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This Architectural Design Statement sets out the urban design and architectural 

rationale for a substantial component of the lands described as; Development 

Area 3: Priorsland at Cherrywood Strategic Development Zone in the Dún 

Laoghaire-Rathdown County Council administrative area, being submitted to An 

Bord Pleanala through the Strategic Housing Development process, for planning 

permission.

The proposal is predicated on a compliant and pro-active response to DLRCC’s 

vision for the Cherrywood SDZ. It focuses on delivery of the urban design 

objectives and place-making aspirations of the Planning Scheme.

 

The Planning Scheme states in its introductory paragraphs on its Vision for 

Cherrywood (Section 1.6 Cherrywood SDZ Planning Scheme 2014 – amended 

2021):

“The overarching vision for the Planning Scheme is:

• To create a sustainable place with a rich urban diversity, this respects its 

historical and natural setting while also facilitating innovation and creativity.

• To spatially develop a cohesive and diverse community with a strong 

identity and environmental integrity.

• To contribute to the economic growth of the County through the 

development of a vibrant economic community anchored around the Town 

Centre.

• To provide a safe and friendly environment where people can live, work 

and play within an envelope of sustainable, integrated transport with a 

primacy of soft modes of transport throughout.”

The accompanying Planning Report prepared by McGill Planning focuses on 

placing this planning application for a mixed-use development at Priorsland, 

Cherrywood in its statutory planning context.  It provides a detailed breakdown 

of the composition of the development in terms of use-mix, distribution of 

component elements, supporting infrastructure and the precise schedule of 

accommodation. A chronology of the consultative process, detailing interaction 

with the Development Authority Project Team (DAPT) for Cherrywood and 

with Planning and Development Departments of DLRCC during the evolution 

of the design proposal is documented in this report. The degree and manner 

of compliance with the pillar planning policy documents, The Cherrywood SDZ 

Planning Scheme 2014 – amended 2021 and the DLRCC Development Plan, 

is demonstrated in the Compliance Matrix which forms an integral part of the 

report.  The planning history on the site is also dealt with in detail, discussing 

the refused planning application to DLRCC in 2021 and the Strategic Housing 

Development application.  

This document deals with the architectural and urban design objectives identifi ed 

in these guiding documents, discussed during the consultative and workshop 

process with the DAPT, and describes the consequent design scheme proposed 

by the applicant, and its design team.

1.1 Introduction
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The applicant, 1 Carrickmines Land Limited, wishes to secure planning 

permission from Dún Laoghaire-Rathdown Co Council to construct a 

mixed-use Village Centre and Residential development set in landscaped 

surroundings on a site of approximately 9 hectares in area. The site lies 

within the Priorsland Development Area of the Strategic Development 

Zone designated lands at Cherrywood, Co Dublin. 

This Architectural Design Statement outlines the urban design and 

masterplanning methodology which forms the basis of this planning 

application and describes the architectural design approach and 

elevational treatment of the individual components of the Masterplan. It 

is intended to expand on the information provided in, and to be read in 

conjunction with, the architectural and landscape drawings in particular, 

and all other reports and drawings which accompany this application.  

The development described in these documents has been the subject 

of extensive discussion and very productive design development 

workshop meetings with the DAPT for the Cherrywood SDZ, for 

which the applicant and its design team is very grateful. The design 

approach to the development has, we believe, through this workshop 

process evolved very successfully and a very high degree of compliance 

with the Cherrywood Planning Scheme has been achieved. The 

accompanying Planning Report by McGill Planning details in its general 

text and specifi cally in the Compliance Matrix the manner in which such 

compliance has been delivered. 

This document seeks to provide additional descriptive and graphic 

information to explain the course of evolution of the Masterplan and to 

illustrate the ultimate building form and appearance of the scheme being 

submitted for planning permission.  

1.2  Executive Summary

The development will comprise a mixed-use village centre and 

residential development of 443 no. units comprising 6 no. blocks  (A-

F) of apartments (up to 5 storeys with basement/undercroft parking) 

providing 402 no. apartments units (146 no. 1-beds; 218 no. 2-beds 

and 38 no. 3-beds), and 41 no. houses (19 no. 3-beds and 22 no. 

4-beds).  All apartments provided with private balconies/terraces. 

Provision of indoor residential facilities to serve apartment residents.  

The Village Centre and non-residential elements will comprise a 

supermarket, local retail/retail service units, non-retail commercial units, 

creche, gym, community space, and offi ces (High Intensity Employment) 

use.  

Provision of car/bicycle/motorcycle parking; ESB sub-stations; bin 

storages areas, and all associated plant areas.  

Provision of the fi rst phase of Priorsland Park (on lands within the 

applicant’s ownership) and other public and communal open spaces.  

Construction of Castle Street through the subject lands and two 

road bridges across the Carrickmines Stream, one to serve the future 

school site/ park, the second to provide pedestrian and cyclist access 

to the Carrickmines Luas station and future Transport Interchange to 

the north.  Provision of an additional pedestrian bridge to the park.  

Provision of an acoustic barrier along the southern/western edge of the 

site.

All associated site development works, landscaping, boundary 

treatments and services provision.
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This Design Statement accompanies the planning application and was 
written in collaboration with; 

CLIENT
1 Carrickmines Land Ltd

27 Merrion Square,

Dublin 2

D02 P297

3D VISUALISER
3D Design Bureau

65 Rock Road 

Blackrock 

Co. Dublin

ARCHAEOLOGICAL CONSULTANT
IAC Archaeology

Unit G1, Network Enterprise Park 

Kilcoole

Co. Wicklow

ARCHITECT
MOLA Architecture

2 Donnybrook Road

Dublin 

D04 NN50

PSDP
Scott+MacNeill

Histon House, Cornelscourt Village

Dublin

LANDSCAPE ARCHITECT
Dermot Foley

Blackpitts, The Liberties 

Dublin 

D08 DD56

DAYLIGHT / WIND CONSTULANT
IES

Helix Building, Kelvin Campus, 

West Scotland Science Park

Glasgow 

United Kingdom

STRUCTURAL ENGINEER
PUNCH Consulting Engineers

Carnegie House, Library Road 

Dún Laoghaire 

Co. Dublin

WASTE MANAGEMENT CONSULTANT
Traynor Environmental

Belturbet Business Park

Creeny, Belturbet

Co. Cavan

PLANNING CONSULTANT
McGill Planning

45 Herbert Ln, Grand Canal Dock 

Dublin 

D02 RR92

NOISE CONSULTANT
CLV Consulting

The NSC Campus

Mahon

Cork

CIVIL ENGINEER
PUNCH Consulting Engineers

Carnegie House, Library Road 

Dún Laoghaire 

Co. Dublin

FIRE CONSULTANT
MJP

The Anchorage, Charlotte Quay, 

Dublin.

ECOLOGY CONSULTANT
Scott Cawley

College House, Rock Road

Blackrock

Co. Dublin

SERVICES ENGINEER
FALLON Design

Suite 4, No. 4 Riverwalk 

Arklow 

Co. Wicklow

1.3 Client & Professional Team
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At the outset the applicant and design team held a workshop to 

identify a number of key objectives for the development of the 

Priorsland site. These include taking on board as core principles 

the urban design and planning aspirations of the Planning Scheme 

for Cherrywood.Chapter 2 of the Planning Scheme also sets out a 

range of specifi c objectives (PD7 to PD33) in respect of the form the 

development on the designated lands.  These objectives, the essential 

ingredients to deliver a vibrant and sustainable neighbourhood, are 

closely aligned with the applicant’s aspiration for the creation of an 

attractive and ”liveable”, rational and viable, and ultimately successful 

development.

The applicant’s team has consulted extensively with the Development 

Authority, the various departments in DLRCC and other stakeholders in 

addressing the scope of issues identifi ed in Section 6.3 of the Planning 

Scheme in formulating a set of principles and guidelines to be adhered 

to in the development proposal.

The character and identity, and ultimate success of the Priorsland as 

a place to which people are attracted, primarily to live but also to 

shop and work, will derive substantially from exploiting its uniquely 

abundant array of amenity spaces and open, outward looking aspect. 

This will also be infl uenced by careful consideration of the scheme’s 

urban fabric, the layout of blocks, streets and integration with the open 

spaces, and the coherence and complementarity of its built form.  A 

vibrant and viable neighbourhood and village centre is dependant not 

only on a mix of uses to appeal to the needs of its residents, but equally 

on a high quality and attractive built environment.  The break-up of the 

urban blocks, the network and pattern of streets and variety of public 

spaces places where people congregate, play and relax is of critical 

importance to successful “place-making”. 

A number of fundamental urban design principles have been observed 

in the design of the proposal for Priorsland Village Centre and 

residential neighbourhood:

Building scale and massing – While building heights and densities 

are stipulated by the Planning Scheme in global terms, the urban design 

proposal should manipulate scale and massing within the general rules. 

It should aspire to defi ning street lines and edges to open spaces, 

reinforcing the public realm, providing protection from the “elements” 

and seek to generate a distinct and appealing neighbourhood 

character.  The general massing of the buildings should be varied to 

relate to context by dropping, for instance, in scale to relate to lower 

scaled development at the site edges.  The general height or volume 

2.1  Project Objectives

may be adjusted in specifi c locations to add interest or variation to the 

profi le or skyline, and convey added importance or elevated status to 

an individual building or the spaces it encloses.

Permeability and Movement – Integrating a rich movement network 

and a fi ne-grained block structure, with a hierarchy of lanes, streets, 

intersections and public spaces is a core requirement of the Planning 

Scheme and central to the applicant’s vision for Priorsland. This will 

encourage permeability, social encounter, varied movement patterns 

giving choice and ease of access to, from and across all residential areas 

linking to the commercial and retail services and amenity spaces. 

Responding to Context – A contextual approach to design of a 

neighbourhood or urban centre generally suggests a seamless knitting 

into or integration with the surrounding fabric or urban form. In this 

case the built context is sparse, even non-existent, in most directions 

with the Luas line to the north and a major motorway, the M50, 

skirting the southern boundary. The context otherwise comprises a 

leafy residential neighbourhood separated by Park and Ride surface 

carpark, a wooded area to the northeast (designated for a new 

park) and various other elements of green infrastructure such as 

the Carrickmines Stream (and its Flood Containment Zone), retained 

landscape (the stand of Turkey Oaks and some sections of hedgerow), 

and importantly the view corridors and vistas to the mountains and 

intervening countryside.  The open context will imply exposure to 

winds but this is balanced by good orientation or aspect in relation to 

the path of the sun. Consideration of these site attributes, the physical 

conditions or constraints will infl uence the design and establish better 

connection of the development to its context.

Block Pattern and Form – The degree and nature of 

sub-division of the development plots and the resultant urban 

grain determines the block pattern and street network. Block form 

contributes to the quality of the environment created. Smaller, more 

disaggregated blocks for instance allow more sunlight penetration 

but potentially increase exposure to wind and rain. Larger unrelieved 

facades, with limited street front activity are a consequence of a 

preponderance of monolithic blocks. Consideration of block form and 

the incorporation of articulation through breaks and/or steps is required 

to reduce the impact of inactive or unanimated facades.

Placemaking – The richness and quality of the public realm are key 

ingredients in creating an attractive neighbourhood. In placemaking it is 

critical to consider issues such as; 

• The scale of enclosing structures and the proportions of the spaces 

or streets formed.

 

• The ability of open spaces to add character or interest, and defi ne 

neighbourhood identity.

• The manner in which internalised, large footprint activities such as 

carparks, supermarkets, etc. are accommodated and mediated to 

obviate areas of blank façade or ventilation grills.

 

• The micro-climatic conditions generated by building form – 

enclosure, overshadowing, sunlight penetration, wind tunnels, etc;

 

• The scale and quality not only of nodes or public spaces but also of 

the streets and lanes that link them.

Connections to adjoining uses and hinterland – The ability 

to connect physically though the provision a variety of roadways, 

“greenways”, cycle and pedestrian routes, and visually through the 

use of view corridors are essential in establishing linkages between the 

village centre, residential areas and their hinterland. 

Security/Privacy – Improving security through urban design is a 

function of promoting activity and greater hours of use at street level 

and overlooking or passive surveillance from above, the higher the 

levels of both the greater the sense of security and personal safety 

achieved. Consideration of the progressive transition from the public 

realm to the privacy of the home, through a series of defensible spaces, 

is central to a good urban design solution, and key to encouraging 

people to live in or near an urban centre. 

A Sustainable Neighbourhood – Focus on the treatment of 

Energy, Transport, Water and Waste, and the retention and provision 

of “Green” Infrastructure (parks, woods, play areas, gardens, etc) 

are clearly important considerations in terms of the impact on the 

planet and in ensuring an environmentally sensitive development. To 

generate a sustainable neighbourhood it is also essential to attract 

and accommodate a socially and demographically diverse resident and 

working community. The spatial and material qualities of the buildings, 

the look, feel and coherence of the development are therefore critical in 

this element of sustainability.  The integration of a wide range of uses, 

the extent and distribution of open spaces - the public realm, and the 

Village Centre’s accessibility on all modes of transport are also vital in 

ensuring the neighbourhood’s success and long-term viability.
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MAP 6.3 from Cherrywood SDZ

Development Areas

Section 6.3 of the Cherrywood Planning Scheme identifi es at Map 6.3 

the land-use zoning, key physical and green infrastructure requirements, 

essential routes and linkages, and principal frontages to be considered in 

any development proposal in Development Area 3 : Priorsland. 

Specifi c Objectives (DA 19 to DA 27) are set out for delivery in any 

development proposals for the area and Table 6.3.1 : Development Type 

and Quantum defi nes the use-mix, permissible fl oor areas, building 

heights and densities achievable throughout the Priorsland area. The 

diagrams included below summarise these parameters for the subject 

site.

2.2  Cherrywood SDZ 
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OVERALL LANDHOLDING 8.5912 ha

PRIORSLAND VILLAGE CENTRE Plot 1: 0.905 ha

Land Use Type Area Min Area Max Units Min Units Max

Residential Res3/Res4 9,000 12,000 100 133

Circa 95* Circa 130*

Supermarket 834 1,365

Local Retail 228 455

Retail Services 228 455

Total Retail 1,290 2,275

Non Retail Uses 700 1,000

HIE 700 1,000

Community 250 500

Note 1: Areas shown are Gross (GFA) and measured in Square Metres

Note 2(*): Residential units for the Village Centre are calculated on an average unit size of 90 sqm

Planning Scheme Amendements shows an average apartment size of 92-94 sqm

Note 3: Building height in Village Centre ranges from 2-5 floors

RESIDENTIAL LANDS Plots 2, 3, 4: 3.7009 ha

Land Use Density Plot Area Min No. Units Max No. Units

Plot 2 Res 3 2.0051 130 201

Plot 3 Res 2 1.4351 65 100

Plot 4 Res 2 0.2607 12 18

Sub-Total 3.7009 207 319

307 453

OTHER USES

Land Use Type Plot Area Sqm Plot Area Ha

Plot 5 Primary School 8,237 0.8237

Priorsland Park Class 1 Open Sp. 5,307 0.5307

Linear Park/Flood 14,109 1.4109

Greenway/Atten 1,236 0.1236

Attenuation 1+2 5,027 0.5027

Total 20,372 2.0372 23% of the site

Infrastructure

Retail

Overall number of units on site
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Development proposals within the Priorsland area are obviously subject 
to the requirements of the Cherrywood Planning Scheme but also must 
take into consideration and comply with, or observe, a number of other 
codes of practice, guidelines and standards documents including the 
following:

• Dún Laoghaire-Rathdown Co Council County Development Plan 
2016 -2022

• Sustainable Urban Housing: Design Standards for New Apartments, 
Guidelines for Planning Authorities, December 2020

• Sustainable Residential Development in Urban Areas, 2009

• Urban Design Manual, 2009

• Retail Design Manual, 2012

• BRE Site Layout Planning for Daylight & Sunlight : A Guide to good 
Practice , Second Edition 2011

2.4  Standards & Compliance

PRIORSLAND CHERRYWOOD SHD
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Section 3:
Site and Context

 3.1 Site Location
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 3.4 Site Constraints & Opportunities
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 3.6 Access & Movement
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The subject site lies wholly within Development Area 3: Priorsland at the 
western extremity of the Cherrywood SDZ Planning Scheme lands. The 
site amounts to approximately 8.6 hectares of the total 20.3 hectares 
that comprise the Priorsland lands. It is a low lying, relatively fl at and 
generally open tract of land bounded by the M50 to the south, Luas line 
to the north and traversed from west to east by the Carrickmines Stream 
along its long axis.  

The site is distinguished by a number dominant physical features. 
Apart from the stand of mature Turkey Oaks, which stretch along the 
Carrickmines stream and some sections of hedgerow on the perimeter 
worthy of retention, the site is characterised by its open aspect and 
outward views. To the south and southwest is the Dublin Mountains 
with rolling countryside in the foreground, and to the north and 
northeast are areas of mature woodland.

The site is accessed primarily by an extension of the substantially 
developed Castle Street which crosses Barrington’s Road and passes 
south-east through much of the Cherrywood lands to Bishops Street 
and Cherrywood Town Centre, now under construction. The principal 
access route from the Wyattville Link Road (and the M50 and N11 
Beyond) will be via Grand Parade when the western section to 
Barrington’s Road is completed. The Luas line skirts the site’s northern 
boundary and two stops, Carrickmines and Brennanstown. Both are 
equidistant from the proposed Village Centre of Priorsland. The network 
of cycle, bus, pedestrian and green routes, a cornerstone of the Planning 
Scheme, permeate the Cherrywood SDZ and create a multiplicity of 
connections to the Priorsland site.  

A notable feature of the Priorsland Development Area within the 
Cherrywoood Planning Scheme is the extent of the total land area 
devoted to uses other than development. Some 9 hectares are 
designated variously to woodland, parks and other forms of amenity 
space. A major fl ood containment zone tracks the Carrickmines Stream 
and consequently also contributes to the array of open amenity space. 
Surface water attenuation is designated along the southern perimeter 
which will provide a buffer landscaped strip to the M50 incorporating 
swales and appropriate water-loving plant species. 

Site aerial showing application boundary

3.1  Site Location
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3.2   History & Archaeology

Below and across are a summary of the items of archeological 

signifi cant listed on the site and discovered during site investigations. 

For further information refer to the Archaeologists report.

DU026-080001-
Scope note

Class: Enclosure

Townland: BRENANSTOWN,CARRICKMINES GREAT

Scheduled for inclusion in the next revision of the RMP: Yes

Description: The OS Letters (1837) include sketches of the 

Brennanstown/Carrickmines Great area that show a series of 

enclosures to the S of site of an 'ancient mill'. This was located on a 

stream E of Carrickmines that runs into Glendruid Glen. There is no 

visible trace of these enclosures.

Compiled by: Geraldine Stout and Padraig Clancy. 

Revised upload on: 21 April 2018.

DU026-080002-
Scope note

Class: Water mill - unclassifi ed

Townland: BRENANSTOWN,CARRICKMINES GREAT

Scheduled for inclusion in the next revision of the RMP: Yes

Description: The 1836 OS 6-inch map shows the 'site of ancient mill' 

along a stream E of Carrickmines that runs into Glendruid Glen. It is 

marked on the Down Survey (1655-6) map and the Civil survey (1654-

6) states that there was a corn mill and tuck mill here (Simington 

1945). The OS Letters include sketches of this area which show the 

foundations of a rectangular building and a feature marked 'Old 

Quern' (O'Flanagan 1927, 16). Paddy Healy has pinpointed the site as 

being within the wooded area of the Druid's Glen(Pers. comm. Rob 

Goodbody).

Compiled by: Geraldine Stout and Padraig Clancy. 

Revised upload on: 21 April 2018.

References: 1. Simington, R.C. (ed.) 1945 The Civil survey, AD 1654-

1656. Vol. VII: county of Dublin. Dublin. Irish Manuscripts Commission.

Site investigation trench map extract from Archaeologist report
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The subject lands are generally characterised by an open expanse of 

unobstructed pasture lands devoid of fence or other form of sub-

division. They are encompassed by a meagre, occasionally interrupted, 

perimeter of tree, scrub and hedgerow planting.  Most notably, 

however, a stand of mature Turkey Oaks traces the west to east route 

of the Carrickmines Stream through the site.  

The gradients are gentle, almost imperceptible and fairly constant on 

these open lands which constitute the bulk of the site. A slight local 

increase in slope occurs where the lands fall towards the stream which 

the oaks separates. The slope from west to east amounts to a fall 

of approximately 2.5 to 3.0 metres over the 450 metre long axis of 

the site, while a fall of 1.5 to 2.0 metres occurs from the M50 to the 

stream and from the stream to the northern boundary along the LUAS 

line. 

3.3  Topography
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3.4   Site Constraints & Opportunities

The expansive and relatively level nature of the site renders it admirably 
suitable for development.  The openness however does expose large 
tracts to the prevailing winds, potentially rain-laden, whipping down 
from the Dublin and Wicklow Mountains to the west and south. 
The absence of dense vegetation or woodland on the sites southern 
boundary also exposes any development to traffi c noise emanating 
from the M50 on a more or less constant basis.

Within the site, there are a number of physical constraints which 
provide both challenges and opportunities for the development. 
Namely; 

• The Carrickmines Stream and attendant fl ooding risks.

• Retention of the linear stand of Turkey Oaks and surrounding 
hedge rows.
 

• The physical infrastructure requirements of the SDZ’s Planning 
Scheme, namely the provision of a surface water detention basin, 
attenuation zones, and a fl ood containment zone along the 
Carrickmines Stream 

• The primary North facing elevation along Castle Street.

The natural beauty of the site itself with its open aspect, stands of 
mature trees and stream are important considerations in the design 
approach as are the foreground woodland views and panoramic 
mountain vistas to be enjoyed all over the site.  

The site is immediately adjacent to the M50 orbital motorway as it 
links with the M11 to the south east. It is accessed via Grand Parade 
and Castle Street within the Cherrywood SDZ designated lands and is 
served by the Carrickmines Luas Stop and is close to as yet unopened 
Brennanstown Stop. A network of pedestrian and cycle ways, bus 
routes and links roads, as stipulated in the Planning Scheme will also 
permeate the subject lands.

The diagrams on the following pages summarise, in graphic form, 
these physical attributes, the infrastructural and natural elements to 
be taken on board in the development of an approach to the lands at 
Priorsland.
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