicant are not within walking distance of the development

-

and the site is outside their catchments.

John Lahart T.D. put a question to the Minister for Education regarding the

site to the north of the development (details of same are submitted). Th

Minister's response notes that there has been significant populatio

meeting, 17t June 2021, as motion no. 53. The

based on information in the Core Strategy a ES ihternal analysis of schooling

3% a need for an additional school on

adopted on this basis.

ABP refused permissj
on grounds relat pafpheral location of that site which, uphill of housing
and not con ublic transport network or integrated with pedestrian
and cyclenetor e school site to the north of the development site has
heen donsistantly’zoned for school development over several development plans

developed as such to serve the surrounding residential areas.

h&icrethe may not be fit for purpose or provide all of the proposed 56 no.
ildcare spaces and may breach fire regulations and TUSLA requirements. A
reche this size would need more than the stated 11 staff to meet childcare
regulations. The creche may not be viable.

Local childcare facilities are already oversubscribed. Analysis carried out by local
residents indicates that the area is gravely lacking in full time childcare for
children under the age of 2.5 years and the creche will be inadequate to meet this

demand.
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Local medical centres listed in the EIAR may not be taking on new patients and
may not be able to cater for residents of the development.

The development will not achieve LAP objectives regarding roads connectivity to
the lands to the east of the site.

The phasing of the development should be revised to provide the creche

Ballycullen Park at the early stages of the development. Adequate oper
the relevant quantum of development should be provided for each

Third Party Comments on Density, Height and Housing Mix

Permission was previously refused for a high density residentiéf de opment at
the subject site under SDA/ 0611, Developers have pro jofler density
developments in each iteration of proposed devel nt € subject site.
Development will contravene ILAP policy on redidentid d sity and will result in
higher density on the upper slopes of the landg, Which the LAP sought to
avoid.

The site is remote from centres of e % abY district or town centre retail,
schools, community facilities a igh capacity public transport. The 15 and 15b

provide a fast or reliable service. The area

is remote from proposef’ BN ects corridors. It is extremely car dependent,
with high levels of % stion. In addition, the site is elevated, beside the
open countrysi tains biodiversity corridors, mature woodland and a

stream. Th fication for higher density development at this location.
Concerpg.a the applicant has calculated net density as the 43 units/ha
figurefexclu allycullen Park only and not the pocket parks. The applicant's

ationale indicates that the pocket parks will be taken in charge and

will serve the wider area as public open space when considering

sidential density. It is submitted that the net density figure of 47 units/ha is more

ceurate, with the pocket parks included in the quantum of public open space for
the purposes of density calculations. There are discrepancies in the stated
quantum of public open space, which includes the pocket parks in some
instances and not in others. In addition, the quantum of public open space should
not include attenuation areas. These discrepancies have resuited in confusion as

to the true density of the overall development.
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The site cannot be considered a strategic site close to a major transport corridor
or town / district centre, which would support a higher density or greater height
than the existing development in the vicinity.

The LAP objectives appropriately balance national policy objectives to promote
compact growth, protect environmental assets and biodiversity and for the

sustainable management of surface water. Therefore, the Board should not

support a SHD proposal which completely disregards LAP objectives inf

density on one of the most sensitive sites in LAP lands.

The development will be substantially higher than adjacent

adjacent residential properties and the roof level of t 8. C
adverse impacts on residential amenities due 10,8l

The impacts of the higher elements of the dg {elopn

there is a lack of divgfsity olise types in the area or an over concentration of

two storey tradijengl Jouses should not be used as a justification to
contravene cwoh housing mix or density objectives. Note LAP section
2.5, whichyst that approx. 50% of units built when the LAP was prepared
comp@ ents and duplexes. There is a denser form of development
0 ifig Avenue with heights of 3-5 storeys and lower heights to the rear,
eBecigh as lands rise to the south such as at the Stocking Wood and Abbots
ofe developments. The residential tower at Hunters Hall is a landmark
ructure at a major road intersection and has a several floors below road level,
reducing its scale and visual impact.
The Part V allocation is concentrated in one location at apartment Block A. The
Part V units should be dispersed throughout the development.
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7.4.  Third Party Comments on Quality of Residential Development

7.5.

There is a limited separation distance between Blocks A and B with resultant
potential overlooking between residential units. The creche and play area are too

close to adjacent residential units, potentiai noise, and privacy issues.

Concerns about the amenity of single aspect units in Blocks A and B due t
potential overshadowing and overlooking due to the height and proximi

blocks and to the design of the southern end of Blocks B and C. N rg r
separation between the blocks and 3 higher proportion of dual pe itg”

Concerns about the amenity of single aspect units in Block woodland

area due to lack of separation distance to the woodlang.

The daylight and sunlight analysis states that sev a ts in Blocks A and

D have an Average Daylight Factor (ADF) les r5%Tor living room, kitchen,

and dining (LKD) areas e.g., units. It is copfbletel nacceptable to have such low

ADF levels for a large greenfield site v th an opportunity for greater
separation between buildings, steppe % Rihack roof forms and a greater

number of dual aspect units.

The proposed lo oFawL-SB substation in a rear garden is inappropriate.
Lack of clarityfon cridren’s play allocation for the apartments, ref. section

4.13 of th a Guidelines.

ts on Impacts on Residential and Visual Amenities

ed five storey development will be out of keeping with surrounding
lgfment and with the rural elevated nature of the site. The Ballycullen —
dCourt LAP provides for seven storey buildings as a ‘local landmark’, which
oes not apply to the subject development due to its elevated location adjoining

agricultural lands.

The scheme will be overbearing due to the quantum of development and to the
proposed layout, height, and scale. This is exacerbated by the challenging
topography of the site. The development will be visually obtrusive when viewed

from adjoining residential areas. The development fails to have to have due

ABP-310578-21 Inspector's Report Page 35 of 143



regard to the high amenity value of the site and proximity to the Dublin
Mountains. Visual impacts from the development will extend over a wide area

due to the elevated location.

Potential for severe overlooking and overshadowing of adjacent residential
properties in Abbots Grove due to the relative difference in levels and to the
proximity of the development to Abbots Grove, particularly Abbots Grove A

Significant loss of amenities at Abbots Grove and Stocking Wood due

Development will result in overlooking of adjace
proximity to existing houses. The submitted

Development woul u '--. fensive cut and fill, large basement structures,
attenuation tanifs apa.r ing wall and therefore contravenes LAP objective
Gl19. Thesdlissues will result in adverse impacts on residential amenities.
Adverge impagctg’on views towards the site from various locations, in

c io@ of LAP objective GI29.

epfis about potential for anti-social behaviour at the 'no man’s land’ strip at
astern site boundary. Request that the adjoining footpath be omitted by

ondition.

Design of proposed development does not take account of a two-storey
extension to the rear of no. 11 Abbots Grove Park as permitted under
SD20B/0427, and consequent impacts on residential amenities due to the

proximity of the development to same.
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* Concerns about adverse impacts on adjacent residential amenities during
construction associated with dust, noise, vibration, and construction traffic. The
EIAR refers to a construction period of 3-5 years. Construction related dust is
likely to travel much further than the distances stated in the EIAR due to the
elevated and exposed location of the site and to local weather conditions. The
EIAR lacks details of substantial groundworks necessary for the develop
construction of same could have significant noise / vibration impacts. Aac
clarity on construction phasing. There should be no derogation fo rugti
work outside the hours specified in the planning condition.

» Concerns about adverse impacts on residential amenitie at ith the
proposed pedestrian connection to Abbots Grove, alsofm an existing
informal play area at this location.

* Trees planted close to the boundary with Abb be overbearing and

will have adverse impacts on residential a nitieljinaliding overshadowing.

* Development will have an adverse im lues of adjacent properties.

7.6.  Third Party Comments on Traffic

* The developmént wi € poor connectivity to the surrounding roads, pedestrian
and cycle otk apd will not achieve an LAP roads objective regarding
conn toN@ds to the east of the development site.

. i ¢ transport infrastructure in the area does not have capacity for the

ent. The 15 and 15b bus routes serving Stocking Avenue have very
ngiourney times to the city centre. There are no other bus routes near the
velopment site and this no public transport links to neighbourhood / town

centres or areas of employment. The submitted Mobility Management Plan is

unrealistic.

¢ Stocking Wood is a privately managed estate that has not been taken in charge
by SDCC. There are various historic issues between residents and SDCC
regarding the taking in charge of Stocking Wood that remain unresolved. The
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developer will have to reach an agreement regarding roads/pedestrian/cycle
access with the Stocking Wood management company. The connectivity of the
development will be severely reduced if this access is not achieved, resulting in
additional traffic congestion. A similar issue arises in relation to the pedestrian

accesses to Abbots Grove.

There is a dispute relating to lands within White Pines, adj

boundary of the development site, which couid preciude t

accesses at this location.

ill have adverse
s at Stocking Wood.

Concerns thgt oads connection to the east of the site would bisect
Ballycull _ sigrfficantly reduce amenity value, remove part of the
hedgefow, h egative impacts on the stream at this location and result in
t h

Jsouth roads and streets at the development will have significant
lents, in contravention of LAP Objective AM9. Pedestrian and cycle routes
ithin the development will also be steeply sloping. The usability of the
pedestrian/cycle network is questioned, due to the incorporation of steps in the
design, which will hinder access for people with disabilities

Deficiencies are identified in the Transport Assessment. The traffic data used in
the assessment is outdated. The assessment does not adequately consider

cumulative impacts associated with existing permitted/proposed residential
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developments in the area. The number of vehicular trips that the development is
likely to generate has been underestimated. The trip distribution is different to
that used for the nearby White Pines East SHD site, which assumed that 50% of
the development generated trips would trave! to the east onto Stocking Avenue
towards Stocking Lane. This would result in 2 significant number of trips travelling

along Stocking Lane over to the north of the M50. The assessment does

consider junctions north/east of the Stocking Lane/Stocking Avenue r.

« The submission on behalf of the Ballyboden Tidy Towns Group
number of residential units (estimated at over 1,400) have b
north of the M50 in the Ballyboden area. It is submitted th
impacts at several key junctions in Ballyboden should ssessed as

many of these are already under pressure and will 0 en more congested

as a result of the development.

No further development should take plac is afea pending the delivery of the
South Tallaght Link Road and a publi port’bridge over the River Dodder, as
pervaded for under the National TranSpe{S egy.

* Development will exacerbatg.exj intense demand for on-street parking in
Stocking Wood. The propese
Stocking Wood. The e

into an existing tha®e”Currently used by a local resident, resulting in loss of
this parking sifac
e Thereis '% car parking provision for apartment Block A.
Therellis no specific parking provision for the creche. The proposed 11 no. car
in ces near the creche are inadequate to cater for the number of staff

angi
th Id be required to manage the facility. The location and roads/parking

ads layout will reduce available car parking at

kiosk on Stocking Wood Drive will be moved

out of the creche close to the estate access will result in traffic hazard.

There is an over provision of car parking for the development, which will result in

increased traffic generation.

The parking layout will result in several car parking spaces that are difficult to

access, resulting in road safety issues.
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« The cycle parking provision is below the recommended standard in the

Apartment Guidelines.

« Concerns about proposed construction traffic impacts on Abbots Grove and
impacts of large volumes of construction traffic on the wider area.

Third Party Comments on Site Services, Drainage and Flood Risk

o Concerns that the wastewater network may not have capacity for the
development. The White Pines South estate is not currently connectgd t h
wastewater network due to capacity issues. While IW confirms ¢ ity e
development, this is pending upgrade works. The site should oped
pending same.

s Concerns about increased flood risk at adjacent lan et elevated
iderigal

location of the development relative to existing
surface water runoff from the development.

e The extent of ground works in the propdsed Beveldpment and construction of
retaining walls along with removal pf tre€gdl leddetows will significantly alter the

natural drainage characteristics of thg site. Potential associated impacts on

groundwater.
e Development will under @ intent of the LAP to provide for SUDS across the
site and will not oger e the refusal reason attached to SD07A/1035 which

nificant run off from the development site into Stocking

y during heavy rain. This issue is not considered in the
" There has also been flooding at White Pines in the last year
phs of same are submitted).

cess to site services at White Pines is problematic due to a land dispute at the

eastern site boundary.

» The submitted Engineering Report incorrectly states that the Stocking Wood
development has been taken in charge.
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7.8.

Third Party Commenits on

Ground conditions in the area have limited permeability and there is a high water
table. Concerns about impacts on groundwater and potential waterlogging of
gardens, including at existing adjacent residential properties.

The development will not create a network of green corridors as required under
LAP Objective GI13 and instead will materially impact on existing hedgerows and
woodland. No wetland areas are proposed. Given that the development
attenuation tanks, culverting, extensive excavation and will significa

site’s natural drainage, it cannot be constructed as providing SU not

comply with Objective GI13.

The hedgerow along the eastern site boundary shared e rove has

been removed and partially replaced with an earth mo cut off drain.
This area drains poorly as a result and the adjoinin d adjacent back
garden in Abbots Grove become wateriogg n € is heavy rain. The drain
is not detailed or referred to on the drain ans gubmitted with the SHD

application.

There has been a recent sewa surc isSue at Stocking Wood Copse. The

proposed development cou e the likelihood of another similar incident.

Ecology, Biodiversity and Heritage

The development the most sensitive sites stjll undeveloped within

the LAP lands to oping topography, elevated nature, drainage
characterisifcs efisting hedgerows and woodland.

The as ect to SEA and AA. Mitigation measures recommended in the
S emght have informed LAP objectives. The Board should not grant

s$ion for a development which would contravene LAP objectives including

bjSptives of environmental significance.
evelopment will result in a substantial loss of local biodiversity.

Development will have adverse impacts on the woodlands/wildlife corridors
present at the site and will thereby contravene LAP Objectives GI13 and Gl14.

The east/west hedgerow along the southern site boundary is unlikely to survive
and fulfil its role as a biodiversity corridor due to impacts associated with fill,

retaining structures and garden fencing.

ABP-310578-21 Inspector's Report Page 41 of 143



The central woodland corridor at the site will be damaged by a road traversing it
and the associated stream will be culverted, with consequent ecological impacts.
It will also be affected by the proximity of apartment Block C which includes a

large basement car park.

There has been unauthorised removal of trees and hedgerow on neighbouring
lands. This has contributed to the fragmentation of ecological corridors, whi

be exacerbated by the proposed development.

The spine road does not follow the location shown in the LAP, whj

southern site boundary, with consequent biodiversity impacts.

development site due to run off from the developme

on the nearby Owendoher River.

ere is a lack of adequate information regarding existing
rses at the site as it appears that the applicant has not fully assessed or
rvéved the precise location and route of the existing streams. Proposed

itigation measures are inadequate due to inadequate baseline surveys.

Inadequate consideration of potential impacts on protected structures in the area
as they are not included in CGls. Potential impacts on the settings of Woodtown
Manor and Woodtown Park lodge protected structures are hot considered.

Lack of assessment of potential archaeological impacts, contravention of related

LAP objective G128, as well as other historic structures in the vicinity.
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7.9. Third Party Comments on Other Matters

* General concerns about the ability of the SHD process to deliver new housing. It
is submitted that the local authority process is more efficient with better rates of
completion / commencement than SHDs. Also concerns about a lack of
meaningful public participation in the SHD process.

» Concerns about the cumuiative impacts of muiltiple SHDs in the area.

* The Site Notice was erected at Abbots Grove without on 17t June i

permission from residents.

* The identity of the applicant has not been established. Acco
Companies Registration Office, there is no registered ¢
“Bailycullen Limited Partnership” but there is a register y called “The

Ballycullen Limited Partnership”. The legal name o ant has not been

correctly submitted in making this application #Mine With the statutory

requirement for same. In addition, the sta sitqnotices also do not state the

correct name of the applicant.
* The red line site boundary includes | i Stocking Wood that have been

taken in charge and are not in ownership of the applicant.

8.0 Planning Authority )

8.1.South Dublin Countg Conci CC) has made a submission in accordance with the
reguirements o %( (a) of the Act of 2016. It summarises observer
s

8(5)(a)(i} and the views of the relevant elected members at

comments
the Rath@ a Committee Meeting held on 22 July 2021,
8.2. Is@ y Elected Members
i

8.2.1. raised by the elected members as presented in the CE report may be

arised as follows:

Tenure of proposed apartments, will the scheme include Build to Rent units?
¢ Overall quantum of SHD in the area.

* Quantum and density of development. Potential overdevelopment of the site.
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8.3.

8.3.1.

8.3.2.

» Concerns regarding the height of the apartment blocks and the % of dual aspect
units.

e Concerns about the quality of private and public open spaces within the
development.

o Location and quality of social housing within the development.
e Provision of accessible housing for people with disabilities.
« Adequacy of public transport infrastructure serving the site.
» Lack of cycle parking need for accessible parking in the devel

o Adequacy of social infrastructure in the area including schfool ildcare

facilities.
o Potential delivery of a community centre as part6§the {ve | development.

Planning and Technical Analysis

The following points of the planning and tegl

PA Comment on

¢ The propo;&de al development and creche are acceptable in principle
S

oning objective.

trategy and to ensure the development of a sustainable community in
a. There is a community centre to serve the Eastern LAP lands within
ite Pines North, adjacent to the development site. SDCC recommends the
imposition of a $48 Special Development Contribution to contribute towards the
delivery of the community centre which will benefit the wider community.

« The subject development is considered to be in Phase 3 of the development of
LAP lands based on the number of units that has been constructed to date. The

Knocklyon Park extension that is required under Phase 1 has not been
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completed. The applicant proposes alternative option to provide ‘Ballycullen Park’
within the development site, which would be accessible to the wider community
with pedestrian access to existing residential developments in the area and would
contain a playground. The PA supports the park in principle but questions why
the applicant is not in a position to deliver the Knocklyon Park, which is a phasing

requirement.

Key outcomes that have been delivered so far from LAP Phase 1 a a

include the commencement of the neighbourhood centre and the b

of the White Pines North development that was recently

ABP. A more flexible approach to this piece of infrastr tefms of the
phasing requirements has generally been applied tl revious proposals

were not deemed suitable given the location, size, ahd Iafout of the building.

The application includes the completion o landpcaping of Green Buffer with
tracks and trails along the southern b mountains, as required under
Phase 3.

With regard to the school re t, the applicant refers to application

SD18A/0204 ABP-3024 a8

*

it
and has held re [

ich was refused permission. The PA is

continuing to liaise on the provision of additional schools in the area

ing consultations on a site identified in the LAP.

The PA notgs
of beinggonSuch or has recently been granted permission. It is generally
satisfid tha?t phasing requirements for the east side of the LAP are ot
e granting of permission. The PA recommends further clarity on why
@klyon Park extension has not been delivered.
e PA notes the appiicant’s response to LAP Site Specific Objectives SSP 36,

SP 37, SSP 38 and SSP 39, which is considered to be generally acceptable
with regard to the site context, proposals in the current application and ownership

ructure that has been delivered to date, is in the process

of the lands some of which are outside the control of the applicant.
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8.3.3. PA Comment on Residential Density, Building Height and Housing Mix

e The PA has significant concerns regarding residential density, in particular the
apartments, which is considered to be out of character with the surrounding area
of low/medium density housing along Stocking Avenue and within Stocking Wood
and Abbots Grove. The site is on the periphery of the built environment of South

Dublin County, in an area that is poorly served by public transport due to
topography and to dependence on bridges across the M50 and the Rivesl

\ ot accord with proper
planning and sustainable development. soptext, the PA considers that the

adopted LAP is an appropriate |t use Ifor the area and that the planned

¥ihe context. The density is a material
bty Development Plan. The PA recommends
refusal for this reas

_ es LAP Objectives BF8 and LUD5 and development
plan Polic ﬂ@ 3 and section 11.2.7 in relation to building height. The
site hag”antleVaited location in a visually prominent area at the foot of the Dublin
Moantains, oukside of a town or city core, poorly served by public transport and

@vden’c. The area acts as a transition from the urban areas in the south of

=

nty to the mountains. The 3-4 storey apartment Block D is located within

e The developm -

_26m of existing two storey houses in Stocking Wood which would contravene
Policy H9 Objective 3 and development plan section 11.2.7. This highlights the
fact that, due to the density, additional height is required to accommodate these
units within the site that is not suitable given the site context and existing pattern
of development. The PA accepts that the 35m separation distance is a blanket
height restriction, which may be considered contrary to the Building Height

Guidelines in principle. However, it considers that the development does not
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satisfy SPPR 3 of the Building Height Guidelines in this instance. The proposed
height proposed is a material contravention of the LAP and development plan
and the PA recommends refusal for this reason.

* The PA notes that the applicant has not confirmed the tenure of the development
and states the importance of this matter being clarified with regard to

development plan Policy H10 on housing mix.

* The development would materially contravene LAP objective LUD ch
requires a minimum of 90% or more houses and that apartmentg an p.
units are not permissible on the upper slopes of the plan langs, wledged
by the applicant. The PA notes the 2021 Guidelines Re
Commercial Institutional Investment in Housing. The P

egulation of

efstands that a
condition concerning the houses and duplexes wo uired, based on

these guidelines.

* The layout significantly deviates fro dicative layout provided in the LAP for

the development site, in relatio open Space layout, block sizes and the absence
of a road connection to th e site. The roads connection to the east is
also identified as an ya the County Development Plan. The PA has

concerns regardin jronnectivity and permeability to the east, particularly

given the nee nnection to the neighbourhood centre permitted under

ngs ding area. There also appear to be strips of land adjacent to the rear
eps in the houses to the south of the site that are shut off from the development
would result in dead space. The PA recommends that that the applicant

clarifies the purpose of these areas.

» The designs of the houses including the and elevations are generally acceptable,
notwithstanding concerns regarding height, density, and layout. However, the
apartment blocks are overly complicated in appearance, bulky and incongruous in
the context of the site and surrounding area. Due to their location on a steep slope,
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they read as much taller than five storeys, particularly when viewed from lower

lying land to the north of the development site.

« The public open space provision exceeds the minimum requirements of LAP Table
5.2. However, the PA has concemns regarding the usability and accessibility of
aspects of the open space, given the topography of the site. There would be
significant changes in ground level in the southern part of the site and -

buildings at much higher ground Jef
residential properties. The Agsgs !
dwelling that would not rpesii Secommended guidance. The PA considers that
the density is leading,tofin '-. s where standards in terms of light are not being
met. It is recommerted that the Board takes this into consideration when
assessing th ct on neighbouring residential amenity.

» SDCC % m Dept. recommends conditions regarding public and

commipal opeh spaces within the development, also tree and hedgerow

ctiom®sUDS, bat assessment and biodiversity management plan.

8.3.5. nt on Schools and Childcare

e PA has concerns about the level of demand for schools in the area given the
scale of development, including several SHDs. The PA wili continue to liaise with
the DES regarding the development of school sites identified in the LAP and
County Development Plan. The school provision in the area was planned based
on the LAP densities and the widespread increasing of residential densities will

result in additional demand.
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8.3.6.

8.37.

8.3.8.

8.4.
8.4.1.

* The applicant’s assessment of childcare demand in the area is based on data
from 2016. There is anecdotal evidence that some childcare facilities may have
closed due to Covid pandemic restrictions. The applicant refers to a childcare
facility that was approved as part of application SD19A/0345 in the
neighbourhood centre to the east of the application site. However, this facility was
proposed to cater for up to four separate residential developments know

White Pines including large scale SHDs. Therefore, it is recommende
Board satisfies itself that the demographic analysis and analysis g
facilities within the area is based on the most up fo date infon
that there is sufficient supply of childcare facilities in the ar

PA Comment on Part vV

* Includes report of SDCC Housing Dept dated 10th us i

* Notes the proposal to provide a total of 36 3 enfunits in Block A to meet

Part V obligations. The Housing Dept. w refef a unit mix for Part V to reflect
the mix of the overall development. T PRlicant is encouraged to engage
directly with the Housing Dept on this\matte™ Part \/ condition is recommended.

PA Comment on Traffic. Trans ds Layout and Parking

* Includes report of SDC pt. dated 27 July 2021.

* The enhanced pepfiea the Abbots Grove / Stocking Avenue roundabout is

weilcomed, al new and potential pedestrian and cycle connections.

The lack ofgoNEctioh to the east is noted, as discussed above.
e The R6ads D states no objections subject to conditions.

PA Water, Drainage and Flooding

opyof SDCC Environmental Services Dept. dated states no objection subject
nditions.

Recommendation

The PA recommends refusal for the following reasons:

1. The proposed development would materially contravene the Ballycullen-Oldcourt
LAP and the South Dublin County Development Plan (2016-2022) in relation to
building heights, density, and dwelling mix. The Planning Authority considers that
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8.4.2.

9.0

0.1.
9.1.1.

the Local Area Plan is an appropriate land use plan to facilitate the sustainable
development of the area and the proposed development is contrary to the

sustainable development of the area.

2. The proposed development, by reason of the lack of a link road between the
application site and development fo the east, which is identified in both the
Ballycullen-Oldcourt LAP and the South Dublin County Development Plan
2022), would result in a poor layout and lack of access and permeability e

both sites to the detriment of residential amenity and road traffic saf

3. The proposed apartment buildings, would result in overlookin

proposed residential units and in structures that would apps&

environment for prospective and existing residents in Fotinding area.

The PA also recommends conditions, to be appligd inge

decides to grant permission.

Prescribed Bodies

An Taisce

The following points are no @ tde submission of An Taisce:
s The traffic and tr; fhfrastructure in this part of South Dublin is already
grossly inad e with current traffic levels, particularly at rush hour.
The appli % bortation Assessment Report does not mention existing
signifigant traffitelays at the Stocking Lane/Scholarstown Road and
a Road/Edmondstown Road junctions as well as at the Taylors Lane
r ut. There are no bus lanes between the site and the roundabout. The
s not served by the Luas. This situation will be exacerbated further when
rrent and future SHDs come on stream i.e., Scholarstown Road (305878) for
590 units (currently under construction), Taylors Lane (309222) for 496 units
(granted by ABP but currently under JR), White Pines East (309836) for 241 units
(currently with ABP), White Pines Central (310398) for 114 units, the subject
application, and Stocking Lane (308763) for 131 units (refused on technical
grounds but is being resubmitted). This represents a total of 1,901 units. There is
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also the future development at Edmondstown/ Whitechurch for approx. 3,100
persons, as per the submission from the site owners to the pre-draft consultation
on the SDCC Development Plan 2022-2028. When all these developments come
on stream, Taylors Lane roundabout and Willbrook Road into Rathfarnham may

be even more severely congested at rush hour.

The residential density is far more than that provided for in the area unde
Ballycullen-Oidcourt LAP.

and are out of character in the area. It is submitied that the ons for

refusing the development at the Goat Bar and Grill (30 a icable here
also.
Any grant of permission for the development sheul ditional on the

completion of Irish Water Upgrade works.

9.2. Inland Fisheries Ireland
9.2.1. The following points are noted:

Id be in accordance with a detailed
Management Plan (CEMP).

Recommends that constructi

Construction and Environm an

Comprehensive surfac management measures are recommended for
construction an ional stages. A dewatering strategy should be developed
in advance of n to deal with any groundwater encountered during

constructionW nce of the construction of the basement car park.

with adequate buffer zones to protect surface water drainage systems.

¢ Treesfstands) woodland and hedgerows should be retained. Filling of old field
@ must be avoided. Surface water drains and ditches should be
. '€

I recommends the retention of a natural riparian vegetation zone (10m
minimum) free from development at each side of the stream. Method statement
required for bridge construction and any other structure associated with the

watercourses.
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o Itis essential that local infrastructural capacity is available to cope with increased
foul and storm water generated the development to protect the ecological

integrity of any receiving aquatic environment.
9.3. Transport Infrastructure Ireland
9.3.1. No comments to make.

9.4. Department of Housing, Local Government and Heritage

9.4.1. Nature Conservation @:
andialong'the
ctien o

» Notes the presence of mature woodland in the centre of the si

eastern site boundary, also the proposed removal of a sm e central
tree belt to facilitate the construction of the spine road se i development,
as well as the removal of some understorey irees els e BET to allow the
laying out of path under the trees. The planting 6T bers of trees and

shrubs along the site boundaries should, in TG n, compensate to some

removed during the bird breeding geaso Erpiighthe possibility that there could

( g 3ad nestlings. A condition limiting vegetation

clearance to outside the bird bragding $eason is recommended.

', Sln of same. The Dept. concurs with this

¢ Notes submitted NIS :

assessment. Rec d

ondition requiring a detailed Construction and
Environmental nt Plan.

itteel baTsurvey and recommended bat mitigation measures.
endda<ondition requiring submission of a bat conservation plan and

ion measures.

94.2.

e conclusions of the Geophysical Survey carried out as part of the EIAR are

noted. Conditions are recommended requiring archaeological assessment.
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10.0 Assessment
10.1. The following are the principal issues to be considered in this case:

* Principle of Development, Density of Development and LAP Phasing
¢ Housing Mix
* Building Height 'Q
* Design and Layout of Development @
* Impacts on Visual and Residential Amenities
* Drainage, Flood Risk and Site Services

e Traffic and Transport

o Other Matters
» Material Contravention Issues
* SDCC Chief Executive Recommend

These issues may be considered arately as follows

NOTE: The applicant has subrhi terial Contravention Statement in relation to

the matters of residential cﬂ buflding height, housing mix, roads layout and LAP
phasing. The relevan hWigal Matters and related development plan and LAP

policies and obje ar dressed in each section, with the legal provisions in
relation to Majgria®™Contgvention dealt with separately below.
10.2. Principl ev ment, Density of Development and LAP Phasing

ment site has the zoning objective RES-N 'To provide for new residential

Q ities in accordance with approved area plans’ under the South Dublin
Spdnty Development Plan 2016-2022 and the Ballycullen—Oldcourt LAP 2014 (as

amended and extended). The proposed development of 329 no. residential units,

childcare facility and associated works is acceptable in principle under this zoning

objective.
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10.2.2. LAP Density and Phasing Provisions

The Ballycullen—Oldcourt LAP 2014 (as extended and amended) provides for the
construction of ¢. 1,600 new residential units across the plan lands, based on net
densities of 32-28 units/ha at lower slope iands, 22-28 units/ha at mid-siope lands
and 12-18 units/ha at upper slope lands. The development site is located on lands
designated as 'mid’ and ‘upper’ slopes of the LAP lands as per LAP Figure 4.6

section 5.4.6 states that residential developments at mid slope lands shoul
comprise lower density dwellings on larger plots, with densities greatly r

the upper slope lands.
LAP section 2.5 notes that ¢. 1,800 dwellings were permitted e Bastern Side of
Plan Lands between 2000 and 2012 at an average net densi X. 37

units/ha, of which c. 640 dwellings (35%) had been built i 60 permitted
inBludés the then extant
5 PLP6S.229509, which

diterraced houses, apariments, and

dwellings that had not yet been constructed. This fi

permission at the development site, ref. SD06
comptrised 386 no. detached, semi-detachg
duplex / triplex units, with an overall sfated l.éﬂ' ot 36 units/fha. The LAP seeks to

encourage new applications on lands Wh extant permissions, which are to be

considered favourably subject to:

o Adherence to the depsi @ husing mix requirements contained within the
Plan x '

s Compliancevi S requirements of the Plan

. Appli@elopmem includes for the Knocklyon Park Extension and a
nej rho

and community facility.

The efore provides the following figures for the Eastern Area of Plan Lands
th€ development site is located:
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10.2.3.

\

Lower Slope Lands | Mid Slope Lands Upper Siope Lands | Total

Net Density Net Density Net Density

Midpoint 35 Midpoint 25 Midpoint 15 units/

units/ha units/ha ha
New Units | 260 240 120 620
Existing Dwellings 640
Total 2

| note that SDCC refused permission for an extension of durati ion of
SD06A/1035 in 2013 under ref. SDO7A/1035/EP, such tha p
development is now subject to the density provisions of th re
The LAP also sets out a detailed infrastructure andsph gramme such that

the permissible quantum of development for egeh phgse ay commence

construction after key outcomes have genera n Achieved (see summary in

residential densit jeant’s planning documentation states the net residential
density as 43 whi , e¥cluding Ballycullen Park, or 47 units/ha excluding
Ballyculie

nt. I rjote that Appendix A of the S28 Sustainable Residential

uidelines defines net residential density as excluding open spaces

develo

space and landscaping. Having regard to the documentation on file, including
Planning Report, Statement of Consistency, Material Contravention Statement,
Architectural Design Statement and Landscape Rationale, | am satisfied that
Ballyculien Park will function as an open space serving the wider area, while the
pocket parks will function as incidental open spaces serving the subject
development. | therefore consider that the stated net density of 43 units/ha is
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consistent with the definition provided in the Sustainable Residential Development

Guidelines and this figure will be referred to in the following assessment.

The proposed density is considered to materially contravene development plan
Policy H8 Objectives 5 and 6, which refer to compliance with the density
requirements of the LAP, and LAP Objectives LUD1 and LUD 5-7. This matter is
addressed in the applicant’s Statement of Material Contravention. The submissi

An Taisce and several third party submissions consider that the density is s,

NPO 35 of the NPF seeks to increase,residegtia desisities in settlements and the
EMRA RSES promotes compact - ¥ and increased densities within the Dublin
»Pthe SuStainable Residential Development

Guidelines recommends : i3 densities of between 35-50 units/ha at outer

suburban / greenfield sifés, Whichsre defined as open lands on the peripheries of
cities or larger tow S velopment will require the provision of new
infrastructure, péads, sewgrs and ancillary social and commercial facilities, schools,
shops, e e d community facilities. Section 5.12 of the Sustainable
ResidentidbDevelpment Guidelines also provides that, to faciiitate a choice of
houSi s within areas, limited provision may be made for lower density

ropolitan area on the edge of the existing built-up area. | consider that it is

ovided that, within a neighbourhood or district, average densities achieve

um standards. The site is located on zoned, serviced lands within the

consistent with the definition of an ‘intermediate urban location’ in the Apartment
Guidelines due to its proximity to 15 and 15b bus route at Stocking Avenue, which
connects to the city centre and has a minimum 15 minute frequency. Section 2.4 of

the Apartment Guidelines states:
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Such locations are generally suitable for smaller-scale (will vary subject to location),
higher density de velopment that may wholly comprise apartments, or alternatively,
medium-high density residential de velopment of any scale that includes apartments
fo some extent (will also vary, but broadly >45 dwellings per hectare nef).

Further national planning guidance in Circular NRUP 02/21 states an intent to issue
updated Section 28 guidelines that wili address sustainable residential dev

rather than within the Dublin Metropolitan Area. It notes that
Residential Development Guidelines state that for outer s
within cities and larger towns, net densities should bemthe al range of 35-50
dwellings per hectare, and further, that develop t at nsities of less than 30
dwellings per hectare is generally discourage%h ot precluded, in the
interests of land efficiency.

The CE Report dated May 2019, relating % gension of the Ballyculien —
Oldtown LAP, sets out the consist of the LAP with the core strategy of the South
Dublin County Development Pfa 2022, the NPF and the then draft RSES.
While | note this commen % | #cept that the development site has a

particularly sensitive ed location in the foothills of the Dublin Mountains

and immediately ¥in oned rural areas, | consider that the densities provided
for in the LAP are

Dublin an

for an urban location at the edge of the built up area of
cohsider that they would achieve an efficient use of such zoned,
serviced fand, cdnéistent with the policies and intended outcomes of current
Gaoergm icy, specifically the NPF, the RSES, the Sustainable Residential

t Guidelines and the Apartment Guidelines, which all look to secure

% COmpact and sustainable urban development in the Dublin Metropolitan Area.
particular, the development will support several key objectives of the NPF ,

including NPO 2a which states that a target of half (50%) of future population and

employment growth will be focused in the existing five cities and their suburbs; NPOs

3a and 3b which aim to deliver at least 40% of all new homes nationally within the
build-up of existing settlements and to deliver at least 50% of all new homes in the
five main cities within their existing built-up footprints: NPO 13 which stipulates that
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‘in urban areas, pianning 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 achieve targeted growth’; NPO 32 which
sets a target of 550,000 no. additional homes to 2040; NPO 33 which prioritises the
provision of residential development at appropriate scales within sustainable

locations and NPO 35 which notes the aim to increase residential density in

settlements through a range of measures including (amongst others) in-fill

ed de nsity of c. 81 units/ha on lands to the
north of Stocking Avenue ug 4889836-21 and 114 no. BTR units with a stated
density of ¢. 52 units/h fands t@

310398-21, both si i te immediate east /northeast of White Pines and

nt §ife, albeit at lower elevations. The proposed density of 43

h the national planning policy guidance for greenﬁeldlouter
| 2% Ludelmes and, subject to the landscape, visual and residential

Jf the area not being significantly adversely impacted, | do not consider

be warranted in this case.

10.2.4. Phasing Assessment

I note the report of SDCC Chief Executive and the third party comments in relation to
the LAP phasing requirements. The applicant’s Statement of Consistency and

Statement of Material Contravention include a response with comments on the
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infrastructure required for each phase. The detailed LAP phasing requirements may

be considered separately as follows.

Knockiyon Park Extension. The Knocklyon Park extension (LAP Phase 1) has not

been developed. The applicant proposes to provide a new public open space
including a space at the centre of the site, adjoining the woodland corridor and a

space with a playground, Ballycullen Park, at the eastern end of the develop
an alternative to the Knocklyon Park extension. The PA is supportive in

this proposal but questions why the applicant is not in a position to

Knocklyon Park extension. | note that the PA has not recomme
grounds relating to LAP phasing and | consider that the propgse
spaces within the development will represent a substantia nity for the
emerging residential areas around the site, which wili ire ccessible from
adjoining residential developments. The applicanj@ub thét a related roundabout
upgrade has been partially carried out and thegull specifications are no longer
required by SDCC and | note that SDCC R

relation to this matter. | consider on this

ot raised any concerns in

Natthe applicant has addressed this

phasing requirement.

Primary School Site. Develop aps indicate a site-specific objective for a
primary school at lands to '€Mate north of the development site, fronting onto
Stocking Avenue. Thiggite developed at present. LAP Phases 1 and 2 require:

Site for a primaryfSch e made available on the Eastern Side of the Plan lands

or a primary $@gool and/ or a post-primary school on the Western Side of the Plan

lands.
LAP 3 ghd 4 require:

ent of planning process for the provision of a schoo/ on the designated
school site on the Eastern Side of the Plan lands or on the designated

ary school and/ or post-primary school site on the Western Side of the Plan

lands.

The applicant submits that an alternative school site on Ballycullen Drive, c. 1.5 km
from the development site has been developed with two primary schools and a
temporary post-primary school. Many third party submissions raise concerns that
schools in the area are oversubscribed and that the development will be outside the
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catchment of existing/permitted schoolis in the wider area. It is submitted that the
development will exacerbate existing demand and add to cumulative demand

generated by several other SHD permissions nearby. The CE Report states that the
PA is continuing to liaise with the Dept. of Education and Skills (DES) on the
provision of additional schools in the area. ! note that the DES have progressed

' @ g regard to all of the above, | consider that there is justification to materially
cofitravene the LAP phasing requirements in relation to the development of the
primary school site.

Neighbourhood and Community Centre. LAP Phase 1 requires the commencement

of construction of Stocking Wood Neighbourhood and Community Centre, to include
community and childcare floorspace, convenience shopping and a bus lay by. LAP
Phase 2 requires completion of the Neighbourhood and Community Centre with
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additional community floorspace of at least 460 $g.m community floorspace in total
and upgrade of roundabout junction to four arm junction with crossing facilities. The
applicant notes that permission was granted under ref. SD19A/0345 for a
neighbourhood centre comprising convenience retail and a creche at White Pines,
which is currently under construction. The recent nearby SHD permission ABP-
309836-21, at lands on the northern side of Stocking Avenue, includes a 55

community centre. | note third party concerns that the adjacent permitte
centre may not be constructed, however the CE report states that a

approach to this piece of infrastructure in terms of the phasing re

requirement is generally being met.

Green Buffer The LAP Green Infrastructure Strat praides for a Green Buifer

along the southern extent of the LAP lands, to@often ransition to undeveloped
mountain areas, which is to accommoda i iy corridors, SUDS features and
tracks and trails. LAP Phase 3 requires ion of the landscaping of Green
Buffer with tracks and trails. The elopment includes a substantial area of public
open space along the souther dary as part of the proposed Ballycullen

the delivery of the remaindi Je green buffer objective to the east of the

Park, which includes Jand q“ \ a pedestrian route. The applicant submits that
development site isaithMathe control of third party landowners. This point is
considered rea : I am satisfied that the development would not materially
ective. | also note that the CE Report has not raised any

lopment in this regard.

9 relevant traffic related plans, guidelines, and studies. The applicant submits

ol the development is generally consistent with the LAP street network strategy as
per LAP Fig. 5.1. However, the road network within the development does not
continue eastwards to the White Pines lands, an objective indicated in LAP and
development plan maps. This issue has been raised in many third party
submissions. The CE report also states particular concerns in relation to the
omission of the link road, given the need to achieve connectivity between the
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development and adjacent residential development further to the west to the
community facilities at the White Pines development. The PA recommends refusal
on the grounds that the lack of a link road to the east would result in a poor layout
and lack of access and permeability between both sites to the detriment of
residential amenity and road and traffic safety. The applicant’s Statement of Material

Contravention submits that the vehicular connection to the east cannot be achi sd

due to the presence of an area of public open space at the adjacent area of Vil

cdlthy
enhance permeability in the wider agga, an dPeefisider the proposed roads /
pedestrian / cycle layout to be aggepis . notwithstanding that it contravenes

Development Gui
reaim, whichyre
integral Ighdsca lement in the design of the public realm, given that the roads
isect the public open spaces both within the development and at
including the stream and hedgerow at the eastern end of the site.

accepts the applicant’s rationale in relation to the phasing strategy of the LAP. | am
generally satisfied that the development will deliver significant public amenities and
can avail of the adjacent permitted neighbourhood centre, creche and community
facilities, as well as the creche included in the subject proposal. The progression of
the primary school to the north of the site is a matter for the DES, who may continue
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to liaise with SDCC. | also note in this regard that the Board recently granted
permission for SHD ABP-309836-21 and ABP-310398-21, on lands to the east
/northeast of White Pines estate, notwithstanding similar concerns in relation to
phasing being raised by third parties and the PA. To conclude, | am satisfied that the
above LAP phasing requirements have been addressed such that permission may

be granted for the development.

10.3. Housing Mix

10.3.1. The development comprises 43% houses and 57% apartments / d
objective LUD3 requires a housing mix of a minimum 90% houseg
and duplex units not permissible on the upper slopes of LAR
recommends refusal on grounds relating to contravention cy on housing

mix. Third party comments submit that there is alread ousing mix in the

immediate vicinity, including houses, apartments “xd d¥le units, such that an over

concentration of traditional house types shou t be Ysed to justify a contravention
of LAP policy on this matter. The applica e ontravention Statement
submits that the proposed housing mix c& development plan Policy H10,

f adaptable housing types, sizes and tenures

which seeks to ensure a wide varj

in the county and Policy H1 O hich seeks to promote social integration

H

and facilitate a diverse ra s within housing developments.

10.3.2. | note that while the urting i i i '
types, there remajhs e inance of 3 and 4 bedroom houses in the area as
many of the cenf developments were permitted prior to the NPF or the RSES. |
consider a&posed mix of houses, apartment and duplex units is similar to
thos roungiing more recently permitted developments and will add to the

f Bousing typologies in the area. | note SPPR 4 of the Building Height

—

, which requires that planning authorities must secure a greater mix of

ng heights and typologies in planning the future development of greenfield or
ige of city/town locations and avoid mono-type building typologies such as two
storey own door houses only, particularly in developments > 100 units and | consider
that the development is consistent with this guidance. As discussed above, the
density complies with the guidance for outer suburban sites in the Sustainable
Residential Development Guidelines and is therefore also consistent with SPPR 4 in
this regard. The development also meets the requirements of SPPR 1 of the
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10.4.
10.4.1.

10.4.2.

Apartment Guidelines and | note that the CE report does not refer to any Housing
Need and Demand Assessment that would provide an evidence basis for an
alternative housing mix. The proposed housing mix is considered acceptable on this
basis.

Building Height

Building heights of up to four storeys were permitted at the site under
PL06S.229509. The proposed development has a height of up to five stor

sigh "n the grounds that it is in
accordance with SPPRs 3 and 4 of the dind Teight Guidelines and it is submitted

residential amenities a srialContravention are considered elsewhere in the
assessment.

The develop it an ‘intermediate urban location’ as per the Apartment
Guidelines Section®?.11 and 2.12 of the Building Height Guidelines discuss

e creased building height ‘is not only desirable but a functional policy

ng including intermediate urban locations where medium density
development in excess of 45 units/fha would be appropriate. | am satisfied
the development site is such a location with regard to the following matters:

« The accessible location of the site adjacent to the 15 and 15b bus route at
Stocking Avenue.

e The overall site area of ¢. 10.41 ha, the undeveloped nature of the lands, their
zoning for development and the scope for comprehensive development, as
envisaged in the Ballycullen—Oldcourt LAP.
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* The strategic importance of the site and the potential of the development to
contribute to several NPOs and RPOs, as set out in section 10.2.3 abhove.

10.4.3. Section 3 of the Building Height Guidelines sets out principles and criteria for
planning authorities and the Board to apply when considering individual applications.
SPPR 3 of the Guidelines states:

Itis a spacific planning policy requirement that where;

1. an applicant for planning permission sets out how a development S
complies with the criteria above; and

2. the assessment of the planning authority concurs, taking of $he wider
strategic and national policy parameters set out in the Natj nning
Framework and these guidelines; then the plannin thowifusnay approve such
development, even where specific objectives offthe t development pian or

local area plan may indicate otherwise ..

there is adequate documentati including drawings, layouts, design details,
Landscape and Visual Impéict A8se88tnent (LVIA), photomontages and CGis and a
Daylight and Sunlight As&8smer Report to enable due consideration on the

following matters h ad regard to same. The assessment is also based on

my site inspecj ed P% September 2021.
10.4.4. | have co re development with regard to the development management

princigles§set oul in section 3.1 of the Building Height Guidelines as follows:

posal positively assist in securing National Planning Framework

of focusing development in key urban centres and in particutar, fulfilling
ts related to brownfield, infilf development and in particutar, effectively
pporting the National Strategic Objective to deliver compact growth in our urban
centres?

The development site is undeveloped zoned and serviced lands adjoining the built
up area of Dublin. The strategic importance of the site and the potential of the
development to contribute to several NPOs and RPOs, is summarised above. The
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10.4.5.

site is served by the 15 and 15b bus route at Stocking Avenue. The development is
therefore considered to support the above principle. '

Is the proposal in line with the requirements of the development plan in force and
which plan has taken clear account of the requirements set out in Chapter 2 of these

guidelines?

The development exceeds the building height parameters set out in the LAP fg
location. The LAP identifies key locations where taller buildings are to be
accommodated, generally in accordance with SPPR 1 of the Building iel
Guidelines. The LAP predates the Building Height Guidelines. ]

can it be demonstrated that implementation of the pre-e !a

gn with and support

These standards will b toja range of tolerance that enables alternative

solutions to be pro f jeve stated outcomes, provided public safety is not

compromised enBronment is suitably protected.
| also not Which seeks to increase residential density in settlements

e #f measures including infill development schemes, site-based

and increased building heights. The LAP has been superseded by the
tion to these matters.

g regard to the applicant's rationale for the proposed building height, to the
planning’s authority'é assessment of the matter as set out in the CE Report and to
my detailed analysis of the documentation on file and site inspection, | have
considered the development with regard to the development management criteria set

out in section 3.2 of the Building Height Guidelines as follows:
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At the scale of the relevant city/town

The site is a substantial area of undeveloped zoned and serviced lands in an
emerging residential area where new development is envisaged under the
Ballycullen—-Oldcourt LAP.

The site is accessible and is well served by public transport as it is adjacentio
the 15 and 15b bus route at Stocking Avenue, which offers a frequent gé @

the city centre. The application includes a Mobility Management St . '
The site is not immediately adjacent to any designated Archit al rvation
Areas or protected structures. While the site has an elevat tidgsin the
foothills of the Dublin Mountains, | am satisfied with re h bmitted
Architectural Design Statement, Landscape Rationale an that the
development will not have any significant advegse pacts and that no key
landmarks or views will be unduly impact&Q

Having considered the LVIA, along wi of the third parties and the

planning authority and with regard to ion of the development site and

the surrounding area, | concludéithat the roposed development at the site will

not have any significant ad | impacts.

| consider that the dev; % Il integrate into the area with new pedestrian
and cycle connectj ana enhance the public realm with the provision of

Ballycullen P ' Hl serve the wider area and the provision of a

route i with the Ballycullen—Oldcourt LAP. The development will
also d@antribule o place-making in the vicinity and has been designed to integrate

ith ady g residential developments.

h velopment responds to the adjoining residential developments, which are

imarily 2-3 storey. Aside from Block D, the development includes two storey
houses along the southern and western site boundaries. The apartment Blocks A,
B and C are located at the centre of the site and are not in the immediate vicinity
of any adjacent residential properties. BLOCK D is set back an adequate
distance from adjacent houses (exceeds 2 2m) and, which this is less than the 35
m distance prescribed in section 11.2.7 of the County Development Plan, | am

satisfied that it will not result in significant adverse impacts on residential

ABP-310578-21 Inspector's Report Page 67 of 143



amenities by way of overlooking or overshadowing, see further assessment
below. | am therefore satisfied that the development responds to the scale of

adjoining developments.
At the scale of the district/neighbourhood/ street

o The development incorporates existing hedgerows and watercourses at the
eastern and southern site boundaries, as well as the woodiand corridor a

double ditch feature at the centre of the site, in accordance with relevgpt”

objectives of the Ballycullen—Oldcourt LAP.

e The development integrates with surrounding residential area
pedestrian / cycle connections. | am satisfied that it will n

adverse impacts on residential amenities or sensitive

development. ., . LY

¢ The development will provide.a ‘saped public open spaces for the wider area
that are accessible from a'n '- - residential developments. | therefore consider

Haking in the area.

e The proposed ho -- “improve the diversity of housing typologies
available in thi@ is generally characterised by low density two storey

housing.

that it will contribute to pgla

At the sal of theysife/ building

Tl assing and height of proposed developments should be carefully
so as to maximise access to natural daylight, ventilation and views and

ftise overshadowing and loss of light.

The attention of the Board is drawn to the below assessment of potential
overshadowing impacts on adjacent residential properties in detail and concludes
that the development will not have significant adverse impacts on residential
amenities by way of overshadowing. | note that the proposed layout has been
designed to maintain views towards the mountains from the residential areas to the
north of the development.
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10.4.6.

Appropriate and reasonable regard should be taken of quantitative performance
approaches to daylight provision outlined in guides like the Building Research
Establishment’s ‘Site Layout Planning for Daylight and Sunlight’ (2rd edition) or BS
8206-2: 2008 — ‘Lighting for Buildings — Part 2: Code of Practice for Da viighting'.
Where a proposal may not be able to fully meet all the requirements of the daylight
provisions above, this must be clearly identified and a rationale for any alterns

compensatory design solutions must be set out, in respect of which the
authority or An Bord Pleanéla should apply their discretion, having re
factors including specific site constraints and the balancing of tha{/sse
against the desirability of achieving wider planning objectives. ives might
include securing comprehensive urban regeneration and of a we urban design

and streetscape solution.

The applicant's Daylight and Sunlight Assessmenifcon r¢Paccess to daylight and

sunlight within the proposed apartments as w rshadowing of amenity

spaces within the development, with reg -2:2008 recommendations,

as summarised below. | am satisfied tha pyitted Daylight and Sunlight
Assessment is sufficient to assessd develOBfient of the scale proposed. Overall, |
consider that compliance with and BS2008 is achieved, and that the
amenity of existing resnde e residents is satisfactorily addressed and
maintained.

Specific Assessm

* The deve t of sufficient height or scale to require a specific
asses icroclimate impacts.

n includes an EIAR which considers ecological impacts including
bats, as well as impacts on archaeology and built heritage in the vicinity
¥ development. A NIS is also submitted.

he development will not impact on telecommunications channels or air
navigation.

Having regard to the applicant's rationale, to the SDCC CE Report, to the comments
of third parties and to my above assessment and in view of other national policies, |
consider that proposed development satisfies the criteria set out in section 3.2 of the
Building Height Guidelines. The proposed building heights are therefore considered
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10.5.
10.5.1.

acceptable, noiwithstanding that the materially contravene development plan and
LAP policies and objectives.

Design and Layout of Development

Proposed Design and Layout General Issues

The main roads/pedesirian/cycle access to the development is via an existing

partially completed access road from a roundabout on Stocking Avenue that

Wood. The main spine road of the development con v
cutting through the central woodland corridor with a cMyertf

n p spaces over under croft parking. There is

oc , at the eastern end of the site, next to the
is served by a small pocket park to the

woodiand corl ' hich/includes a pedestrian/cycle connection to Stocking Wood.
The maingpublic space, Ballycullen Park, is at the eastern end of the site. Ii
ea, kickabout area and a ‘potential pedestrian connection’ to White

is a landscaped buffer along the southern site boundary, which retains

~destrian route within the southern buffer zone. There are two further pedestrian /
cycle connections to cul-de-sacs within Abbots Grove to the immediate west of the

development.

| note that the CE Report and third party submissions state concerns about several

aspects of the proposed design and layout. | am satisfied that the development is

ABP-310578-21 Inspector's Report Page 70 of 143



generally in accordance with the street network strategy of LAP Figure 5.1. As
detaiied in the applicant's Statement of Materia] Contravention, there are instances
where the design and layout of rear gardens, plot widths and depths deviate
somewhat from LAP objectives, however it is submitted that the development does
not materially contravene the LAP in this respect, specifically Objective AM1, given
the need for a site-specific response to local topography in conjunction with

achievement of optimal development of zoned and serviced lands and cgpsi

with national design guidance for residential developments. This poi teq.
While the main spine route is further north than the location indic in igure
5.1, | am satisfied that the current layout responds to site top | accept
that the creation of any new road traversing the developmgént d, of

necessity, involve the removal of part of the central wgodland cosidor and the
bridging or culverting of the related ditches. | consider proposed solution,
which includes the retention of as many trees @s poNjbi@&nd the provision of

t

@

ayowrralso provides a sensitive treatment of

opdor, represents an acceptable

oyble ditch, in accordance with the

LAP site-specific objective SSP 36 he |
the woodiand at the eastern si ry and a landscaped buffer along the

=

southern site boundary, as e by other LAP objectives. | am satisfied overall,
therefore, that the develof @ ould not materially contravene LAP objectives in
relation to the designaMel layeer of development (aside from the link road connection

note that while the PA recommends refusal in relation to

to the east of the it
material cont nti other aspects of the LAP, it does not include design and

layout in ghe réconfended refusal reason.
Th aises concerns about undeveloped strips of land at the southern end

of eS| d I note from the detailed landscaping scheme that there is a 1.2 m high
rélling along the pedestrian route in the southern buffer zone. The railing

Id be omitted by condition if permission is granted, as it will reduce permeability
and the accessibility of the southern pedestrian route, and an integrated, revised
design and landscaping treatment for the southern buffer zone should be required by
condition to address both issues. [ also note that the pedestrian route at Ballycullen
Park at the eastern end of the site extends as far as the boundary shared with the
White Pines estate but does not connect to the open space on the other side of the
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10.5.2.

shared boundary. While | accept that the provision of this connection may be outside
the control of the applicant, | note that a stone wall is proposed along this boundary. |
consider that this area should be redesigned such that the layout does not preclude
the provision of a connection through to the adjacent open space at White Pines,
and the integration of the adjacent public open spaces, should this become possible

at a future date.

The CE report also states concerns that the impact of the sloping topograpay

area.

The proposed design and layout of the .

acceptable on this basis.

Quality of Residential Accommodatiof

The overall development is divide€ r Character Areas with Character Areas 1,
2 and 3 characterised by loyf@ pusing and Character Area 4 including the
apartment blocks. The ) s rmar’l!y finished in brick with variations in
finishes and elevatj ' to distinguish between the various Character

Areas. The ap are also finished in brick with render elements and
glazed balconies 2en roofs. The proposed houses are designed to be
consistenfwith t uidance provided in the Quality Housing for Sustainable

st Practice Guidelines. All houses are provided with private open

istent with the minimum space standards for houses set out in

€ application includes a Housing Quality Assessment, and | am satisfied that the
development is in accordance with the standards set out in the Apartment
Guidelines. A total of 53% of the apartments are dual aspect, exceeding the
minimum 50% requirement for intermediate urban locations stated in SPPR 4. The
elevations of the blocks are staggered such that the relevant units are true dual

aspect. There are no single aspect north facing units. The Housing Quality
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Assessment indicates apartment fioor areas that generally exceed the standards set
out in SPPR1 of the Apartment Guidelines by over 10% and meet or exceed the
requirements for storage space and aggregate bedroom and living / dining/ kitchen
floor areas. Ground floor to ceiling heights meet the 2.7 m requirement as per SPPR
5 and there is a maximum of 12 units per lift / stair core as per SPPR 6 of the

Guidelines. Private amenity space is provided in the form of balconies / terr

which exceed the quantitative standards set out in Appendix | of the Apa
Guidelines. Communal bin storage is provided at basement level. Th

acceptable with regard to the guidance provided in segtions 4
Apartment Guidelines. The application includes a Buil ycle Report, as
required by the Apartment Guidelines, which states Wat roperty management
company wiil be established in accordance.with Iti-Unit Developments Act
2011.

| am therefore generally satisfied wih the quality of residential accommodation

provided in the proposed deve)éi

10.5.3. Overlooking Between Apz @
The third refusal rea Smafended by the PA refers to overlooking between the
proposed apartm kS¥nd consequent impacts on residential amenities. Third
party submis9i@gs also yéfer to this issue. Apartment Blocks A, B and C are clustered
at the ce ekvelopment. I note that there is a distance of at least 20m
mini twegh Blocks A and B and at least 28.8m minimum between Blocks B
a that the blocks are angled to prevent direct overlooking between blocks.

r consider that there will be no direct overtooking between apartment
s, such as would warrant a refusal in relation to adverse impacts on the quality

aFresidential accommodation.

10.5.4. Daylight and Sunlight Issues

Section 3.2 of the Building Height Guidelines states that the form, massing, and
height of proposed developments should be carefully modulated so as to maximise
access to natural daylight, ventilation and views and minimise overshadowing and

ABP-310578-21 Inspector's Report Page 73 of 143



loss of light. The Guidelines state that appropriate and reasonable regard should be
taken of quantitative performance approaches to daylight provision outlined in guides
like the BRE ‘Site Layout Planning for Daylight and Sunlight’ (2nd edition) or BS
8206-2: 2008 — ‘Lighting for Buildings — Part 2: Code of Practice for Daylighting’.
Where a proposal may not be able to fully meet all the requirements of the daylight

provisions above, this must be clearly identified and a rationale for any alternatiye™

and acknowledge the publication of the up
17037:2018 ‘Daylight in Buildings), which replaced the 2008 BS in May 2019 (in the
UK), | consider that this updatec/GUidamee

outcome of the assessmenifand

ant's Assessment examines internal daylight and sunlight within the
sed apartiments on the basis of Average Daylight Factor (ADF) of habitable
rdoms within the apartment biocks. In general, ADF is the ratio of the light level
inside a structure to the light level outside of structure expressed as a percentage.
The BRE 2009 guidance, with reference to BS8206 — Part 2, sets out minimum
values of ADF that should be achieved, these are 2% for kitchens, 1.5% for living
rooms and 1% for bedrooms. Section 2.1.14 of the BRE Guidance notes that non-

daylight internal kitchens should be avoided wherever possible, especially if the
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kitchen is used as a dining area too. If the layout means that a small internal galley
type kitchen is inevitable, it should be directly linked to a well daylit living room. This
guidance does not give any advice on the targets to be achieved within a combined
kitchen/living/dining (LKD) layout. It does however, state that where a room serves a

dual purpose the higher ADF value should be applied.

The rooms that were assessed for ADF were on the lower habitable floors g
apartment blocks given that, typically, the access to daylight and sunlig il
improve on upper floors and ADF values will increase due to there

obstructions. | am satisfied that the rooms assessed represent
scenario’ of potential ADF values in each apartment block. The
have combined LKDs. The applicant’s Assessment applie t values of 2%
and 1.5% to the combined LKDs, however the 2% valte.

the higher ADF values being applied to rooms wij

d function, as
discussed above. The results presented in s e applicant’s Daylight and

Sunlight Assessment may be summarise

Rooms | Rooms LKDs LKDs Bedrooms | Badrooms
Tested | Compliant | T. d with ADF Tested with ADF
L) 0,
ADF < 2% <1.5% <1%
Block A 26 24 Mo 4 2 16 0
GFL '
Block A 18t | 38 4 15 4 2 23 0
FL
Blocks B 6 10 0 0 G 0
and C G
BlaCk 8 15t 38 11 0 0 27 0
|
Bl 1%t | 35 35 11 ] 0] 24 0
Block D 8 8 2 0 0 6 0
Lwr GFL
Block D 21 17 8 2 1 13 0
|
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BlockA | 4 2 4 2 1 0 0
Upr and
 Lwr 2 and
34 FL

“Block D 2 | 3 3 1 0 0 ) 0
FL

Total | 189 | 177 72 |12 6 17 10 3
| ; | (c. 94%) (c.47%) [(c.8%) |

be more appropriate. Given the natuf@,of the ap

Brsmptipnarily function as living/dining rather than

achieve higher ligh IS5 atisﬁed overall that a higher percentage of units
within the develep d exceed the BRE targets and that the overall level of
residential & ceptable, is considered to be in reasonable compliance with
the BRE @s, in particular noting that the BRE standards allow for a flexible
andgfeaso alternative for ADFs, and which in any event LKDs are not

specifigallyStipulated in the BRE guidance.

$ that third party submissions state particutar concerns about single aspect
apartment blocks at the southern end of Blocks B and C, due to potential
overshadowing between the blocks. Tables 5.9.4, 5.9.5 and 5.9.6 present results of
the analysis of the ground and first floors of Blocks B and C, such that all rooms
achieve ADF values at or in excess of the BRE values, including the 2% figure for
combined LKDs. | am satisfied that this presents a comprehensive analysis of
daylight at rooms in the lower floors of Blocks B and C.
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Having regard to the information outlined above, | note that the level of compliance
with the ADF target of 2% is ¢. 83% of LKDs tested or with the alternative ADF target
of 1.5% for LKDs is ¢. 92% and 1% for bedrooms is 100%, which is considered to be
reasonable compliance with the BRE standards, in particular noting that the BRE
standards allow for a flexible and reasonable alternative for ADFs, and which in any
event LKDs are not specifically stipulated in the BRE guidance. | also note t

SPPR3 of the Building Height Guidelines allows compensatory proposals W -
compliance is proposed, an the Bord may apply discretion in the integdstaof
achieving wider planning objectives. | consider that, having regar the osed
density and urban focation, the shortfalls are not significant in Y agnitude.
Regard is also had to the need o develop sites, such as tiffs, n'gppropriate
density, and, therefore, full compliance with BRE targets is rarel chieved, noris it
mandatory for an applicant to achieve ful| complia e%e. | therefore consider
ng¥that the design and

associated design solutions are appropriate that the ADF for rooms is

maximised access to daylight and stinligh partments and you are satisfied

that all of the rooms within the ts would receive adequate daylight.

10.5.5. Public and Communal Op

The following open s

Ballycuilen Park 26,890 sq.mj
Including the ic#pen space, the park at the eastern end of the site and
the lands bu he southern site boundary
Poc X4 '\terspersed throughout the development 7,201 sq.m.
munal apen spaces at podium level 2,770 sq.m.
|

EIAR states that a total of ¢, 34,091 sq.m. of pubiic open space is provided to
serve the development. This provision is well in excess of the development plan
requirement for developments in RES-N zones fo incorporate a minimum of 14% of
the total site area as public open space (ref. development plan section 11.3.1) and
includes the central open space at the woodiand corridor and the Ballycullen Park
and play area at the eastern end of the site, as well as a pedestrian route in the
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10.5.6.

10.6.

10.6.1.

landscaped buffer at the southern end of the site, which will all serve the wider area.
The provision of c. 2,770 sq.m. of communal open space for the apartments/duplex
units exceeds the quantitative requirements of the Apartment Guidelines. All spaces
are well overlooked and integrate with the pedestrian/cycle network of the
development and the wider area. | am satisfied having regard to the landscaping

proposals that the public and communal open spaces will provide a high standapa<af

the amenity areas should receive at least 2 hours o# sunligy
pesentSghe results of the

existing emerging resi at the edge of Dublin City. | consider that it

provides a high st enity and public reaim which will complement the
adjacent exi si lal developments at Abbots Grove, Stocking Wood and
White Pinés and.ha¥it will also contribute to place making in the wider area. | also
consjdewt development will provide an acceptable standard of residential
ion for future occupants, subject to conditions, and is generally

ry with regard to national and development plan guidance for residential

Ipacts on Visual and Residential Amenities

Visual Impacts

| note the submitted LVIA (EIAR Chapter 10), which includes CGls and
photomontages. Based on the site inspection and on my knowledge of the area, lam

satisfied that the viewpoints chosen are representative of views in the wider area.
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While the site does have an elevated location in the foothills of the Dublin Mountains,
I consider that distant views of the development will read it as a continuation of the
existing built up environment to the immediate north, east and west of the
development site. There are several protected structures in the area to the south of
the development site, comprising a St Columcille’s Well (RPS ref. 362) and a related
Cross (RPS ref. 360), both nearby to the south west at Ballycullen Road, as y

Woodtown Manor House (RPS ref. 363) in agricultural lands to the south
and Woodtown Park Lodge (RPS ref. 353) nearby to the south east tacki

Lane. There are also protected and preserved views from roads t s f the
development site at Stocking Lane and Woodtown. However, icates that
the development will be below the horizon in many elevataf] vi the south. In

addition, the retention of the existing hedgerows and woodland cgfridors at the site

will help to integrate the development into the landsca s from these

consider that the subject proposal Taw&Any particular adverse visual impacts
beyond what would normally b d from a modern urban development on

zoned and serviced lands ould warrant a refusal of permission on grounds

relating to adverse visual [ I"am therefore satisfied that the development wil

P38#ON designated views or prospects.

not have any significdn

[ therefore consgi igUal impacts from the development are likely to be

localised to ’% Avenue area and, particularly, to the immediately adjacent
‘ evj

residentid| d ents. | note that the proposed layout provides for a continuation
s
t

of vj rds towards the mountains from areas to the north of the site and |

con

t this is a desirable element of the development. | also note that

ment Blocks A, B and C, which are the most visually prominent elements of the
lopment, are located at the centre of the site and to the immediate south of the
primary school site, away from adjoining estates. They are therefore likely to
ultimately have a different context in views from Stocking Avenue and adjacent
residential areas (assuming the school site is developed as such) than that of the
existing residential estates. in addition, having regard to the cross sections, they will
be set into the hillside such that their visual impacts will be minimised. While Block D
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is closer to adjacent houses at Stocking Wood (exceeds 22 m), the nearest element
is three storey, with the 4t floor element set back a further 10 m from the nearest
dwelling (see section J-J, drawing no. PL506). | also note that Blocks A, Band Care
adjacent to the woodland corridor at the centre of the site, which should provide

significant screening in views from the east and northeast, and that Block D adjoins a

communal open space, pocket park and Ballyculien Park, all of which should hejpst

While the apartment blocks will conirast _ “Lu ediate surroundings, |

“are of 1 and will create interest and
aid legibility in the wider area. THa overalh
contribution to the public regfm a4 thijjecation, which will represent a planning gain.

In addition, a larger sc elopment site is fundamental to the achievement
of higher densities i nl planning policy, and as considered in relation to
residential density iding height above. It is inevitable, therefore, that any
higher dengi de nent at this elevated site is likely to contrast with surrounding
develo t. M eer, while the vicinity is generally low rise, there are some

ents in the area, including five storey apartment buildings on

o nue, the substantial three storey Neighbourhood and Community
% ermitted at the junction of White Pines and Stocking Avenue under

SPAVA/0345 and the 4-6 storey developments permitted to the north and south of
Socking Avenue under ABP-309836-21 and ABP-310398-21. The visual impacts
are considered to be generally acceptable on this basis.

10.6.2. Overlooking Impacts on Residential Amenities

Residents of adjacent dwellings have raised serious concerns about overlooking
from the proposed development. The western and northern boundaries of the
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development are lined with two storey houses that are set back adequate distances
from site boundaries and/or orientated to obviate overlooking. While the side gables
of several F type houses face the rear gardens of properties in Abbots Grove, the
side window at first floor level, which is a secondary bedroom window, wifl have
obscure glazing to prevent overlooking. Block D is set back a minimum of ¢. 22m
from the nearest dwelling at Stocking Wood, a distance considered more tha
adequate in terms of overlooking. | am satisfied, therefore, that the devel

not have any significant adverse impacts on residential amenities by wéy

overlooking.

10.6.3. Dayvlight and Sunlight Impacts on Residential Amenities

In designing a new development, it is important to safegua ight to nearby
buildings. BRE guidance given is intended for rooms i RIiNME dwellings where

daylight is required, including living rooms, kitch andfbedrooms. The applicant's
Daylight and Sunlight Assessment examines effec Of the development on
daylight Vertical Sky Component (VSC), ble Sunlight Hours (APSH)
and sunlighting to gardens at neighbouri s with regard to the BS 2008
Code of Practice for Daylighting a e BRE 209 ‘Site Layout Planning for Daylight
and Sunlight: A Guide to Goo 2011). The Daylight and Sunlight
Assessment examines im a@acent residential properties as follows:

e 0-12 Abbot Grove& ? APSH & Sunlighting)

» 14-26 Abbo (VSC & Sunlighting)

e 16-17-Albot Avenue (VSC)

o 1 bot J5rove Avenue (VSC, APSH & Sunlighting)
. bot Grove Avenue (VSC & Sunlighting)
39 Stocking Wood Copse (VSC, APSH & Sunlighting)

o7 31-35 Stocking Wood Copse (Sunlighting)
« 14,16,17,19 Stocking Wood Rise (VSC, APSH & Sunlighting)
¢ 8-15 Stocking Wood Rise (Sunlighting)

* 17,19,30 Stocking Wood Green (VSC, APSH & Sunlighting)
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o 11-15 Stocking Wood Green (Sunlighting)
e 24-31 Stocking Wood Drive (VSC APSH & Sunlighting)
s 16-22 Stocking Wood Drive (Sunlighting)

e 2-15 Stocking Wood Way (VSC, APSH & Sunlighting)

e 14-16 Stocking Wood Walk (VSC, APSH)

| note third party concerns that the Daylight and Sunlight Assessment dogg#Te
examine potential impacts at all residential properties in the vicinity. - et

regard to the number and location of the individual properties exapfi -

. 1§l

SSH is assessed at 153 no. windows, with a finding of

o Effect
‘imperdeptible} impacts at all windows. Effects to winter APSH are also assessed
1 “Windows and impacts are found fo be imperceptible at all locations.
h ings meet or exceed the recommended BRE target values in all
tances.

« ¥ Sunlighting impacts are assessed at 76 no. adjacent gardens with regard to the
recommended BRE minimum of at least 50% of the area to receive at least two
hours of sunlight on March 21, All of gardens assessed met this target except
for one instance at 25 Abbots Grove Avenue, which had a baseline figure of
14.6% and a resultant figure of 5.9%, both below the overali target value of 50%
and below the ta?get of 80% of the existing value. Impacts at this location are
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assessed as ‘moderate’ and are attributed to the low baseline value. This point is

accepted.

| consider that the above results are consistent with what would generally be
expected from the design and layout of the proposed development at this location,
given that the lower two storey elements of the development are positioned adjacent
to existing residential properties and that satisfactory setback distances are

achieved. Having regard to the above findings, | consider that impacts

and sunlight at adjacent existing residential properties will be minim
beyond what could be expected from any optimal development
serviced lands will have some impacts. | am therefore satisfi the Hevelopment
will not have any significant adverse impacts on daylight o adjacent

residential properties.

10.6.4. Construction Impacts on Residential Amenities

Third party submissions states concerns about Patentj#l impacts on residential

amenities relating to dust, noise and co ) traffic during the construction
period. The application includes a Dust
Demolition Waste Managemen hich address potential adverse impacts on

10.8.5.

ally will not have any significant adverse impact on visual or

ities such as would warrant a refusal of permission. | also consider
dg¥elopment has a high quality of design and finish that will make a

artial contribution to the overall public realm at this location.
10.7. inage, Flood Risk and Site Services

10.7.1. The site is steeply sloping and there are two existing dry ditches running through the
centre, one on either side of the central woodland corridor. They slope northwards
towards Stocking Wood Road draining the surface water runoff from the agricultural
fields directly to the south of the site. There are no rivers in the immediate vicinity.
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10.7.2.

The Ballycullen Stream flows through Woodstown village and the Abbots Grove
development to the west of the site. Both foul and surface water drainage at the site
are split into two catchments east and west of the central watercourses. The west
catchment outfalls to an existing surface water pipe at the western site boundary at
the Abbots Grove access, which connects to main surface water drainage on
Stocking Avenue, ultimately discharging to the River Dodder at the Firhouse M50

overpass. The east catchment outfalls to the watercourse at the centre of the ¢

infiltration tests carried out in November 2020 found infiltrati W
tested. The surface water drainage design also includes neas
green roof systems on the apartment blocks, permeak dayifigito driveways and
tts .-;-“"

10% for the

with this i e provided via the inclusion of further SUDS measures such as
dete ins{/ swales, bio retention tree pits, rain gardens, permeable paving filter
drai een roofs etc., rather than additional underground attenuation storage,

si&ll be used as a last resort. This can be required by condition if permission

The applicant’s Site Specific Flood Risk Assessment (SSFRA) states that the site is
entirely within Flood Zone C. There is no history of groundwater flooding in the area
according to the OPW National Flood Hazard Mapping. Potential impacts during

construction are associated with run off of contaminated surface water and impacts

on groundwater due to spillages/leaks, as referenced in the submission of Infand
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10.7.3.

10.8.

10.8.1.

Fisheries Ireland, which will be addressed by surface water management measures
during construction. Third party concerns regarding potential uncontrolled runoff to
adjoining residential areas are noted. The proposed surface water drainage system
will attenuate discharge from the completed development to greenfield run off rates.
In addition, the proposed drainage design includes cut off drains at the northern and
southern site boundaries to ensure that pluvial flooding does not occur at the
development site or at downhill residential areas. | am satisfied that thes -%

address potential flood risk. | note that the planning authority states n

relation to flood risk at the site or in relation to the proposed surfa nage
system, subject to requirements which may be addressed by m satisfied
from the SSFRA that the development is not located in an dfe f flooding and

will not result in any increase risk of downstream floo impa

Foul drainage from the west catchment of the sitedt to IN&O an existing foul pipe
at the Abbots Grove access and foul drainaga@ st catchment is to drain to
an existing foul pipe in the Stocking Woo | t. The development will also
connect to existing watermains at the A access and at the Stocking
Woad development. | note the cor onde on file from Irish Water which states
that, subject to upgrades of th ork in the vicinity, the proposed connections

can be facilitated subject t id nection agreement. No significant

infrastructural or capagj dre identified. The proposed foul drainage design is

considered satisfa hasis.

lished roads and transport infrastructure in the vicinity, designed to

ed lands including the development site. The site is accessed via a

operation of the four arm signalised junction to the north at the intersection of the
R113 Killinniny Rd and the L4003 Ballycullen Road, which experiences high
demands at commuter peak periods and tends to affect the operation of local feeder
roads to the south. The 15b bus service runs along Stocking Avenue, connecting to
the City Centre with 63 each way services on weekdays.
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The development is to be served by the existing access and by a new connection to
the Stocking Wood estate at the eastern end of the site, which also connects to
Stocking Avenue. While | note third party concerns in relation to road safety issues at
the proposed vehicular accesses, | note that SDCC Roads Dept. states no objection.
The development does not achieve the roads objective outlined in development plan

and LAP maps to connect to the White Pines development to the east of the sitg.=my

neighbourhood and community facilifi€

not provide a direct pedestrian cog

vehicular access, in particular relating to the gradient of access roads. The
application includes a Road Safety Audit, the implementation of which may be
required by condition. | note that SDCC Roads Dept. does not object to the layout,
aside from the issue of connectivity to the east of the site. Third parties have raised

issues in relation to access over disputed land strips at the western and eastern site
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10.8.2.

boundaries and stating that the Abbots Grove and Stocking Wood estates have not
been Taken in Charge, however the resolution of these matters is outside the scope
of this application. The proposed roads layout and accesses are considered

acceptable on this basis.

Traffic impacts

The applicant's Transport Assessment (TA), dated May 2021, is based on

survey carried out during the school term prior to Covid 19 restrictions.
found that the section of Stocking Avenue near the site is currently
trafficked weekday AM peak hour 2-way traffic fiow of approxi ssenger

approximately 602 PCUs, on a road that has a theoretical
approx. 800-1,000 PCUs per-direction per-hour. The
impacts for the selected opening year of 2025 andithe Aési year of 2040. Trip
generation rates were generated using the TRICS dal¥bise and traffic growth

-

» Stocking Lane/Stocking Ave Roundabout (to the East)

* White Pines/Stocki ndabout (to the East)
&

) uidelines. The modelling found
S below the 5% TII threshold at the

factors were calculated from TTT Projec

that projected increased for the opening

following junctions:

¢ Stocking Well/ e Roundabout (to the East)
* Access/Abifots"Grov /Stocking Ave Roundabout
¢ Bailygfiller Rd cking Ave Roundabout (to the West)
c d/Woodstown Ave Roundabout
B en Rd/St Columcilles Way Traffic Signals
113 Link to M50 Junction #12

dditional junction capacity modelling was carried out at the following roundabouts:
+ Site Access / Abbots Grove
» Ballycullen Road / Stocking Ave

» Stocking Wood Drive / Stocking Ave
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+ White Pines / Stocking Ave

The modelling results found that all roundabouts operating well below their
theoretical capacity during AM and PM peaks.

With regard to cumulative traffic impacts, an issue raised by many third parties, the
applicant notes that the application of annual traffic growth factors takes account of
both future development and increased household car ownership. While | notedf '

Parking Zone 2 (Resid

service at Stockin n

Unit Type o. of Uni SDCC Development Pian Standard Zone 2 Maximum Rate

3+ bed hofse | 14 15 spaces per house = 210 spaces

0.75 spaces per apt = 43 spaces

132 1 space per apt = 132 spaces

Total apt reguirement = 175 spaces

che 7 classrooms | 0.5 spaces per classroom = 3.5 spaces

| note and agree with the applicant’s assessment of the development site as an
Intermediate Urban Location’ as per section 4.21 of the Apartment Guidelines. The
Guidelines recommend that planning authorities consider a reduced overall car

parking standard at such locations. | consider that the proposed car parking
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provision is generally acceptable with regard to this guidance. The proposed creche
provision also meets development plan standards. The fayout provides 4 no.
additional visitor spaces for Stocking Wood Drive as a result of revisions to the
existing hammerhead to provide the secondary vehicular access to the proposed

development. This is acceptable. To conclude, while [ note third party concerns in

relation to a lack of car parking at the development, | consider that the propogs€8
provision is in accordance with national planning policy and is therefore -%

Development Plan Standards

Blocks A, Band C | 1 long term space / 5 apts = 21 spaces

104 units 1 short term space 7 10 apts = 10 spaces

Block D 1 long term space / 5 apts = 5 spaces term basement spaces

25 units 1 short term space 7 10 apts = 2. 56pace o. external Sheffield stands

Section 4.17 of the Apartment Guidelineleneral minimum standard of 1

cycle storage space per bedroom a visitor parking provision of 1 space per 2

—

residential units. This implies irement of 321 no. long term spaces and 95
no. visitor spaces for the g % d @gevelopment. The Apartment Guidelines state
that any deviation fro cagstafidards is to be at the discretion of the planning

ith respect to factors such as location, quality of

facilities propoge ibflity for future enhancement/enlargement, etc. The proposed
cycle parkj is considered acceptable in terms of design and location
relative t@apartent blocks. While the quantum is less than the Apartment

Guifleline dard, it is considered acceptable with regard to the location of the site

fg€quent public transport.

truction Traffic

EIAR section 11.5 details projected traffic over the anticipated 36 month construction
timeframe. It is proposed to use the main site access for constriction traffic with no
construction access through Stocking Wood. Following the completion of the initial
site clearance works, the generation of HGV movements will not exceed 8 vehicles
per hour during the busiest construction periods. An appropriate control and routing
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10.9.
10.9.1.

strategy for HGVs can be implemented as part of a traffic management plan to be
agreed with SDCC. This is considered reasonable, and a Construction Traffic
Management Plan may be required by condition if permission is granted.

Other Matters

Schools and Childcare Provision

Many of the third party submissions state concerns about the capacity of 3

subject to lo

bedrooms{ The

deve, esfilts in an estimated demand for ¢. 37-76 no. childcare places,

b the extent of demand generated by two bed apartments. The applicant has
ittadl details of existing childcare facilities in the area and estimated childcare
nd based on demographic analysis, census information and the Quarterly

ational Household Survey (QNHS). The applicant estimates that, when only one

bed units are excluded, 80 no. children from the development will be within the 0-4

age cohort. It is estimated that 15 no. children will require childcare (based on the

QNHS which identified only 25% of children attend childcare). The proposed

childcare facility is designed to cater for ¢. 56 no. children. While | note third party

concerns in relation to the viability of the proposed creche and its capacity to cater

ABP-310578-21 Inspector's Report Page 90 of 143



for childcare demand in the area, | also note that a creche was recently permitted at
the nearby Neighbourhood Centre under ref. SD1 9A/0345. | am satisfied that the
proposed childcare facility will adequately cater for demand generated by the
proposed development, in accordance with the Childcare Guidelines and the
Apartment Guidelines.

10.9.2. PartV
The applicant proposes to transfer 36 no. apartments at the site to SD o} o
comply with the requirements of Part V of the Planning and Develo 2000
(as amended), all located within Block A. A site layout plan indi its to be

transferred is submitted, along with costings. Third party s
about the location of all of the Part V units within one bloc at they should
be dispersed throughout the development. | note the
Housing Dept., dated 10t August 2021, which st
reflect that of the overall development. | con that these issues could be
addressed by the applicant to the satisfa t ousing Dept. if permission is
granted for the development, | recommndition requiring a Part V

agreement is imposed in the even ermission being granted.

fé€rence for a unit mix to

10.9.3. Special Development Contributi

I note that SDCC reco
Contribution to contg ards the delivery of the community centre which will
benefit the wider €o i#. | note that the Board did not apply a condition requiring
such a devel n ribution in the recent case of ABP-310398-21, which did not
include afcommyn facility. | therefore do not recommend such a condition in this
inst , terests of consistency or fairness. | also consider that the
a f a Special Development Contribution towards the provision of a

y centre in the wider community is not justified in this instance given that

unity facilities have already been permitted nearby under ABP-309836-21.

10.9.4. LAP Green Infrastructure and Site-Specific Objectives

Many third party submissions state concerns about ecologicai impacts on the
woodland corridors, hedgerows, and watercourses at the site, stating that the
development will contravene LAP Green Infrastructure objectives GI13 in relation to
streams and drainage ditches and site specific objectives SSP36 and SSP37.
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Having regard to the EIAR assessment of impacts on biodiversity and water guality
at the development site, as discussed below, | am satisfied that the development will
not have any significant adverse impacts on habitats or water quality at the site
beyond those inevitable in any development of these zoned and serviced lands and
that those impacts which will arise will be adequately mitigated by the proposed

mitigation measures, such that residual impacts will be minimal. | note SSP39 in =y

relation to integration with St Colmcilie’s Well, however the development site 1€%
the immediate vicinity of this National Monument. The development is t ~ re, "

considered to be in accordance with the above site-specific objectiv odd,

10.10. Material Contravention Issues

10.10.1. The applicant's Material Coniravention Statement refohed® e Separate
grounds of material contravention comprising density of dSug

height, housing mix, LAP phasing of development

addressed these matters separately in the rele¥ 3 it sect]

i a materially contravenes development plan
“watters. | consider that, having regard to the

t&wefl contravention of the County Development Plan
justified for the following reasons and considerations.

T evelopment is in accordance with the definition of Strategic Housing
nt, as set out in section 3 of the Planning and Development {Housing)
besidential Tenancies Act 2016 and delivers on the Government’s policy to
inefease the delivery of housing from its current under-supply as setout in
Rebuilding Ireland Action Plan for Housing and Homelessness. The proposed

development is therefore considered to be strategic in nature.

10.10.4. In relation to section 37(2)(b)(ii) of the Planning and Development Act 2000
(as amended):
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It is my view that the objectives of Housing (H) Policy 8 of the South Dublin County
Development Plan 2016 - 2022, to support higher densities, conflict with the
limitations in height contained within Housing (H) Policy 9 Objectives 3 and 4. While
the objectives contained within Housing (H) Policy 8 encourage higher densities and
efficient use of lands, at appropriate locations, Housing (H) Policy 9 Objective 3
seeks to ensure that new residential developments immediately adjoini ng exj

one and two storey housing incorporate a gradual change in building hei

significant marked increase in building height in close proximity to exigfin sP1g
(see also Section 11.2.7 Building Height). Given that higher densiti rally
no more

than two storeys in height unless a separation distance of eS8 maintained

as outlined by Housing (H) Policy 9 Objective 3 and restricting d elopments that
g (H) Policy 9

st efficient use of

exceed 3 storeys to the limited number of sites thas ful

Objective 4, conflicts with the objective to maxj

remaining sites, which may also be suitabl epdensities.

10.10.5. In relation to section 37(2)(b)(iii) ing and Development Act 2000
(as amended):
[n relation to building heights, for the development should be granted
having regard to guidelinef und@ s¥€tion 28 of the Act and the National Planning
Framework. In partic ega had to Specific Planning Policy Requirement 3 of

2018 whi hat where a development complies with the Development

Management Ctefia in section 3.2, it may be approved, even where specific

e relevant development plan or local area plan may indicate
nd national policy in Project Ireland 2040 National Planning Framework

development management criteria in section 3.2 of the Urban Development and
Building Heights Guidelines for Planning Authorities, issued by the Department of
Housing, Planning and Local Government in December 2018.

In relation to residential densities, regard is had to the Guidelines for Sustainable

Residential Developments in Urban Areas and the accompanying Urban Design
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Manual, A Best Practice Guide, issued by the Department of the Environment,
Heritage and Local Government in May 2009, the Eastern & Midland Regional
Assembly Regional Spatial & Economic Strategy 2019-2031, Project Ireland 2040
National Planning Framework and in particular National Policy Objective 35, and the
provisions of Sustainable Urban Housing: Design Standards for New Apariments,

Guidelines for Planning Authorities issued by the Department of the Environme

Heritage and Local Government in December 2020, which promote increase

densities on such sites.

mix of apartment types to reflect trends in household formati | demand.

In addition, SPPR 4 of the Urban Development and Buildigg Height Guidelines for

In relation to roads layout, the provi of a roads connection to the east of the site

would not be consistent with " ovided in the Urban Design Manual that

10106, InrelatiéMjo segiie
(as amended):

#ding heights, residential densities and dwelling mix, | note the recent

Jhabie Residential Developments in Urban

he in relation to the public realm, as it would

37(2)(b)(iv) of the Planning and Development Act 2000

Strategic Housing Developments in the surrounding area since the
%‘ iofl of the County Development Plan and Local Area Plan. In mote in pariicular

Medecision to grant permission under ABP ref. ABP-309836-21 to the north east of
the subject site and ABP-310398-21 to the east of the subject site, both within the
Ballycullen-Oldcourt Local Area Plan area. | therefore consider that permission for
the proposed development should be granted for the building heights, residential
densities and mix of dwellings proposed having regard to the pattern of
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development, and permissions granted, in the area since the making of the

development plan.

In respect of the phasing strategy of the Ballycullen Oldcourt Local Area Plan 201 4,
as extended, | note the grant of planning permission for childcare facilities on

adjoining lands to the east under South Dublin County Council Register Reference
number SD19A/0345 as amended under Register Reference SD20A/0322 ;
community facilities on lands to the north under ref ABP-309836-21, whj

this wider area and satisfy the requirements of the phasing strategy

I therefore considered that in respect of the phasing of construcifon e designated
a Plan lands

side of the

Primary School on the eastern side of the Ballycullen-Oldc

and the Primary School and or Post-Primary School on th
Ballycullen-Oldcourt Local Area Plan Lands, permissi
development should be granted having regard t patiern of development and

permissions granted since the adoption of th liycullen-Oldcourt Local Area Plan

2014, as extended.
10.11. SDCC Chief Executive Recommendati
10.11.1. The South Dublin Coun il Chief Executive’s report recommends

refusal on three separate g ' -'. ds ting to contravention of development plan and

LAP policy in relation to, bt eight, density and housing mix; contravention of

development plan agd Dy Teason of the lack of a link road between the

development site velopment to the east and overlooking between
apartment a fSually dominant and incongruous structures. | have
assessed these ers in detail in the relevant sections above, however | also

su nclusions here in the interests of clarity.

\;}

dptail above. As concluded in section 10.10 of this report, 1 consider that the

uding Height, Density and Housing Mix

e considered the material contravention of the development plan and LAP in

requirements of section 37(2)(b) of the 2000 Act, to allow the Board to consider
permitting a development that materially contravenes an operative plan other than in
relation to the zoning of the land , have been satisfied in this case.
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| have considered the design and layout of the proposed development and the
surrounding pattern of existing and permitted development in the report above. The
site is considered to be suitable for, and has capacity to accommodate, increased
densities and taller development than envisaged in the LAP without significant
impacts on the landscape or visual amenities of the area. The site is directly served
by existing frequent bus services and future improvements in this area are prop

National guidance on residential densities and building height are relevant

10.11.3.

o '; stions through the development to adjacent

community and retail f iticShl.ar satisfied that the development will make a

area via pede lefand vehicular connections to Abbots Grove and Stocking
S

Wood andgbn ing Avenue. | consider that the proposed roads layout
tSan opfimal response to the topographical constraints of the development

ethat the location of the eastern link road indicated the LAP traverses a

location would not correspond to the adjoining roads network within White Pines. |
also accept that the provision of a public open space at the eastern end of the site,
as in the proposed development, would represent an optimal solution in retaining
and protecting the hedgerow and watercourse at this location and which, subject to
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conditions, could integrated with the adjacent open space and pedestrian network
within White Pines at a future date.

10.11.4. Design of Apartment Blocks and Visual Impacts

| have addressed the specific issues raised in this report above. | regard the
quantum and layout of open space provision to be acceptable. | am satisfied that the
design, layout and finishes of the apartment blocks will provide a satisfact

standard of residential accommodation, in accordance with national plafinihg p

apartment blocks will not have any significant adverse imp

amenities of adjacent existing residential developments or residential units
within the proposed development. such as would warr sal of permission.
11.0 Environmental Impact Assessment )

11.1.  Statutory Provisions

11.1.1. The application was accompaniedDw.an Enwronmental Impact Assessment Report
(EIAR), which is mandatory fo pment in accordance with the provisions of
Part X of the Planning anc % nt Act 2000 (as amended) and Schedule 5 of

the Planning and Dev egulations 2001-2015.

11.1.2. Item 10 (b) of Pa ule 5 provides that an EIA is required for infrastructure

projects com f eifher:
» ConsffuctionofMore than 500 dweiling units ...

« Mrhan opment which would involve an area greater than 2 ha in the case of
aNusip€ss district, 10 ha in the case of other parts of a built-up area and 20 ha

here.

development would provide 329 no dwellings on a site of ¢. 10.41 ha on zoned
lands at the edge of a built up area. The proposal is therefore below the threshold of
200 awellings but exceeds the threshold of 10 ha and therefore an EIA is mandatory.

11.1.3. 1 have carried out an examination of the information presented by the applicant,
including the EIAR, and the submissions made during the course of the application.
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A summary of the submissions made by the planning authority and prescribed
bodies has been set out previously this report. A summary of the main contents of
ihe EIAR are listed below, with a detailed assessment of the environmental aspects
after.

o Volume 1 of the EIAR comprises the Written Statement

¢ Volume 2 includes the Technical Appendices

« Volume 3 provides the Non-Technical Summary of the content of thefl ;

e Section 1.9 describes the expertise of those involved in the preparation e
report.

e Chapter 15 summarises Interactions and Chapter 16 pro a edule of

Mitigation Measures

11.1.4. The likely significant effects of the development i d under the headings

below which generally follow the order of thgdg etdut in Article 3 of the EIA

Directive 2014/52/EU:

+ Population and Human Health;

+ Biodiversity;

« Land, Soil and Geolg %
Climate and Air &

+ Landscape a

o Traffic %art;

s, Waste;

gy and Water Services, Noise and Vibration,

eritage and Archaeology

' w Lotisfied that the information contained in the EIAR has been prepared by
competent experts and generally complies with article 94 of the Planning and
Development Regulations 2000, as amended, and the provisions of Article 5 of the
ElA Directive 2014.
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11.2.

11.2.1.

1.3
11.3.1.

Vulnerability of Project to Major Accidents and/or Disaster

The requirements of Article 3(2) of the Directive include the expected effect deriving
from the vulnerability of the project to risks of major accidents and/or disaster that
are relevant to the project concerned. | note that the development site is not
regulated or connected to or close to any site regulated under the Control of Major
Accident Hazards Involving Dangerous Substances Regulations i.e. SEVESE ane
there is no potential for impacts from this source. There are no significa %
poliution in the development with the potential to cause environmen

effects. Chapter 7 of the EIAR addresses the issue of flooding Site)€ not in

an area at risk of flooding. | am satisfied that the proposed u res@ential, is
unlikely to be a risk of itself. Having regard to the location nd the existing

land use as well as the zoning of the site, | am satisfi at are unlikely to be

any effects deriving from major accidents and or asteys.
Alternatives

Article 5(1)(d} of the 2014 EIA Directive @‘ a description of the reasonable
S

alternatives studied by the developgr, whie “levant fo the project and its

ion of the main reasons for the option chosen,

deals with alternatives an
the fact that the zonj

development, it

detail. A nu
iterative gé€s ss, with regard to site constraints including topography,
adjacapt @xistind residential development, presence of woodlands / hedgerows and

Mvironmental effects, as summarised in EIAR section 2.8. The development as now
proposed is considered to have arrived at an optimal solution in respect of making
efficient use of zoned, serviceable lands whilst also addressing the potential impacts
on the environment relating to residential, visual, natural, and environmental

amenities and infrastructure. The description of the consideration of alternatives in
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11.4.

11.4.1.

11.4.2.

the EIAR is reasonable and coherent, and the requirements of the directive in this

regard have been satisfactorily addressed.
Assessment of the Likely Significant Direct and Indirect Effects

The likely significant effects of the development are considered under the headings
below which follow the order of the factors set out in Article 3 of the EIA Directive
2014/52/EU.

Population and Human Health

population. This is a slightly slower population increase com - )
average, Leinster, and Dublin. The area was likely fo hayg a -c-*__ |

in 2019 based on CSO population estimates for 2014, ..“. continuous

and one phamna
the site, with the der Riverbank Park, the Firhouse village park and the

ocated further to the north west and Edmonstown Park and
ing Fields further to the east and north east.

sections 4.3 and 4.5 provide analysis of schools and childcare demand and

ities in the area and related impacts, which are discussed in detail above.

The construction of the development is likely to have a positive effect on local
employment and economic activity. The completed development of 329 no.
residential units will likely generate a population of c. 888 when fully occupied, based
on the national average household size of 2.7 people. There may be short term

impacts on human health during the construction phase, such as construction traffic
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11.4.3.

and surface contaminants, dust, exhaust emissions, noise, and littering, which are
dealt with in the relevant EIAR chapters. The completed development is uniikely to
cause any adverse impacts on the existing and future residents of the locality in
terms of human health. There will be positive impacts associated with improved
pedestrian and cycle permeability. No significant impacts on air quality or climate are

envisaged. No significant cumulative impacts are envisaged.

Mitigation measures relating to health impacts are outlined in other EIA a n
relation to Population, the residual impacts of a large population inc g
term and positive. For Human Health, the potential for improve in h relate

to the improved access to open space and services.

I have considered all the submissions and having regard t adpve, | am satisfied

that impacts predicted to arise in relation to populatio uman health would be
avoided, managed, and mitigated by the measur hicQ fofm part of the proposed

scheme, the proposed mitigation measures rough suitable conditions. | am
therefore satisfied that the proposed dey, @ uld not have any unacceptable
direct, indirect, or cumulative fmpacts in (NS gR@bpulation and hurman health.
Biodiversity

EIAR Chapter 5 evaluates j habitats, flora, and fauna, based on site

% 2017 and May 5% 2021 as well as bat surveys
and September 2020.

surveys carried out on Qc

carried out in QOctob

The site is not withig®r | ediately adjacent to any site that has been designated as
a SAC or he EU Habitats or EU Birds Directive, or to any nationally
designat@d NHA/ PNHA. There are 12 no. PNHAs within 10 km of the development,
pfdicate IAR Table 5.4 and a map Figure 5.5. The only pNHAs with direct
hway — receptor linkages to the development site are the South/North

ay pNHAs, which are over 16 km downstream. Impacts arising from run-off

pmg construction/ operation are unlikely given the downstream distance.

The dominant habitat at the site is improved agricultural grassland, which is of little
biodiversity vaiue. Other habitats present mainly consist of hedgerows, treelines, and
woodland. Most of the original treeline and hedgerow habitats within the site have
been lost to facilitate developments adjacent to the site. The remaining treeline along
the eastern perimeter is dominated by native oaks and this could be considered of
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high local importance. Scrub habitat at the site provides some suitable nesting sites
and foraging opportunities for small birds and mammals. The most notable
ecological feature is the oak/birch/holly woodland that bisects the site from north to
south and the woodland habitats within and adjacent to the eastern site perimeter.
These habitats are a valuable ecological feature in the site and are of medium/higher

biodiversity value on a local level. They provide important corridors for birds, bajs™R

and other mammals. The central woodland corridor connects to a small woqc

treamsvaad the surrounding

Msatisfactory status.

e Category A: 1 tree

o Category B: 69 tre

site, as confirmed in the 2020 bat survey. Many trees have maternity roost
pfential. Bat activity was found on the western edge of the woodland, due to the
shelter provided, at tree lines and close to a farm shed to the east of the site.

Potential impacts related to habitat loss/fragmentation. Sections of the woodland
habitats (21 trees / groups of trees) within the site will be lost and fragmented due to
the construction of an access road and pathway through the woodland that traverses

the site. No Category A trees will need to be removed. 9 no. Category B trees, 2 no.
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Category C trees and 10 no. Category U trees will be removed. This fragmentation
will have a permanent negative impact on biodiversity. Local bird populations will
also be affected by a slight reduction in the availability of local nesting and feeding
sites, also smail terrestrial mammals that would use the woodland for feeding /

commuting. There is also potential for disturbance impacts to birds and mammals.

(" c

Bats that use the trees as roosting or hibernating sites would also be affecte
the safe commuting corridor within the site would be fragmented. There i

for roost loss albeit that no roosts were evident in the bat assessmen 2 be

disturbance to bats associated with the lighting scheme.

Construction works will involve soil excavation and concrete
n the middie of
, With consequent

construction of a bridge (open bed box culvert type) over t
the site. There is potential for contaminated run-off int S

impacts on aquatic species.

EIAR section 5.6 considers potential cumulati(esi pags, noting several other
proposed SHDs in the area including W @ st (241 units) and White Pines
Central (114 units). These development will reduce the open spaces and
habitat availability of the Dubiin Ci y &gea, thereby cumulatively impacting on local

bird and mammal populations. he creation of new areas of biodiversity

within the development a n% ion and protection of treelines, will provide
local ecological corrid& givorks that will reduce cumulative impacts in the

Dublin City area.

Proposed mitifation ures include protection of habitats during construction;
constructiBn Man ent measures:; tree removal only outside of the bird nesting
seas mitigation measures as recommended in the Bat Report; surface water

t during construction and SUDS measures in the completed
nt; Construction and Environmental Management Plan (CEMP); best

ce concrete / aggregate management measures; maintenance of a 5 m buffer

ohe along all watercourses; biodiversity enhancement measures included in the

landscaping scheme. No significant adverse residual impacts are anticipated.

I have considered all the submissions and having regard to the above. | note that
third parties state many concerns about the ecological sensitivity of the site and
potential adverse impacts on local wildlife due to habitat loss and fragmentation, loss
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of trees and hedgerows and potential adverse impacts on the watercourses at the
site. | have also considered the submission by the Dept. of Housing, Local
Government and Heritage in relation to Nature Conservation. | consider that the
EIAR is based on adequate survey information, noting in particular the habitat
surveys, bat survey and topographical information on file. Having regard to the EIAR,

| am satisfied that impacts predicted to arise in relation to biodiversity would be %

avoided, managed, and mitigated by the measures which form part of the ppoPOSg

11.4.4. Land, Soil and Geology

the previous application on site, which are still con idey

2\ et proposals. There were

_ $q y-green schist, largely in
S - generally uncovered varying
ghly) sandy, (sometimes slightly) gravelly

database focally ImBortant Aquifer - Bedrock which is Moderately Productive only in
Loc annual recharge capacity varies across the site from east to west

to'c ith different soil types. The aquifer vulnerability rating for the site is

: % edBy the GSI as high (H) for the eastern portion of the site, due to the

Naog rate permeability of the subsoil overlying the bedrock in this area. The
viinerability is described as moderate (M) in the western part of the site, due to the
poor permeability subsoil in this area. There are a no wells within the immediate

vicinity of the site.

The loss of c.10.41 ha of agricultural lands is not deemed o be significant on a

regional or national level. Potential impacts on jands and soils are primarily
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associated with rock extraction, excavation and ground works for foundations and
the construction of the semi basement car park for the apartment blocks which are
set into the sloping site. Groundwater was not encountered in any of the trial pits,
and it is not anticipated that artificially lowering to the groundwater to facilitate

construction will be required. Significant hydrogeological impact therefore is not

spillages during construction. Construction management measures are
Although the aquifer is Locally Important and vulnerability is classifie
parts of the site, only slight adverse impacts are predicted due to
permeability of the clay subsoil. Recharge to the aquifer will n d
significantly by the development as there are significant syfffa contributing to
groundwater. Hydrogeological impacts are to be minimised the' proposed surface
water management system. No significant long tepm i r cumulative impacts

on soils or hydrogeology are anticipated.

I have considered all the submissions an rd to the above, | am satisfied
that impacts predicted to arise in relatio il and geology would be avoided
managed and mitigated by the m res which form part of the proposed scheme,

the proposed mitigation meas rough suitable conditions. | am therefore
satisfied that the proposed/dey PpRgent would not have any unacceptable direct,
indirect, or cumulative jimp % erms of land, soil, and geology.

11.4.5. Hydrology and Watdhe

There are twexisti ditches running through the centre of the site, one on
either sidé of the ral bank of trees. They slope northwards towards Stocking
Woo drgjhing the surface water runoff from the agricultural fields directly to

t the development site. The Ballycullen Stream flows through Woodstown

je the Abbots Grove development to the west of the site. The site is entirely

Flood Zone C as per the submitted SSFRA. There is no history of groundwater
flboding in the area according to the OPW National Flood Hazard Mapping. Potential
impacts during construction are associated with run off of contaminated surface
water and impacts on groundwater due to spillages / leaks. The completed
development will result in an increase in surface water runoff from the site, due to the
creation of c. 32% impermeable surface area. However, the attenuation systems and

SUDS measures will result in neutral/imperceptible impacts on surface water. No
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significant hydrological impacts are expected. The development will result in
increased discharge of wastewater to the existing wastewater sewer networks. There
is a possibility of groundwater contamination because of leakage, however this is not
considered significant. No significant cumulative impacts are anticipated.

| have considered all the submissions and having regard to the above, including the

submission of Inland Fisheries Ireland, | am satisfied that impacts predicted to 2

in terms of hydrology and water.

11.4.6. Noise and Vibration

cause cosietic Ruiding damage and typically below a level which would cause any
dis C cupants of nearby buildings. Associated impacts are assessed as

peutrabangimperceptible

sed noise and vibration mitigation measures are outlined, including noise
Bhitoring with the installation of a continuous data logging live noise and vibration
monitoring system to measure key noise and vibration parameters (e.g. LAeq,
LAFMAX, LA9O, LA10, PPV {(mm/sec) and Frequencies as Hz. Noise and vibration
levels at Residential Sensitive Locations should not exceed the NRA Maximum

Permissible Construction Phase Noise Levels or the NRA Vibration Impact Criteria.
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Any breaches of these limits will require a review of operations and mitigation

measures If the exceedance is due to the consfruction works on site.

No significant noise or vibration impacts are predicted from the operational phase of
the development and no significant cumulative impacts are envisaged, subject to

implementation of the proposed mitigation measures.

| have considered all the submissions and having regard to the above, ! arg
that impacts predicted to arise in relation to nojse and vibration would
managed and mitigated by the measures which form part of the pr

the proposed mitigation measures and through suitable conditiogs. |
satisfied that the proposed development would not have a a le direct,

indirect, or cumulative impacts in terms of noise and vibrat

11.4.7. Climate and Air Quality

The occupation of the development would notdfe likel tdfhave a significant effect on

climate or air quality. The construction phase ct air quality at nearby

sensitive receptors through the emissio owever, any such effects can be
properly limited through the propo dust mitigation measures outlined in Appendix

9.3 of the EIAR.

I have considered all the sdbmi&sioRs’ and having regard to the above, | am satisfied
ai8e Infelation to climate and air quality would be avoided

managed and mitj measures which form part of the proposed scheme,

satisfied t opesed development would not have any unacceptable direct,

indirect, @ cum§afive impacts in terms of climate and air quality.

11.4.8. and Visual

isual impacts from the development are most likely from adjoining

ntial areas to the north of the site. The development will be below the horizon
i’ many views from the elevated areas to the south. While the development will
change the outlook from adjacent residential areas, this loss is considered
reasonable in the context of the status of the lands as zoned for development under
the LAP. Mitigation measures comprise the retention of woodlands and hedgerows
at the site and the proposed landscaping scheme, in particular Ballycullen Park and
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the southern landscaped buffer. The overall change to landscape character is
predicted to be Moderate-Neuiral.

| have considered all the submissions and having regard to the above, | am satisfied
that impacts predicted to arise in relation to landscape and visual impact would be

avoided managed and mitigated by the measures which form part of the proposed

scheme, the proposed mitigation measures and through suitable conditions. | asf N
therefore satisfied that the proposed development would not have any unageg ot

direct, indirect, or cumulative impacts in terms of landscape and visual,} fpast

11.4.9. Trafiic and Transport

The Board is referred to section 10.8 above in respect of traff z

spgft infrastructure, water supply, foul and surface water drainage,
ications, natural gas, electricity supply and waste management. No
impacts are predicted.

% considered all the submissions and having regard to the above, | am satisfied
that impacts predicted to arise in relation to material assets would be avoided
managed and mitigated by the measures which form part of the proposed scheme,
the proposed mitigation measures and through suitable conditions. | am therefore
satisfied that the proposed development would not have any unaccepiable direct,

indirect, or cumulative impacts in terms of material assets.

'
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11.4.11. Waste

EIAR Chapter 13 outlines potential waste generation and proposed waste
management measures for the construction and operational stages of the

development. No significant residual impacts are predicted.

| have considered all the submissions and having regard to the above, | am satisfied

that impacts predicted to arise in relation to waste would be avoided manag

mitigated by the measures which form part of the proposed scheme, t
mitigation measures and through suitable conditions. | am thereforesda at the
proposed development would not have any unacceptable direcigind !

cumulative impacts in terms of waste.

11.4.12. Cultural Heritage and Archaeology

There are no recorded monuments or protected sfpuct e development site or
in the immediate vicinity. St. Columcille’s holy @ell is\ecd¥fded c. 200m southwest of
the site (RMP DU022- 028, NIAH 11220020eR
cross (NIAH 11220007, RPS 360), whic %

rces di@*aerial photography has shown the

, also an associated granite

ed close to the well in the 1gth

century. Analysis of cartographic

development site within an agrj ndscape throughout the post-medieval
period, with little or no chapgesto site itself. The site is located within a former
demesne landscape asgo % ith Woodtown Manor (NIAH 11 221023), The

1ENL site is located within a former demesne landscape

eastern field of the dev
associated with anor and to the northeast of a smaller demesne
rl ouse. Woodtown Manor (NIAH 11221023, RPS 363)
tPine south of the development site and Orlagh House (RPS 374)

associated

southwest. The demesne landscape associated with Woodtown
luded on the NIAH Garden Survey (Site ID 2311) and is largely

d since the time of O.S. mapping dating to 1844. A gate lodge, Woodtown
Lodge (NIAH 11221002, RPS 353) is located on Stocking Lane, ¢. 210m east
df the development site. The demesne of Woodtown Park (Site 1D 2316), located c.
170m to the southeast, is also included on the Garden Survey. There are no

Architectural Conservation Areas in the vicinity of the development,

There has been a series of archaeological investigations nearby, associated with

recent developments at Stocking Avenue and Hunters Road, which revealed
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settlement and burial evidence, kilns and fulacht fia dating from the Neolithic through
to the medieval period. There have been no previous archaeological investigations at
the development site. A field ingpection and geophysical survey at the site found no
previously unrecorded features of archaeological significance. The immediate
landscape has been increasingly developed throughout recent decades. It is

possible that ground disturbances associated with the development may directly=wg

impact on small or isolated archaeological features that have the potential tg

within the site with no surface expression. Proposed mitigation comprisega ""‘f

heritage a
measuresawhich Yo part of the proposed scheme, the proposed mitigation

measSuges rough suitable conditions. | am therefore satisfied that the proposed
t would not have any unacceptable direct, indirect, or cumulative impacts

of cultura! heritage and archaeology.

Interactions

EIAR Chapter 15 examines interactions between the above factors. | have
considered the interrelationships between factors and whether these might as a
whole affect the environment, even though the effects may be acceptable on an

individual basis. In conclusion, | am generally satisfied that effects arising can be
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avoided, managed, and mitigated by the measures which form part of the proposed
development, mitigation measures, and suitable conditions.

11.5. Cumulative Impacts

11.5.1. | have addressed the cumulative impacts in relation to each of the environmental
factors above. | consider that the EIAR presents a comprehensive consideration of
the relevant developments within the wider area where there is potential fo

cumulative impacts with the proposed development. In conclusion, | a isfi at
i

effecis arising can be avoided, managed, and mitigated by the meaglir form
part of the proposed development, mitigation measures, and suigabl ndftions.
There is, therefore, nothing to prevent the granting of permisdign grounds of

cumulative impacts.
11.6. Reasoned Conclusion on the Significant Effec

11.6.1. Having regard to the examination of environ tal iMiprnifation contained above, and

in particular to the EIAR including EIAR C r edule of Mitigation

Measures, to the supplementary inform accompanied the application, and
the submissions from the plannin thority,*®0bservers, and prescribed bodies in the
course of the application, it is i that the main significant direct and indirect

effects of the proposed de n the environment are as follows:

* Positive impacts opbo and human health due to the increase in the

housing stock in allycullen area.
« Biodiversifimpacts Avhich will be mitigated by tree and root protection during

const ction of vegetation from dust during construction; measures to

praledsurfage water quality during construction and operation; bat mitigation
s; landscaping or replacement of frees and hedgerows; measures to
Vv isturbance to animals during construction; lighting control measures and

st construction monitoring.

¢ Water impacts, which will be mitigated by construction Mmanagement measures,
SUDS measures, surface water management and monitoring.

e Traffic and transportation impacts, which will be mitigated by construction traffic
management, a Mobility Management Plan and by the provision of pedestrian

and cycle facilities.
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11.6.2.

12.0

12.1.

12.1.1.

12.2.

12.2.1.

e Landscape and visual impacts, which will be mitigated by construction
management measures and by the retention and enhancement of existing trees
and hedgerows and new landscaping and by the overall quality of the design and
finish of the proposed development.

Having regard to the above, the likely significant environmental effects arising as a

consequence of the proposed development have been satisfactorily identified
described, and assessed. The environmental impacts identified are not sigp
and would not require or justify refusing permission for the proposed dg¢ :
require substantial amendments.

Appropriate Assessment (AA)

AA Introduction

This assessment has had regard to the submi

Whitehill Environmental, dated May 2021. Ve

The report concludes that the possibility oftany; gnif

Sites arising from the proposed devé! - likely to arise, whether

baseline condition jmpacts are clearly identified, and sound scientific

information andgn dde was used.
The Proj d aracteristics
See iledflescription of the proposed development in section 3.0 above.

Igbment Site and Receiving Environment

Sites within 15 km have been designated were recorded within the development site
or in the immediate vicinity. The desktop study and site surveys carried out by the
applicant found no records of any species or habitats within the subject lands, their
immediate environs, or 2 km from the subject lands, for which European sites within
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12.4.
12.4.1,

12.4.2.

15 km are designated. No species or habitats for which European sites within 15 km

are designated for were recorded during the field surveys.

Stage | Appropriate Assessment

In determining the zone of influence, | have had regard to the nature and scale of the

project, the distance from the development site to the European Sites, and any
potential pathways which may exist from the development site to a Europe
aided in part by the EPA Appropriate Assessment Tool (www.epa.ie).

The project is not directly connected with or necessary to the ma
European Site and therefore it needs to be determined if the
have significant effects on a European site(s). There are n
or immediately adjacent to the development. The applicant

assessment identifies the following designated sit

development:

a
18 likely to
sites within
tag® | screening
wi m of the

European Site

Distance to

%Nation Objectives

Qualifying |

S

(code) Development
\ S
Glenasmole 3 km ' ation objectives for the SAC relate to the
Valley SAC ai nce of a favourable conservation condition of
south west
(001209) itfon of the following Annex | habitats:

emi-natural dry grasslands and scrubland facies on
calcareous substrates (Festuco-Brometalia) (* important orchid
sites) [621Q]

Molinia meadows on calcareous, peaty or clayey-silt-laden soils
(Molinion caeruleae) [6410]

Petrifying springs with tufa formation (Cratoneurion) [7220]

3.9 km

south east

The conservation objectives for the SAC relate to the
maintenance of a favourable conservation condition of
condition of the following Annex | habitats and Annex ||
Species, as defined by specific attributes and targets:

Oligotrophic waters containing very few minerals of sandy
plains (Littorelietalia uniflorae) [3110]

Natural dystrophic lakes and ponds [3160]
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Northern Atlantic wet heaths with Erica tetralix [4010]
European dry heaths [4030]

Alpine and Boreal heaths [4060]

Calaminarian grasslands of the Violetalia calaminariae
16130]

Species-rich Nardus grasslands, on siliceous substrates,i
mountain areas (and submountain areas, in Contine
Eurape) [6230]

Blanket bogs (* if active bog) [7130]

South Dublin

Bay SAC
{000210)

8.9 km

north east

Lutra Iu [X otsip{3:

atlon objectives for the SAC relate to the

»Mudfiats and sandfiats 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]

9.3 km

south east

The conservation objectives for the SAC relate to the
maintenance of a favourable conservation condition of
condition of the following Annex | habitats:

Petrifying springs with tufa formation {Cratoneurion) [7220]

Alluvial forests with Alnus glutinosa and Fraxinus excelsior
(Alno-Padion, Alnion incanas, Salicion albae) [91E0]
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Ballyman Glen 12.3 km The conservation objectives for the SAC relate to the
SAC south maintenance of a favourabie conservation condition of
(000713) condition of the following Annex | habitats:
Petrifying springs with tufa formation (Cratoneurion) [7220]
Alkaline fens [7230]
North Dublin 13.6 km The conservation objectives for the SAC relate o the
Bay SAC TEFh| A maintenance of a favourable conservation condition
(000206) condition of the following Annex | habitats and

Species, as defined by specific attributes a

Mudfiats and sandftats not covered by

[1140]
Annual vegetation of drift lines [1
Salicornia and other annual mud and [1310]

Atlantic salt meadows ( ccinellietalia maritimae)

[1330]

uco

Mediterrang jeadows (Juncetalia maritimi) [141 0]

es [2110]

nes along the shoreline with Ammophila arenaria
dunes) [2120]

d’coastal dunes with herbaceous vegetation (grey dunes)
30]

Humid dune slacks [2190]

Petalophyltum ralfsii (Petalwort) [1395]

Rockabillfo s 148 km east
Dal

The conservation objectives for the SAC relate o the
maintenance of a favourable conservation condition of
condition of the following Annex I habitats and Annex ||
Species, as defined by specific attributes and targets:

3
Reefs [1170]
Phocoena phocoena (Harbour Porpoise) [1351]
SPA
Wicklow 4.1 km south | The conservation objectives for the SPA relate to the
Mountains SPA maintenance of the bird species listed as Special Conservation
(004040) Interests for the SPA:
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Merlin (Falco columbarius) [AC98]

Peregrine {Falco peregrinus) [A103]

South Dublin
Bay and River
Tolka Esiuary
SPA

(004024)

10 km

north east

North Bull
Island SP
(004006)

The conservation objectives for the SPA relate to the
maintenance of the bird species and Annex | habitat listed as
Special Conservation Interests for the SPA, as defined by the
specific aftributes and targets:

Light-bellied Brent Goose (Branta bernicla hrota) [A046
Oystercatcher (Haematopus ostralegus) [A130] £ A
Ringed Plover (Charadrius hiaticula) [A1 37]

Grey Plover (Pluvialis squatarola) [A141] A,

Knot (Calidris canutus) [A143]

sz lapgbnica) [A157]

u'l 62]

.....

¢ Tern (Sterna paradisaea) {A194]

»Wetland and Waterbirds [A999]

The conservation objectives for the SPA relate to the
maintenance of the bird species and Annex | habitat listed as
Special Conservation Interests for the SPA, as defined by the
specific atfributes and targets:

Lighi-bellied Brent Goose (Branta bernicla hrota) [A046]
Shelduck (Tadomna tadorna) [A048]

Teal (Anas crecca) [A052]

Pintail (Anas acuta) [A054]

Shoveler (Anas clypeata) [A056]

Oystercatcher (Haematopus ostralegus) [A1 30]

Golden Plover (Pluvialis apricaria) [A140]
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Grey Plover (Pluvialis squatarola) [A141)

Knot (Calidris canutus) [A143]

Sanderling (Calidris alba) [A144]

Dunlin (Calidris alpina) [A1489]

Black-tailed Godwit (Limosa limosa) [A156]

Bar-tailed Godwit (Limosa lapponica) [A157]

Curlew (Numenius arquata) [A160]

Redshank (Tringa totanus) [A162]

Turnstone (Arenaria interpres) [A169

Black-headed Guil (Chroicocephfflus ridibu ) [A179]

Wetland and Waterbirds [A

Poulaphouca 14.7 km The conservation objegfives PA relate to the

Reservoir SPA south west maintenance of thgtbird sheciedisted as Special Conservation

Interests for the

(00040863)

Greylag Go nser) [A043]

Les;@ack- BKEd Gull (Larus fuscus) [A183]
Dalkey Islands 14.6 km east ation objectives for the SPA relate to the
SPA i nce of the bird species listed as Special Conservation
(004172) rests for the SPA:

x’ oseate Tern (Sterna dougallii) [A192]
Common Tern (Sterna hirundo) [A193]
Arctic Tern (Sterna paradisaea) [A194]
|
12.4.32. ot consider that any other European Sites fall within the zone of

e f the project, having regard to the distance from the development site to
% » and the lack of an obvious pathway to same from the development site.

12.4.33. | consider that there is no possibility of significant effects on the following
designated sites within 15 km, with regard to their conservation objectives, due to
intervening distances, to the nature of the intervening land uses and to the absence
of a hydrological or any other linkage between the development and the European
Site, and/or due to the presence of a substantial marine water buffer between the
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surface water discharge point and/or the WWTP outfall pipe at Ringsend and the
European site and potential for poliution to be dissipated in the drainage network: |

have therefore excluded them from the remainder of this AA screening.
¢ Gleanasmole Valley SAC (001209)

e Wicklow Mountains SAC (002122)

» Knocksink Wood SAC (000723)
¢ Ballyman Glen SAC (000713)

« Rockabill to Dalkey Island SAC (003000)
o Wicklow Mountains SPA (004040}

« Poulaphouca Reservoir SPA (004063)
¢ Dalkey Island SPA (004172)

12.5. Potential Effects on Designated Sites

hre eventual tributaries of the Orlagh Stream, which is a tributary of the River
D%dder. The confluence of the Orlagh Stream and the River Dodder is 2 km north of

the development site. The development site therefore ultimately drains to the Dublin
Bay European Sites via the River Dodder. There is a risk arising from potential
construction and/or operation related surface water discharges from the
development site, and the potential for these effects to reach the downstream

European Sites and potentially effect the conservation objective attributes and
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targets supporting the conservation condition of the qualifying interests of the four
European Sites due to habitat degradation as a result of hydrological impacts. |
therefore will now carry out a more detailed assessment of the above four European

sites.

12.5.2. | consider that the only likely significant risks to the four European sites arise from
potential construction and/or operation related surface water discharges fro
development site and the potential for these effects to reach the downstpam
European sites. | found no evidence to the contrary in my assessm

t
contents of the submissions received. The following points are nofe®in th egard;

* The nature and scale of the proposed development bei mOtlerately sized

residential development on zoned and serviced land.

 The development cannot increase disturbance effe ds in Dublin Bay
given its distance from these sensitive areas. Thae no sources of light or
noise over and above that this is alrea xp&gienged in this built-up, urbanised

location.

* Habitats on the site are not suidble for r ularly occurring populations of wetland
or wading birds which may s of interest of the South Dublin Bay and

River Tolka Estuary SPA &
range, timing, or intensg %
lo n

lopment will not lead to any decrease in the

e of any areas within any SPA by these QI bird
species. The d will not lead to the loss of any wetiand habitat area

within eithe ~situ impacts can occur.

o With r ntial hydrological connections, the site is a minimum distance
of 16 upsyream of the Dublin Bay designated sites. Given this hydrological
isan d the estuarine/coastal mixing processes and dilution that would

OORMI petween the streams at the development site, the River Dodder and these

signated areas, it is unlikely that the development would lead to any significant
decrease in water quality in Dublin Bay which would affect these European Sites
or their qualifying interests. In addition, water quality is not a target for the
maintenance of any of the Qls within either SAC of Dublin Bay. The targets relate
to habitat distribution and area, as well as vegetation structure and control of

negative indicator species and scrub. The development will not lead to any
impacts upon these Qls, by virtue of changes to the physical structure of the
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habitats or to the vegetation structure which defines their favourable conservation
status. | am satisfied that no significant effects will occur to the SACs or SPAs
from surface water leaving the site during construction, and as a result of the
distance and temporary nature of works. No significant effects to the SACs or
SPAs will occur during construction or operation as pollution sources will be

controlled through the use of best practice site management and standard %

drainage proposals including SUDS measures.

| note that section 5 of the applicant’s AA document refers to ‘mitigg

approach for construction works in an Utpagafiea, and it should be noted that

sary for a residential development on any

| also even if the aforementioned best practice construction
m enthneasures were not in place, the possibility of significant effects on
d sites is unlikely given the nature and scale of the development, the
te ing distance between the development and the designated sites and the
ultant dilution factor with regard to the conservation objectives of the relevant
designated sites and habitats and species involved. | therefore do not include
these measures as ‘mitigation measures’ for the purposes of protecting Natura

sites.

Separately, | acknowledge the submission of Inland Fisheries Ireland which

recommends general construction processes to prevent water pollution, which
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12.5.3.

12.6.
12.6.1.

are not sought with the intention of mitigating impacts on Natura 2000 sites. The
recommended measures are generally provided for in in the proposed

construction management Measures and are standard best practice.

I'am therefore satisfied that, notwithstanding that the applicant has carried out Stage
2 AA, there is no likelihood that pollutants arising from the proposed develqg

either during construction or operation could reach the designated site
concentrations to have any likely significant effects on them, in vie

qualifying interests and conservation objectives.

In Combination Effects

The expansion of the city is catered for through land yse pl3

planning authorities in the Dublin area, including t lin County
Development Plan 2016-2022 covering the locati pplication site. This has
been subject to AA by the planning authori cgmcluded that its
implementation would not resylt In signi erse effects to the integrity of any

on serviced lands in an urban

nt urban development in the context of the

inot\generate significant demands on the existing
municipal sewers for foy| % )
add to the loadings t Unic
Natura 2000 sitesfar t ing. Furthermore, | note upgrade works have
commenced he RingSend Wastewater Treatment works extension permitted

L. .YA0010 and the facility is currently operating under EPA

surface water. While this project will marginally

al sewer, evidence shows that negative effects to

ich yras subject to AA Screening. Similarly, | note the planning authority
rai concerns in relation to the proposed development.

e¥clopment is not associated with any loss of semi-natural habitat or pollution
could act in a cumulative manner to result in significant negative effects to any
SAC or SPA. There are no projects which can act in combination with the
development which can give rise to significant effect to Natura areas within the zone

of influence.
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12.7.

12.7.1.

12.7.2.

13.0

13.1.1.

AA Conclusion and Screening Determination

in conclusion, therefore, having regard to the nature and scale of the proposed
development on serviced lands, the nature of the receiving environment which
comprises a built-up urban area, the distances to the nearest European sites, and

the hydrological pathway considerations outlined above, it is reasonable to conclude

that on the basis of the information on the file, which | consider adeguate in or

issue a screening determination, that the proposed development, individuall

effect on any European sites, in view of the sites’ Conservation
Stage 2 Appropriate Assessment is not therefore required, no i
applicant has submitted a Stage 2 NIS. :

ded as acce ftable in principle on these zoned

part of the wider development of

can be sdtisfactayily accommodated by the childcare facility within the proposed
dev, that restrictions on development pending the development of
oifs Th Ahis area, for which the Dept. of Education and Skills have not identified

.nd at this time, would not be reasonable. Occupation of development should be

' ii =ct to completion of identified upgrade works to Irish Water networks. Surface

T2

water management proposals are satisfactory, and | note that the planning authority
have not raised any objections in relation to flood risk. It is not considered that the

development is likely to give rise o significant effects on any European Site.

Having regard to the foregoing, | recommend that the Board grant permission for the

proposed development subject to such conditions and modifications to the proposed
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14.0

development as it specifies in its decision in accordance with section 9(4)(b) of the

Act, as set out below.

Recommended Order

Planning and Development Acts 2000 to 2019

Planning Authority: South Dublin County Council

Application for permission under section 4 of the Planning ment
(Housing) and Residential Tenancies Act 2016, in accorda plans and
particulars, lodged with An Bord Pleanala on the 21st e 2021 by
Ballycullen Limited Partnership care of McGill Plan , 45 Herbert Lane, Dublin

¢ Construction of 329 number
houses, 53 number fouf douses and 85 number three-bed houses, 57

number one-bed iS¢ 126 number two-bed apartments and six number
two-bed dupl S.

e Block A lve y block containing 28 number one-bed apartments and 32

partments, with a communal open space provision of 990

o S8 and C are interlinked five storey blocks containing 22 number one-bed
ments, 76 number two-bed apartments and six number two-bed duplex
nits, with a communal open space provision of 1,500 square metres.

* Block D is a four storey block containing nine number one-bed apartments and
16 number two-bed apartments, with a communal open space provision of 280
square metres.
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e The development provides for a total stated area of 34,091 square metres of
public open space including Ballycullen Park (26,890 square meters) and four

Pocket Parks (combined area 7,201 square meters).

e Vehicular access via the existing partially competed link road from Stocking
Avenue that currently serves Abbots Grove, also a new vehicular connection o
the Stocking Wood residential development. New pedestrian / cycle connecli
to Abbots Grove Park (x2) and Stocking Wood Copse.

« Provision of two car parking spaces per house, a total of 280 num sjand
224 number car parking spaces for the apartments and duple jon of
four number visitor parking spaces at Stocking Wood Driv i f 132
number cycle parking spaces for the apartments.

e Creche (Gross Floor Area c. 295.5 square meters).

Decision

Grant permission for the above prgp osedilevel8pment in accordance with the

said plans and particulars basgd,or the reasons and considerations under and

subject to the conditions g

Matters Consider, \«

In making its d€Qisio Board had regard to those matters to which, by virtue of
the Plannifig ahd lopment Acts and Regulations made thereunder, it was
requipstht vefegard. Such matters included any submissions and observations

re it in accordance with statutory provisions.

sons and Considerations
In coming to its decision, the Board had regard to the following:

(a) The location of the site in @n established suburban area, in an area zoned for
Residential purposes.
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(b) The policies and objectives in the South Dublin County Council Development
Plan 2016-2022; and Ballycullen — Oldcourt Local Area Plan (2014).

(c) The provisions of the National Planning Framework with regard to compact
growth and the provision of new homes within existing settlements, in particular
Objectives 27 and 33.

(d) The provisions of the Dublin Metropolitan Area Strategic Plan (MASP), g
Eastern & Midland Regional Assembly RSES 2019-2031.

{e) The provisions of Rebuilding Ireland Action Pian for Housing a o) ness
20186.

() The provisions of the Design Manual for Urban Roads én el (DMURS)

issued by the Department of Transport, Tourism a Spo the Department of
the Environment, Community and Local Govepgme ).
(9) The Guidelines for Sustainable Residenti velopments in Urban Areas and

the accompanying Urban Design Mané z Practice Guide, issued by the
Department of the Environment, Heri % ocal Government in May 2009.

(h) The Urban Development and Builj

g Heights Guidelines for Planning
Authorities, prepared by the nt of Housing, Planning and Local

Government in Decemé 0

(i) The ‘Sustainabl Housing: Design Standards for New Apartments,
Guidelines forlPlammi uthorities’ prepared by the Department of Housing,

Plannin 0 overnment 2020,

() The @uideli ar Planning Authorities on The Planning System and Flood Risk
(including technical appendices) issued by the Department of the
I ent, Heritage and Local Government in November 2009.

e nature, scale and design of the proposed development and the availability in
he area of a wide range of educational, social, community, transport, and water

services infrastructure.

() The pattern of existing and permitted development in the area, and the planning

history relating to the site and the wider area.

(m)The Report of the Chief Executive of South Dublin County Coungil.
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(n) The submissions and observations received.

(0) The report and recommendation of the Inspector including the examination,
analysis and evaluation undertaken in relation to environmental impact
assessment and screening for appropriate assessment.

Appropriate Assessment Screening

The Board completed an Appropriate Assessment screening exercise |

document submitted with the application, the Inspector'syie -- submissions on
file. In completing the screening exercise, the Boardé@ Xed THE report of the
Inspector and concluded that i i pBinati with other developmentin

(a) the locahi o\ cale, and extent of the proposed development.

(b) thedenVisonmgntal Impact Assessment Report and associated documentation
in support of the planning application.

missions from the Chief Executive and the prescribed bodies in the

urse of the application, and the submissions received from Observers.
(d) the Inspector’s report.

The Board considered that the Environmental Impact Assessment Report, supported
by the documentation submitied by the applicant, adequately identifies, and
describes the direct, indirect, secondary, and cumulative effects of the proposed
development on the environment. The Board agreed with the examination, set out in
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the Inspector's report, of the information contained in the environmental impact
assessment report and associated documentation submitted by the applicant and

submissions made in the course of the planning application.

Reasoned Conclusions on the Significant Effects

The Board considered that the Environmental Impact Assessment R rted
by the documentation submitted by the applicant, provided infor

reasonable and sufficient to allow the Board to reach a reas
significant effects of the project on the environment, takin
knowledge and methods of assessment. The Board isggatisfi t the information
contained in the Environmental Impact Assessmegt Re p to date and
complies with the provisions of EU Directive 4/52% Ulmending Directive
2011/92/EU.

The Board considered and agreed with t r's reasoned conclusions, that
the main significant direct and indifet effects of the proposed development on the

environment are, and would b where required, as follows:

* Positive impacts on pq d human health due to the increase in the

housing stock withifth ullen area.

* Biodiversity j ch will be mitigated by tree and root protection during
construc i& n of vegetation from dust during construction: measures to
protegt surf ater quality during construction and operation; bat mitigation

_lahdscaping or replacement of trees and hedgerows: measures to

turbance to animals during construction: lighting control measures and

speonstruction monitoring.

ater impacts, which will be mitigated by construction Mmanagement measures,
SUDS measures, surface water management and monitoring.

« Traffic and transportation impacts, which will be mitigated by construction traffic
management, a Mobility Management Plan and by the provision of pedestrian

and cycle facilities.
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e Landscape and visual impacts, which will be mitigated by construction
management measures and by the retention and enhancement of existing trees
and hedgerows and new landscaping and by the overall quality of the design and
finish of the proposed development.

The Board completed an environmental impact assessment in relation to the

proposed development and concluded that, subject to the implementation of thg”” Q

subject to compliance with the conditions set out below, the effects on fiey M, ),

atfo
development in the vicinity, would be acceptable. In doing so, ~do pted the

dan location, would not seriously injure the

residential or visual amenities o¥ffié%aredywould be acceptable in terms of urban
design, height and quanturmy® el
pedestrian safety. The pfop@s: vlopment would, therefore, be in accordance
with the proper plapaing
conclusion, speg eegar

authority.

T nsidered that, while a grant of permission for the proposed Strategic

ingBevelopment would not materially contravene a zoning objective of the

ory plans for the area, a grant of permission could materially contravene the

uth Dublin County Council Development Plan 2016-2022; and Ballycullen —

Oldcourt Local Area Plan (2014) in relation to building height and roads layout, and
the Ballycullen — Oldcourt Local Area Plan (2014) in relation to residential density
and dwelling mix, roads layout, and the phasing strategy. The Board considers that,
having regard to the provisions of section 37(2)(b)(i), (ii), (iii} and (iv) of the Planning
and Development Act 2000, as amended, the grant of permission in material
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contravention of the Local Area Plan and County Development Plan would be
justified for the following reasons and consideration:

(a) In relation to section 37(2){b)(i) of the Planning and Development Act 2000, as
amended:

The proposed development is in accordance with the definition of Strateg

policy to increase the delivery of housing from its current undef-
in Rebuilding Ireland Action Plan for Housing and Homel y proposed
development is therefore considered to be strategic in fat

(b) In relation to section 37(2)(b)(ii) of the Planni gand elopment Act 2000, as

amended:

sf Housing (H) Policy 8 of the South
201602027 "to support higher densities,

conflict with the limitations i ' ontained within Housing (H) Policy 9

Housing (H) Pol CetVe 3 seeks to ensure that new residential
developmentd y adjoining existing one and two storey housing
incorpora r change in building heights with no significant marked
increafe in Quilgifig height in close proximity to existing housing (see also Section
1 ildphg Height). Given that higher densities are generally associated with
heights, limiting new residential development to no more than two
OF@¥s in height unless a separation distance of 35 metres is maintained as
tlined by Housing (H) Policy 9 Objective 3 and restricting developments that
exceed 5 storeys to the limited number of sites that fulfil Housing (H) Policy 9

Objective 4, conflicts with the objective to maximise the most efficient use of
remaining sites, which may also be suitable for higher densities.
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(c) In relation to section 37(2)(b)(iii) of the Planning and Development Act 2000 (as

amended):

In relation to building heights, permission for the development should be granted
having regard to guidelines under section 28 of the Act and the National Planning

Framework. In particular, regard is had to Specific Planning Policy Requirement 3

of the Urban Development and Building Heights Guidelines for Planning 4
Authorities, issued by the Department of Housing, Planning and Local Q

Government in December 2018.45%

In relation to residential densitidg, reg:

Heritage and @j
&giohal Sphtial & Economic Strategy 2019-2031, Project Ireland 2040

Nai -amework and in particular National Policy Objective 35, and

Worment, Heritage and Local Government in December 2020, which promote

reased densities on such sites.

In relation to housing mix, the Sustainable Urban Housing: Design Standards for
New Apartments Design, Guidelines for Planning Authorities identify the need for
a mix of apartment types to reflect trends in household formation and housing
demand. In addition, SPPR 4 of the Urban Development and Building Height
Guidelines for Planning Authorities requires that planning authorities must secure

a greater mix of building heights and typologies in planning the future
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development of greenfield or edge of city/town locations and avoid mono-type
building typologies such as two storey own door houses only, particularly in

developments greater than 100 units,

In relation to roads layout, the provision of a roads connection to the east of the
site would not be consistent with guidance provided in the Urban Design Manual
that accompanies the Guidelines for Sustainable Residential Developme

Urban Areas, in particular section 8 of same in relation to the public m

would traverse a public open space, a hedgerow and stream.

(d) In relation to section 37(2)(b)(iv) of the Planning and Defebpm8niAct 2000 (as
amended):

In relation to building heights, residential densi lling mix, the Board
noted the recent approvals for Strategic Hafisi opments in the
evelopment Plan and Local
Area Plan. In particular, regard was Hg ecision to grant permission under
ABP ref. ABP-309836-21 to thediorth e 38P8f the subject site and ABP-310398-21
to the east of the subject si ithin the Ballycullen-Oldcourt Local Area

mix of dwellings gro I'Maving regard to the pattern of development, and

permissions e area since the making of the development plan.

In respest o asing strategy of the Ballycullen-Oldcourt Local Area Plan

2014@n ed, the Board notes the grant of planning permission for childcare
ie

djoining lands to the east under South Dublin County Council

istgf Reference number SD19A/0345 as amended under Register Reference
A/0322 and for community facilities on lands to the north under ref ABP-
09836-21, which will serve this wider area and satisfy the requirements of the
phasing strategy.

The Board therefore considered that in respect of the phasing of construction of
the designated Primary School on the eastern side of the Ballycullen-Oldcourt
Local Area Plan lands and the Primary School and or Post-Primary School on the
western side of the Ballycullen-Oldcourt Local Area Plan Lands, permission for

ABP-310578-21 Inspector's Report Page 131 of 143



the proposed development should be granted having regard to the pattern of
development and permissions granted since the adoption of the Ballycullen-
Oldcourt Local Area Plan 2014, as extended.

15.0 Conditions

1. The development shall be carried out and completed in accordance with th

Bord Pleanala for determination.
Reason: In the interest of clarity. *
" the plans and particulars,

2. Mitigation and monitoring measurég outlin

EetAbsessment Report submitted with this

Reason: | _: ' _ J of protecting the environment and in the interest of public
health. .

3 o Bhe commencement of any house or duplex unit in the development as
ed, the applicant or any person with an interest in the land shall enter into
agreement with the planning authority (such agreement must specify the
number and location of each house or duplex unit), pursuant to Section 47 of the
Planning and Development Act 2000, that restricts all houses and duplex units
permitted, to first occupation by individual purchasers i.e. those not being a
corporate entity, and/or by those eligible for the occupation of social andfor

affordable housing, including cost rental housing.
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Reason: To restrict new housing development to use by persons of a particular
class or description in order to ensure an adequate choice and supply of housing,
including affordable housing, in the common good

4. The proposed development shall be amended as follows:

(a) The 1.2m high railing along the pedestrian route in the landscaped Q
alsor

the landscaped buffer shall be submitted the planning auth v rgement

zone at the southern end of the site shall be omitted. Revised p

in writing prior to the commencement of development, todhci detailed

proposals for areas to the immediate south of propo 0 , Which shall

(b) A revised boundary treatment for the easterp s ary shared with White

Pines estate shall be agreed in writing with t ing authority prior to the

commencement of development, whj I):

a. Provide for the preservatio ction of the watercourse, trees

the proposep
c. Shall n e possible creation of a pedestrian connection
Q t

&P

ite Pines estate should same become possible at a

Revisgd drayi showing compliance with these requirements shall be
[ tgfand agreed in writing with, the planning authority prior to
ement of development.

on: In the interests of visual and residential amenity.

5. Details of the materials, colours, and textures of all the external finishes to the
proposed dwellings / buildings shall be as submitted with the application, unless
otherwise agreed in writing with, the planning authority / An Bord Pleanala prior to
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commencement of development. In default of agreement the matter(s) in dispute
shall be referred to An Bord Pleanala for determination.

Reason: In the interest of visual amenity.

8. No additional development shall take place above roof parapet level, including lift

motor enclosures, air handlmg equipment, storage tanks, ducts or other exié

further grant of planning permission,

Reason: To protect the residential amenities of property in the '

visual amenities of the area.

3nce with the agreed scheme.

“and agreed in writing with, the planning authority prior to
cement of development/finstaliation of lighting. Such lighting shall be

9. (a) The internal road network serving the proposed development, including
turning bays, junctions, parking areas, footpaths, and kerbs, shall be in

accordance with the detailed construction standards of the planning authority for
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such works and design standards outlined in DMURS. In default of agreement
the matter(s) in dispute shall be referred to An Bord Pleanala for determination.

(b) Prior to the first occupation of the development, a finalised Mobility
Management Strategy shall be submitted fo and agreed in writing with the
planning authority. This shall provide for incentives to encourage the use of public

transport, cycling, walking, and carpooling by residents/occupants/staff e
in the development and to reduce and regulate the extent of parking.
strategy shall be prepared and implemented by the management
units within the development.

(c) The Mobility Management Strategy shall incorporate at€ar Barki g
Management Strategy for the overall development, whi a dress the
management and assignment of car spaces to resi and units over time and

shall include a strategy for the community us d aly car-share parking.
Reason: In the interest of encouraging the of gustainable modes of transport.

ot

djoining lands shall be constructed up to the

10. Ali roads and footpaths shown
boundaries with no ranso ining to provide access to adjoining lands.

These areas shall be s r §Ring in charge in a drawing to be submitted and
agreed with the plaghi rity.

Reason: In th EStFr permeability and proper planning and sustainable

developm&
1de [

g spaces shall be provided within the site in accordance with the
ISighs of the Sustainable Urban Housing: Design Standards for New
ments, Guidelines for Planning Authorities (2020). Revised details of the
umber, layout, and design, marking demarcation and security provisions for
these spaces shall be submitted to and agreed in writing with the planning
authority prior to commencement of development.

Reason: To ensure that adequate bicycle parking provision is available to serve

the proposed development, in the interest of sustainable transportation.

ABP-310578-21 Inspector’'s Report Page 135 of 143



12. A minimum of 10% of all car parking spaces should be provided with EV charging
stations/points, and ducting shall be provided for all remaining car parking spaces
facilitating the instaliation of EV charging points/stations at a later date. Where
proposals relating to the installation of EV ducting and charging stations/points
has not been submitted with the application, in accordance with the above noted

requirements, the development shall submit such proposals shall be _;-s-'

and agreed in writing with the Planning Authority prior to the occupation of tF
development. Vo

Reason: To provide for and/for future proof the development su
facilitate the use of Electric Vehicles

relocation of utility infrastructure shall be g . S

Ducting shall be provided by the develdp

ding the attenuation and disposal of surface
detailed requirements of the planning authority for

on Completion of the development, a Stage 3 Completion Stormwater Audit

demonstrate Sustainable Urban Drainage System measures have been
instalied and are working as designed and that there has been no
misconnections or damage to storm water drainage infrastructure during
construction, shall be submitted to the planning authority for written agreement.
(d) A maintenance policy to include regular operational inspection and

maintenance of the SUDS infrastructure and the petrol/oil interceptors should be
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submitted to and agreed in writing with the planning authority prior to occupation
of proposed dwelling units and shall be implemented in accordance with that

agreement.

(e) The mitigation measures identified in the site-specific flood risk assessment,

shall be implemented in full.

Reason: In the interest of public health and surface water manageme

be carried out in compliance with Irish Water Standard practices.

Reason: In the interest of public health

H

the developer shall —

(a) notify the planning auth iling at least four weeks prior to the

commencement of any8 ergtion (including hydrological and geotechnical

investigations) relatihg Jroposed development,

(b) empioy a - ified archaeologist who shall monitor all site
investigatigfls otffer excavation works, and

(c) prgvide ajrapdements, acceptable to the planning authority, for the recording
a e rgmoval of any archaeological material which the authority considers

jate to remove.
ult of agreement on any of these requirements, the matter shall be referred

QAn Bord Pleanala for determination.

Reason: In order to conserve the archaeological heritage of the site and to
secure the preservation and protection of any remains that may exist within the

site.
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17.The site shall be landscaped and earthworks carried out in accordance with the
detailed comprehensive scheme of landscaping, which accompanied the
application submitted, unless otherwise agreed in writing with, the planning
authority prior to commencement of development. The landscape scheme shall
be implemented fully in the first planting season following completion of the

development, and any trees or shrubs which die or are removed within threg~=

years of planting shall be replaced in the first planting season thereafter,,| &
work shall be completed before any of the dwellings are made - '

occupation.

Reason: In the interest of residential and visual amenity. _4

) 5 the trunk of the tree or the
centre of the shrub, and to a distafice of tWahiefres on each side of the hedge for

site for the purpose of thg "':'-_;- ent until all the trees which are to be retained

1&f&ncing. No work is shall be carried out within the

a retained.

cNExcavations in preparation for foundations and drainage, shall be carried out
the supervision of a specialist arborist, in a manner that will ensure that all

ajor roots are protected and all branches are retained.

(d) No trench, embankment or pipe run shall be located within three metres of
any trees which are to be retained adjacent to the site unless otherwise agreed
with the planning authority.

Reason: To protect trees and planting during the construction period in the

interest of visual amenity.
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19. The construction of the development shall be managed in accordance with a
Construction Management Plan, which shall be submitted to, and agreed in
writing with, the planning authority prior to commencement of development. This
plan shall provide details of intended construction practice for the development,

including:

a) Location of the site and materials compound(s) including area(s) j ifi

the storage of construction refuse.

b) Location of areas for construction site offices and staff f
¢) Details of site security fencing and hoardings.

d) Details of on-site car parking facilities for site w 110 the course of

construction.

e) A Construction Traffic Management Pl vidifig details of the timing and
routing of construction traffic to and fn onstruction site and associated
directional signage, to include pr pos ate the delivery of abnormal

loads to the site.

f) Measures to obviate i f construction traffic on the adjoining road
network. 0

g) Measures to MigveRigthe spillage or deposit of clay, rubble or other debris on

the public r

gements to be put in place for pedestrians, cyclists and
case of the closure of any footpath, cyclepath or public road during

lls of appropriate mitigation measures for noise, dust and vibration, and the

cation and frequency of monitoring of such levels.

i) Containment of all construction-related fuel and oil within specially constructed
bunds to ensure that fuel spillages are fully contained. Such bunds shall be
roofed to exclude rainwater.

k) Off-site disposal of construction/demolition waste and details of how it is

proposed to manage excavated soil.
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) Means to ensure that surface water run-off is controlled such that no silt or
other poliutants enter local surface water sewers or drains. m) A record of daily
checks that the works are being undertaken in accordance with the Construction
Management Plan shall be kept for inspection by the planning authority.

Reason: In the interest of amenities, public health, and safety.

20.Consiruction and demolition waste shall be managed in accordance \

development. This plan shall be prepared in accordance

Guidelines on the Preparation of Waste Management '

Demolition Projects”, published by the Department of \fonment, Heritage

p.phgses, and details of the
rvention, minimisation, recovery,

CO rdaneawith the provision of the Waste

which the site is situated.

asoén: In order to safeguard the residential amenities of property in the vicinity

22 Prior to the commencement of development, the developer shall submit for the
written agreement of the Planning Authority, drawings showing all development
works to be taken in charge designed to meet the standards of the Planning
Authority.
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Reason: In the interest of the proper planning and sustainable development of

the area.

23. Prior to commencement of development, the applicant or other person with an
interest in the land to which the application relates shall enter into an agreement
in writing with the planning authority in relation to the provision of housi
accordance with the requirements of section 94(4) and section 96(2 (3

V) of the Planning and Development Act 2000, as amended, unlgss ption

certificate shall have been applied for and been granted und n 97 of the
Act, as amended. Where such an agreement is not reac ht weeks
from the date of this order, the matter in dispute (other t atter to which
section 96(7) applies) may be referred by the plann ity or any other
prospective party fo the agreement to An Bor an r determination.

Reason: To comply with the requirement art \j of the Planning and
Development Act 2000, as amended, And Shth ousing strategy in the
development plan of the area » ()

24 . Prior to commenceme

sit, a bond of an insurance company, or other

ofdey ment, the developer shall lodge with the
planning authority @

security to secugg, théarovision and satisfactory completion and maintenance
until taken i e local authority of roads, footpaths, watermains,
drains, ﬁ% ace and other services required in connection with the
devel@pmen pled with an agreement empowering the local authority to apply
S iy or part thereof to the satisfactory completion or maintenance of any
e development. The form and amount of the security shall be as agreed
en the planning authority and the developer or, in default of agreement,

all be referred to An Bord Pleanala for determination.

Reason: To ensure the satisfactory completion and maintenance of the

development until taken in charge.

25.The developer shall pay to the planning authority a financial contribution in
respect of public infrastructure and facilities benefiting development in the area of
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the planning authority that is provided or intended to be provided by or on behalf
of the authority in accordance with the terms of the Development Contribution
Scheme made under section 48 of the Planning and Development Act 2000, as
amended. The contribution shall be paid prior to commencement of development
or in such phased payments as the planning authority may facilitate and shall be
subject to any applicable indexation provisions of the Scheme at the time of
payment. Details of the application of the terms of the Scheme shall be

between the planning authority and the developer or, in default of su

agreement, the matter shall be referred to An Bord Pleandlatod in

proper application of the terms of the Scheme.

Reason: |t is a requirement of the Planning and Develop 00, as
amended, that a condition requiring a contribution in rd with the
Development Contribution Scheme made under.ggctiokg?8©f the Act be applied

s

to the permission.

O
&
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Sarah Moran Q
Senior Planning Inspector
18t October 2021 ‘ b
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