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An Bord Pleanéla,

64 Marlborough Street,
Dublin 1,

D01 v902

Re: Fingal County Council Ref. LRD0035/S3. First Party Appeal against the decision made by
Fingal County Council to refuse permission to GLL PRS Holdco Ltd. for the construction of
135 residential units and all associated ancillary development works on lands adjoining
Howth Demesne, Deer Park, Howth, Co. Dublin.

Dear Sir/Madam,

We, McCutcheon Halley Planning Consultants of Kreston House, Arran Court, Arran Quay, Dublin 7 act
on behalf of GLL PRS Holdco Ltd., of Block C, Maynooth Business Campus, Straffan Road, Maynooth,
Kildare, Ireland, in this 1st Party appeal against the decision made by Fingal County Council on the 29"
of July 2024 to refuse permission of Planning Application Ref: LRD0035/S3.

On the 4™ of June 2024, a planning application was lodged to Fingal County Council seeking permission
for a large-scale residential development (LRD) consisting of 135 residential units and all associated
ancillary development works on lands adjoining Howth Demesne, Deer Park, Howth, Co. Dublin.

Fingal County Council issued a notification of the decision to refuse the planning application on the 29
of July 2024 and a copy of the decision is included with this appeal (Appendix 1). The decision identified
two reasons for refusal. This appeal sets out a response to each of the grounds for refusal.

In support of this Appeal, we also enclose the following:

e Appendix 1 - Notice of Decision (Fingal County Council)

o Appendix 2 - Preliminary Viewpoint Locations - Ait Urbanism and Landscape Ltd (Ait)

e Appendix 3 - Supplementary LVIA Note - Ait

e Appendix 4 - Response prepared by Landscape Architect - Ait

e Appendix 5 - Conservation Response - Flynn Architects

e Appendix 6 - Breeding Bird Survey July 2024 - Altemar Marine and Environmental Consultancy
We enclose a cheque for €3,000 which is the statutory fee payable.

We ask that all correspondence be directed to McCutcheon Halley Chartered Planning Consultants’
Dublin office.

Please do not hesitate to contact the undersigned should you require any further information.




Is mise, le meas,

dld Gog,

Rachel Condon

McCutcheon Halley Chartered Planning Consultants




1.1 Executive Summary

The site encompasses 1.53 hectares of undeveloped greenfield land of which 1.10ha is zoned for
residential development. 3,116sg.m is zoned high amenity and comprises managed amenity grassland
together with densely covered trees with an east-west alignment. The remainder of the site relates to
works external to the site to facilitate service connections and road upgrades. The proposed
development is confined to the residential zoning. The site is immediately south of Howth Road and west
of the entrance to Howth Castle. The site is approx. 115m north of Howth Castle and approx. 100m west
of St Mary’s Church, both identified as Protected Structures.

The land zoned HA forms part of the buffer area for the Howth Special Amenity Area Order (SAAQ). This
designation recognises the area’s natural beauty, its special recreational value, and the need for nature
conservation within the area. A small portion of the residential zoned land is also located within the SAAO
boundary in the southeast of the site.

The site is located in a highly accessible area, being a short walk (400m) from Howth Dart Station and
Howth town centre. The site is within the historic demesne of Howth Castle, and the historic estate walls
encloses it along its northern and eastern boundaries. This is the only feature of built heritage existing
in the application area. Howth Castle forms part of an Architectural Conservation Area (ACA). Recognising
that much of the demesne lands have been altered to accommodate the golf course and proposed hotel
complex, the boundary of the ACA was limited to a core area surrounding Howth Castle and the entrance.

The northern boundary wall of the subject site is not listed on the Record of Protected Structures within
the Fingal County Development Plan 2023-2029. There is no existing pedestrian or vehicular access to
the site from Howth Road. Located immediately to the north and north-east of Howth Road, Claremont,
a high density mixed use development is currently under construction (Ref: TAO6F.306102), which will
provide a total of 512 residential homes with a maximum height of 8 storeys, retail, a creche, restaurant,
café and civic plaza. The development of this site has altered the existing character as the town centre
extends westward defining the urban edge to Howth centre.

The extensive tree belt (approx. 25-30 years old) with an east-west alignment delineates the boundary
with the golf course to the south. A combination of hedgerow and wall forms the western site boundary
and beyond it are low-rise residential dwellings that form ribbon-type development in a westerly
direction toward Sutton Cross.

The proposed development responds to the emerging Claremont site and would deliver the southern
element of the entrance to the town centre. The development comprises two staggered buildings of
linear form, arranged side-by-side, aligned north-south, roughly perpendicular to Howth Road. Each
building is divided into a front and rear volume, with the two volumes offset so that the floorplan is
staggered, allowing the apartments in the rear volumes to avail of views north towards the sea.

The proposed layout seeks to:

« respond to the sensitivities in the receiving environment, remaining sympathetic to the historical
setting of Howth Castle Demesne, whilst facilitating high-quality housing on an accessible site

e create a permeable interconnected series of paths through the site maximising its proximate
location to Howth centre and Howth dart station



e retain the existing demesne wall whilst creating a strong built frontage along Howth Road
reflective of the land use zoning.
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Figure 1: Proposed Site Layout

The front volumes of the proposed buildings are five storeys (Blocks A and C), with the top floor set back
behind a shallow terrace as it fronts Howth Road. The front volumes provide recessed balconies along
the northern boundary and on the northeastern and northwestern corners so that the buildings present
simple, clean forms to Howth Road and the adjoining Howth Castle entrance. The rear volumes (Blocks
B and D) provide for projecting balconies, taking advantage of the visibility of the surrounding landscape
and seascape from the apartments.

Blocks C and D are setback between 19-24m from the north-eastern and eastern boundary, behind the
existing mature tree belt that lines the Howth Castle entrance, that is proposed to be further reinforced
via the inclusion of additional trees within the proposed development site. The rear volume of Block D,
located closest to the eastern boundary and Howth Castle gates, steps down to 3 storeys to ensure the
appearance of the built form, does not dominate the entrance to Howth Demesne as depicted in Figure
2 below.




Figure 2 - View of Howth Castle gates and proposed Blocks C and D (Source: 3D Design Bureau)

Sensitively designed openings are proposed in the northern demesne wall to facilitate access and
permeability. The vehicular access point (8m) is proposed from Howth Road on the western side of the
northern boundary. Two further openings (3m (accessible) & 1.5m (stepped)) are proposed in the wall to
facilitate active travel pedestrian/cyclist and accessible movements. The openings are proposed in the
centre and eastern parts of the northern boundary wall. Given the level differences located at the north-
eastern corner, a small portion of the proposed development site is partially located in the ACA (102sq.m)
where works are limited to the provision of a stepped pedestrian access and upgrades to the footpath.

The scheme would deliver 135 new homes on the developable area. A mix of one—and two-bedroom
units is proposed to accommodate a range of household types in a location well served by existing
services and amenities to meet daily living needs.

Car parking (63) is proposed at surface level and the quantum is cognisant of the highly accessible
location of the site. The car parking is proposed along the western boundary of the site close to the
proposed vehicular access in the north-western corner. The reduced ratio will facilitate a shift towards
the use of sustainable transport modes in this highly accessible location.

An abundance of open space is provided including private balconies and terraces, a central communal
open space that facilitates passive and active recreation, including play, and public open space. The
proposal will include significant areas of open space and landscaping. These will include a combination
of open green parks, kick about spaces, meadows, calisthenics fitness equipment exercise areas, timber
stepping logs and a community garden. Quality timber play equipment for toddlers and small children is
also proposed. These spaces will be interlinked shared surfaces which will enhance pedestrian
movement and permeability. Whilst the high amenity zoned land does not contribute to the public open
space calculation, this area has been retained as amenity grassland and residents of the proposed
development can gain access to this area. It should be noted that 3,116 sq.m of the land forms part of
the HA zoned lands. The retention and opening up of these lands offer the opportunity for residents to




use this space and therefore the proposal aligns and complies with the vision of ‘HA' zoned land which,
in recognition of the amenity potential, will seek opportunities to increase public access.

The boundaries will benefit from supplementary tree planting that will enhance the existing woodlands
and hedgerows within the site and provide further screening of the proposed development.

The carrying capacity of the receiving environment is confirmed in the assessments and evaluations
undertaken by the project team at the early stage of the design development. The information is
presented in the comprehensive suite of reports that accompanied the planning application submitted
to Fingal County Council.

A feature of the proposed buildings is their large windows, intended to take maximum advantage of the
visual amenities of the site environs. The offset blocks and each volume have been orientated so that all
apartments on the seaside face either north east or north west and avail of dual orientation. The fagade
design is informed by this objective, with the elevations all variations of simple grid patterns of glazing
framed by brick. Metal cladding is provided for the lift core vertical elevations to create visual interest
between the blockwork. The balconies are made up of metal posts and rail, resulting in a lightweight
appearance. The large windows will be framed with dark and light colour blocks. Taking this and the
recessed balconies and variations in material, the facades would be highly articulated, and the perception
of massing/scale would be reduced.

The proposal seeks to balance the need to provide efficient development reflective of its residential
zoning on an accessible site, whilst minimising tree removal and being conscious of the existing adjoining
residential developments and surrounding built heritage, particularly Howth Castle and St. Mary’s
Church. The design is cognisant of the proximity of the site to Howth Castle gates and Block C and D are
set back from the north and eastern boundary, behind the existing mature tree belt that lines the Howth
Castle entrance and the additional tree planting proposed within the site to further reinforce the leafy
setting.

In summary, the proposed development combines distinctly urban characteristics with the retention of
key landscape features such as the demesne wall and woodland/trees that lend the site and the area its
particular character. This is a considered response to the urban location (which has been reinforced by
the under-construction permission for the Claremont development) and a receiving environment rich in
cultural and natural heritage.

The reasons for refusal outline the scale, form and massing of the proposed development would fail to
respond to the baseline environment, would be detrimental to the character and injure the visual
amenities of the area. The impact of the proposed development in terms of the surrounding historical
context has been considered by our Grade 1 Conservation Architect Sinead Flynn of Flynn Architects. The
impacts on the setting of Howth Castle Gate, St Mary's Church and the Howth Castle ACA are
acknowledged. However, as demonstrated in the submitted Verified Views and CGls which accompanied
the planning application, the introduction of carefully positioned, high-quality modern buildings,
combined with the repair of the existing demesne wall, the retention of existing planting and the
proposed landscape scheme can have a neutral or positive impact. No significant negative impacts were
identified on the built heritage resource as a result of the proposed development.

The reason for refusal also outlined that the proposed development would be visually dominant within
the immediate context in addition to being significantly intrusive on the skyline. As demonstrated by the
verified views and landscape and visual assessment which accompanied the planning application, it is
respectfully submitted that the assessment of the landscape and visual effects as depicted in the verified
views showed that the proposed development would not have a significant and or negative effect on the
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local or wider landscape. This is further supported by the external assessment of the submitted EIAR that
was undertaken by Fehily Timoney (commissioned by Fingal County Council) where, in relation to the
Landscape and Visual chapter (Chapter 5), the following was outlined:

‘The baseline landscape and visual environment has been comprehensively defined and characterised’
The impact assessment is deemed to be appropriate, reasonable and accurate’; and

‘The surrounding context including the development at Claremont (which is significantly larger in scale than the
subject proposed development) which sets a precedent for development character in the vicinity of the
proposed development..

The scale and massing of the proposal has been specifically designed to respond to the sites unique
context, and the baseline assessment, along with the assessment of verified views, conclude that there
will be no significant adverse effects on the landscape and visual amenity locally.

The proposal has been designed in accordance with the provisions of the Fingal County Development
Plan and all relevant Guidelines. It represents a positive and sustainable use of zoned, serviced and
highly-accessible lands that acknowledges and respects its setting and context, which is demonstrated
through rigorous assessment as provided in the submitted EIAR and augmented as part of this appeal in
response to Fingal's stated refusal reasons and background reports where relevant.

On the basis of objective and verified evidence and assessment, we therefore request that An Bord
Pleanéala grant planning permission for this development.

1.2 Reasons For Refusal

Two reasons for refusal were issued in response to the proposed LRD application on lands adjoining
Howth Demesne, Deer Park, Howth, Co. Dublin, and are provided as follows:

1. Having regard to its scale, form, massing and overall height, the proposed development would fail to
respond to the baseline environment and surrounding historical and natural environment of the site
which is located within a designated Highly Sensitive Landscape, the Buffer Zone for the Howth Special
Amenity Area Order, adjoins Howth Castle Architectural Conservation Area and lands zoned for High
Amenity in the Fingal County Development Plan 2023-2029, is part of the historic demesne lands of
Howth Castle, a Protected Structure, and is in the vicinity of a number of other Protected Structures.
The proposed development would be wholly inconsistent with the established character of this areq,
would be seriously injurious to the visual amenities of the area and would be detrimental to the
character, setting and special interest of a number of protected structures including Howth Castle and
St. Marys Church. The development would be contrary to Policy CSP22- Howth and Objective HCAO24
of the Fingal County Development Plan 2023-2029 and to the ‘Urban Development and Building Heights
Guidelines for Planning Authorities’, ‘Sustainable Residential Development and Compact Settlement
Guidelines’, and the ‘Architectural Heritage Protection Guidelines for Planning Authorities’ which were
issued under Section 28 of the Planning and Development Act 2000, as amended. The proposed
development would set a poor precedent for other similar development and would be contrary to the
proper planning and sustainable development of the area.

2. Having regard to the overall scale and height of the proposed development with the transitions in
height from the west of the site which is predominantly single storey, it is considered that the proposed
development would be visually dominant within the immediate context in addition to being significantly
intrusive on the skyline and on approach into and out of Howth village and when viewed from the
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surrounding areas, the landscape character of which being ‘coastal’ and being categorised as having
an exceptional landscape vale, with the objective being to protect skylines, horizons and ridgelines from
development and to preserve the landscape types. The proposed development would be incongruous
with the streetscape in which it would be proposed to integrate with and would contravene Objective
GINHO55 - Protection of Skylines of the Fingal Development Plan 2023-2029 and Objective GINHO56
whereby the Visual Impact Assessment submitted was considered inadequate to fully assess the
proposed development, and therefore materially contravene the RS and HA Zoning Objective of the
site.

1.3 Response to Reason for Refusal 1

In summary, the first component of Reason for Refusal no. 1 outlines that the scale, form, massing and
height of the proposed development are deemed to fail to respond to the baseline environment and the
surrounding historical and natural environment of the site. As demonstrated in the numerous
documents which accompanied the LRD planning application, the proposed development is considered
appropriate for this site considering its accessible location, the residential zoning of the site, the existing
pattern of development in the immediate context and its sympathetic response to existing surrounding
heritage.

The baseline environment, as set out in Section 1.1 above, is well understood by the design team and
this has been documented and assessed as part of the suite of documents that accompanied the LRD
application. It is acknowledged that the baseline surroundings include a sensitive historical and natural
context as well as contemporary urban buildings such as the Claremont development. This has been
discussed in detail within the documentation prepared by our team of experts, and the proposed
development represents a considered design response to this strategic, yet sensitive, setting. Please refer
to the Designed Landscape Appraisal, Architectural Heritage Impact Assessment and Cultural
Heritage: Built Heritage chapter (Chapter 16) of the EIAR prepared by Flynn Architects, the Landscape
and Visual Impact chapter of the EIAR (Chapter 5) prepared by Ait Architecture for further detail. In
addition, a supplementary Conservation Response (Flynn Architects) and LVIA note (Ait) have been
prepared to accompany this appeal response.

1.3.1 Response to the Urban Development and Building Heights Guidelines

The proposed development is considered reflective of the approach to increasing density and heights
indicated under the National Planning Framework (NPF) and within the Urban Development and Building
Height Guidelines (the Height Guidelines). These Guidelines mandate the applicant to deliver higher
density development and to achieve this, a modest height ranging from 3-5 storeys is proposed having
regard to the location of the proposed development site, its historic context, existing low rise to west and
emerging high rise to the north. Principally, the Claremont development which is currently under
construction to the north and north-east of the proposed development site provides a maximum height
of eight (8) storeys.

The Fingal County Development Plan 2023-2029 (FCDP) does not provide restrictive blanket heights
however it defers to the guidance on height provided within the Height Guidelines. Policy SPQHP35 -
Quality of Residential Development of the FCDP outlines that residential developments must accord
with the standards set out within the Height Guidelines. The Height Guidelines provide criteria when
assessing applications for increased height. The Height Guidelines describe the need to move away from
height restrictions and that within appropriate locations, increased height will be acceptable even where
established heights in the area are lower in comparison. Whilst the proposed height will not represent a
material contravention of the FCDP, Section 3.2 of the Height Guidelines has been addressed for
completeness. Compliance with the 4 SPPRs of the Height Guidelines, as outlined within Section 14.5.3




of the FCDP, has been provided within the Statement of Consistency prepared by MH Planning, which
accompanied the LRD application.

The proposed height ranges from 3-5 storeys with the lower height (3 storeys) provided for Block D
closest to the eastern boundary of the adjoining ACA. The front volumes range from 4-5 storeys in height
with setbacks ranging from 4.4m-7.1m provided for the upmost level of the buildings as they front Howth
Road.

Section 2.8 of the Height Guidelines acknowledges that ‘Historic environments can be sensitive to large scale
and tall buildings’. As per Section 2.8, an examination of the existing character and carrying capacity of
the site was carried out, and this can be found within the Designed Landscape Appraisal prepared by
Flynn Architects, which accompanied the planning application documentation and fulfils the
requirements of Objective HCA032 of the FCDP.

Notwithstanding that a material contravention in relation to height does not occur, the relevant SPPRs
and Section 3.2 have been addressed in the planning application documents, specifically the Statement
of Consistency (MH Planning), LRD Opinion response (MH Planning), and Architectural Design
Statement (JFA Architects).

In summary, as per criteria no.1, the site is well serviced by public transport as it is located within 400m
of Howth Dart Station. Bus services (H3) are located within the immediate vicinity (100m) of the Site,
which service Dublin City. Public transport capacity assessments are contained within Chapter 6 Traffic
and Transport of the EIAR, which accompanied the planning application.

In terms of responding to the second criterion, the development responds to the overall natural and built
environment and will deliver a compact urban form with visual diversity that is reflective of National,
Regional and Local policy.

The built form is commensurate with recent development (currently under construction) on the opposite
side of Howth Road, see Figure 2 below. The site will capitalise upon its accessible location in proximity
of public transport and shops and amenities located within Howth town centre. The Claremont
development has significantly changed the townscape at Howth Road between the development site and
Howth town centre. While the proposal would change the character of the immediate area, this change
would be positive and would be in keeping with national and regional planning policy. The image below
outlines how the transition between the north and south of Howth Road, with the permitted and
currently under-construction Claremont site illustrated on the left side of the image and the proposed
development delineated on the right.

Part Contextual Sec tion/Elevation {e ast} | Building height steps down fsom emerging context

Figure 3: Part Contextual Section/Elevation (Source: JFA Architects)

The Daylight & Sunlight Assessment demonstrates that the dwellings located closest to the western

boundary will retain their amenity in terms of sunlight to gardens and daylight within the dwellings. PV

panels are located on the roofs of the immediately adjoining dwellings to the west. It is acknowledged
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that there will be a slight reduction in terms of energy received however the level will remain compliant
with the BRE standards. This together with setbacks ranging from approx. 25m-40m will not result in an
overdominant building and will provide a similar transition to that permitted between adjoining lower
density development and the Claremont scheme i.e. permitted Block D (4-6 storeys), and the existing two
storey dwelling (Ashbury) located on Howth Road.

To the east, setbacks ranging from 18.8m-23.7m are provided between the built form of the development
to the eastern boundary, which sensitively responds to the character of the area of the site, where the
Howth Castle entrance gates are located. Block D, located a minimum of 18.8m from the eastern
boundary is reduced to 3 storeys in height in this location.

In relation to the appearance of the development along Howth Road, as depicted in the CGls which
accompanied the planning application, particularly as you approach the site heading in an easterly
direction from Howth Road, provides a good design appearance. A limited palette of materials is
proposed with just one type of brick expressed in different patterns and metal cladding colour matching
windows and balconies. The brickwork is the primary facade material which will weather well and be easy
to clean. Metal cladding, windows and balconies contrast the brickwork which helps to break down the
form and create visual interest. The inclusion of recessed balconies to the front volumes and projecting
balconies to the rear blocks, further distinguishes the front and rear portion of the blocks. The proposal
will deliver a public open space area adjacent to the eastern boundary and a communal open space will
be located between the brick volumes. The proposed development will open up the site, creating
interventions in the existing northern boundary wall, forming a more permeable space, and providing
enhanced connections for future residents with Howth town centre.

The proposed development will provide an appropriate mix of one and two-bedroom units catering to
people at varying stages of the lifecycle. It will respond to the existing need in Howth, which is
predominantly self-contained dwelling houses at present.

In terms of specific assessments outlined within Section 3.2 of the Height Guidelines that may be
required, having regard to the modest height proposed, it was considered that micro-climatic effects
such as down-draft would not arise as a result of the proposed development, and accordingly, a specific
assessment is not warranted in this instance. Micro-climatic effects are associated with tall buildings and
the height of the proposed development would not constitute a tall building.

Furthermore, the Height Guidelines refers those buildings ‘taller’ than the prevailing building heights , in
this case the development is nearby similar ones in terms of overall mass and maximum height. The
proposed development, which is 15-16m in height, does not constitute a risk to the wind microclimate
guality of the site.

The recommended approach to wind microclimate studies is outlined in the “Wind Microclimate
Guidelines for Developments in the City of London ‘(August 2019) and in the guidelines and
recommendations contained in BRE Digest (DG) 520, “Wind Microclimate Around Buildings” (BRE, 2011).

The recommended approach to wind microclimate studies is based on the building height, as presented
in Figure 4 below.
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Building Height Recommended Approach to Wind Microclimate Studies

Similar or lower than the average |
height of surrounding buildings

|
|
| Wind studies are not required, unless sensitive pedestrian
| activities are intended (e.g. around hospitals, transport hubs,
| etc.) or the project is located on an exposed location

Up to 26m !

e 4RO LAY SRR N MR U LN 1 I N T MR VY SN S S|
Up to double the average height of Computational (CFD) Simulations OR Wind Tunnel Testing
surrounding bulldings

26m to 60m
Up to 4 times the average height of | Computational (CFD) Simulations AND Wind Tunnel Testing
surrounding buildings

|

60m to 100m

High Rise Early Stage Massing Optimization: Wind Tunnel Testing OR
Computational (CFD) Simulations

Above 100m | Detailed Design: Wind Tunnel Testing AND Computational
(CFD) Simulations to demonstrate the performance of the final
| building design

|

Figure 4: Recommended approach for wind microclimate studies (Source: Wind Microclimate
Guidelines for development in the City of London)

The proposed development is less than 25m and does not meet the listed criteria of being a proposed
sensitive pedestrian activity. With regard to exposure, the proposed development is on the south-west
side of the substantially constructed Claremont development, which shelters the proposed development
site from the coast. Accordingly, a wind study is not required.

Notwithstanding, we note the prevailing wind is from the south-west based on the meteorological data
associated with the maximum daily wind speeds recorded over a 30-year period between 1983 and
2023.Based on the criterion of occurrence frequency, the main wind direction to be considered in
pedestrian wind comfort assessment for the proposed development is from the South-West with most
frequent wind speeds around 6m/s (all year).

A development of height below 25m, as proposed, does not potentially cause a downdraft under these
conditions as the south-west wind will face a lower fagade (the development proposed) before the taller
one (under construction Claremont).

Downwash is also not expected under these conditions as none of the leeward faces of the proposed
development are facing the windward faces of the tallest one nearby (the existing Claremont). Funneling
is also not potentially occurring due to the relatively low height of the development.

In relation to development locations in proximity to sensitive bird and/or bat areas, the risk of collision
is significantly lowered with a static, clearly detectable building. The proposed buildings consist of glazing,
broken up with intermittent stone and brick cladding with louvre panelling and metal balustrade over
sections of external glazing. It is confirmed by Enviroguide Consulting and Altemar, project ecologists,

that the building will not pose a collision risk to identified species. The presence of the proposed
development may alter flight patterns slightly to avoid the proposed building structure. It has been
objectively concluded by Enviroguide Consulting in the Natura Impact Statement (NIS), following an
examination, analysis and evaluation of the relevant information, including in particular the nature of the
predicted impacts from the proposed development, that the development will not adversely affect (either
directly or indirectly) the integrity of any European site, either alone or in combination with other plans
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or projects. The Biodiversity Chapter of the EIAR includes an assessment and evaluation of the impact of
the proposed development on bats. The proposed lighting arrangement and lux levels have been
reviewed by the project ecologist, and they have been deemed appropriate and would not affect the
existing bat population locally. Breeding bird and wintering bird surveys also accompanied the proposed
planning application. For completeness, given the timing of the previous Breeding Bird Survey (July 2023)
an additional Breeding Bird Survey was carried out by Altemar in July 2024 and accompanies this appeal
at Appendix 6.

In terms of impacts on telecommunications, impacts on channels are most likely to occur if a building or
structure is located in an elevated position. The proposed development site is not located on a
significantly elevated site and the modest height of the buildings (3-5 storeys) is not anticipated to
interfere with telecommunication channels locatly.

The proposed site is outside of Dublin Airport's flight path. The site is located in Noise Zone D for Dublin
Airport, and the Development Plan notes that all noise-sensitive development within this zone is likely to
be acceptable from a noise perspective. Further details in terms of noise were provided within the Noise
chapter of the EIAR submitted with the planning application. An Urban Design Statement (prepared by
JFA Architects and Flynn Architects) and an Architectural Heritage Impact Assessment and Designed
Landscape Appraisal (prepared by Flynn Architects) which considered the impact on the historic built
environment accompanied the planning application submission. As per SPPR 3, having regard to all of
the information presented above, the development is considered to be in accordance with the Building
Height Guidelines and positively assists in securing National Planning Framework Objectives of focusing
development in key urban centres.

1.3.2 Howth SAAO

Howth Special Amenity Area Order (SAAO) encompasses 547 hectares. It includes Ireland’'s Eye (28
hectares) and the heathland, woods, cliffs, shingle beaches and wooded residential areas of the south-
eastern half of the Howth peninsula (519 hectares). The southern portion of the site is located within the
Buffer Zone of SAAQ. This designation recognises the area’s natural beauty, its special recreational value,
and the need for nature conservation within the area. A small portion of the ‘RS’ residential zoned land
is located within the SAAO boundary in the southeast of the site, and the 'HA’ zoned land is entirely
located in the SAAQ buffer area. The proposed development, therefore, includes the construction of new
buildings within the residential zoned SAAO buffer area, albeit only partly and forming the back portion
of Blocks B and D.

The SAAQ Design Guidelines have been considered particularly in terms of the proposed materials. The
development has been sensitively designed specifically with regard to the Order and will continue to
preserve and enhance the character and special features of Howth.

From the upper elevations of the SAAO area, panoramic views are generally afforded, with compositions
including the upland landscape and golf courses, the Howth urban area, the wider city, the coastline to
the north and south of Howth Head and the seascape.

Howth falls into the Coastal Character Type in the Development Plan which is characterised as having an
exceptional landscape value: “This value is arrived at due to the combination of visual, ecological, recreational
and historical attributes. The area has magnificent views out to sea, to the islands and to the Mourne and
Wicklow mountains and contains numerous beaches and harbours. The area’s importance is highlighted by
the High Amenity zoning covering substantial parts of the area...”

There are several protected views in the site vicinity, indicated on Sheet No. 10 of the Fingal Development
Plan Map 2023-2029. These include:
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* The view into the Howth Castle entrance from Howth Road, and the reverse view, from the castle
(and Deer Park golf club) access road out through the gate towards the north;

= Aview from the fairway to the west of the Deer Park clubhouse, north towards the castle and a
view from the Deer Park golf club and hotel car park towards the golf course;

= Views from Muck Rock;

» Views from the ends of the piers of Howth Harbour.

As depicted in the Landscape and Visual Impact chapter of the EIAR, which accompanied the planning
application, and the Supplementary Visual note provided at Appendix 3, it can be reasonably
concluded that there will be no significant adverse effects on the landscape and visual amenity locally. An
additional viewpoint from Muck Rock has been provided as part of the Supplementary Visual note
which further demonstrates that in accordance with Policy 1.3.1 of the Howth SAAO, views from the
Special Amenity Area will be preserved. It is evident that as a result of the Claremont scheme, the
townscape is now a fundamentally altered setting, where limited intervention, such as that proposed,
can make a positive contribution whilst respecting views from the Special Amenity Area, the existing
architectural heritage of Howth Castle grounds & ACA and St Mary’s Church. It is reasonable to consider
that in the absence of the Claremont scheme, the proposed development would be an appropriate
intervention, albeit as per the cumulative assessments, the proposal is a strong positive addition to the
existing environment.

The core settlement strategy for Howth in the Fingal Development Plan indicates a figure of 500 potential
residential units. In alignment with the National Planning Framework (NPF) and the Regional Spatial and
Economic Strategy (RSES), the FCDP identifies approx. 20 hectares of residential zoned land in Howth,
this is minor in the context of the overall land availability and demonstrates that the natural resources
of land, soil and biodiversity benefit from a very high degree of protection. Residential development is
suitable on these lands, having regard to the SAAO and given the retained zoning by Fingal County
Council as evident within the current County Development Plan 2023-2029.

Based on the tapered height of the proposal particularly in the southeast portion of the site, the retention
of the southern tree belt (with the exception of 5 trees as depicted in Appendix 4) and the additional
tree planting proposed along the eastern boundary of the site, the proposal is considered appropriate
for this key location.

1.3.3 Howth Caste ACA

Although, Fingal County Council internal consultee Conservation Report did not acknowledge that a small
portion of the proposal is located within the ACA boundary, they do express concern with the proposed
stepped entrance and 'its physical and visual impact in this location’. Although the 3 proposed interventions
are considered to have a positive impact on the wall, as discussed within the attached Conservation
Response (Appendix 5), should it be deemed appropriate to remove the proposed works in the north-
eastern corner, within the ACA boundary, the Applicant can facilitate this. Therefore, only two
interventions would be proposed in the north boundary wall, one in the north-western corner to facilitate
vehicular and pedestrian access and one in the centre of the northern boundary to facilitate pedestrian
access only.

Notwithstanding the above, we believe that the proposed stepped pedestrian access is a positive
intervention designed in line with best conservation practice, that is minor and does not negatively
impact on the ACA or the integrity of the historic boundary wall and therefore should be retained.



1.3.4 High Amenity Lands

The land zoned ‘HA’ will be retained as amenity grassland and residents of the proposed development
can gain access to this area. In doing so, the proposed development demonstrates compliance with
Policy GINHP28 - Protection of High Amenity Areas of the Development Plan in that it will ‘Protect High
Amenity areas from inappropriate development and reinforce their character, distinctiveness and sense of
place’. The use of the High Amenity zoning for amenity space is consistent with the '"HA’ zoning objective
and vision as it will preserve and enhance this space whilst unlocking this currently inaccessible space. It
is also noted that this amenity space does not form part of the public open space or communal open
space calculation and has been provided in addition to these amenity spaces.

The proposal is considered to adequately respond to the Howth Castle ACA, the historic demesne lands
of Howth Castle, a Protected Structure, and St Mary's Church. The proposed development is not
considered to be wholly inconsistent with the established character of this area, would not be seriously
injurious to the visual amenities of the area and would not be detrimental to the character, setting and
special interest of the surrounding protected structures.

The proposed development has a good quality appearance and is located a significant distance away
from St Mary's Church, on an elevated position over 100m to the east, and visibility of the proposed
development will be restricted and possibly almost entirely obscured from the church. The approved
Claremont SHD development is situated more proximate and opposite the church site and will already
create a different character on this part of Howth Road. As a result, it is not considered to result in any
negative impact on the setting of this Protected Structure. In relation to Howth Castle, the generous
setbacks provided to the eastern boundary, the stepped heights provided to the blocks closest to the
eastern boundary and the retention and addition of trees along the north eastern boundary reduce the
associated negative impact upon the setting of the entrance to Howth Castle.

The development is reflective of national policy which seeks compact growth on sites with good
accessibility to public transport, services and employment. The proposed development is considered to
respect and enhance the historic and architectural character of the area, would be acceptable in terms
of urban design, height and the quantum of development and would not seriously injure the amenities
of the surrounding area.

The proposal and how it responds to the Highly Sensitive Landscape, Howth ACA and its location in the
vicinity of a number of Protected Structures is considered further within the accompanying
Conservation Response prepared by Flynn Architects located at Appendix 5 and the Landscape and
Visual Note at Appendix 3. In addition to the above additional notes, an Architectural Heritage Impact
Assessment, Design Landscape Appraisal and Built Heritage chapter of the EIAR, prepared by Flynn
Architects, and Landscape and Visual Impact Chapter (5) prepared by Ait, formed part of the planning
application documentation, should also be considered within this assessment.

1.3.5 Fingal County Development Plan

Reason for refusal no. 1 outlines that the proposed development would be contrary to Policy CSP22 and
Objective HCAO24 of the Fingal County Development Plan 2023-2029.

CSP22 - Howth Sutton and Baldoyle
Consolidate the development and protect the unique identity of Howth, Sutton and Baldoyle. This
includes protection against overdevelopment.

The proposed development has been designed to take advantage of the site's location next to the coast

and high-quality landscape views from open spaces and residential units, where possible. This is achieved

through the tiering down of scale to the north boundary, along the Howth Road and towards the west of
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the site to provide an appropriate relationship with historical sensitivities and to the east, cognisant of
existing lower density residential developments. Similarly, the site offers an excellent opportunity for
increased densities to make an important contribution to the shortfall in the private housing market and
as such the opportunity for increased densities is responded to through the provision of increased height
for the buildings.

The site proposes a density of approx. 123 units per hectare (up), which is consistent with the Compact
Settlement Guidelines and provides site coverage of 26%, demonstrating the high quantum of
landscaping provided on-site. The communal open space exceeds that required by the Apartment
Guidelines and the quantum of public open space meets the 15% quantum, as outlined within the FCDP.
A series of verified views demonstrates that the scale of the proposed development responds positively
to the site context, with the proposed buildings clearly sitting well within the urban context. Generous
separation distances are provided to both the low density residential development to the west and the
sensitive historical context and ACA to the east. The Daylight & Sunlight report demonstrates that the
scale and height of the proposed development does not have any significant negative impact on the
internal or external environment in terms of overshadowing or daylight/sunlight impact.

The proposal is not deemed an overdevelopment of the site, is not deemed contrary to Policy CSP22 and
will make a significant positive contribution to the character and identity of the neighbourhood. The
proposed development will transform an underutilised greenfield site to a residential neighbourhood of
strong architectural design with significant public realm and landscape features which will positively
contribute to enhancing the urban form and landscape of the area.

Objective HCAO24 - Alteration and Development of Protected Structures and ACAs

Require proposals for any development, modification, alteration, extension or energy retrofitting
affecting a Protected Structure and/or its setting or a building that contributes to the character of an
ACA are sensitively sited and designed, are compatible with the special character, and are appropriate
in terms of the proposed scale, mass, height, density, architectural treatment, layout, materials, impact
on architectural or historic features.

Please refer to the initial paragraphs of Section 1.3 of this note and the Conservation Response
prepared by Flynn Architects, located at Appendix 5 which demonstrates compliance with the above
objective. An Architectural Heritage Impact Assessment and Design Landscape Appraisal prepared
by Flynn Architects formed part of the planning application documentation, which should also be
reviewed. The Architectural Heritage Impact Assessment describes the impacts of the proposed
development as follows:

‘The design for the site, and the layout of the proposed buildings has been carefully considered with regard to
the impact of the proposed works on the built heritage features of the site, and the visual impact of the
development on the sensitive setting of neighbouring protected structures, the Howth Castle ACA and other
significant views and vistas within the receiving environment. The massing strategy balances the requirement
to create a strong architectural presence at the gateway to the village of Howth, with the sensitivities of the
demesne landscape. The proposed buildings are set as far from the site boundaries as possible which will
facilitate the retention of existing significant trees. Existing boundary planting will be supplemented with new
planting, especially along the east boundary, and to the south of the proposed buildings, to add to the existing
screening between the site and the castle entrance, gates and avenue'.

As demonstrated in the initial paragraphs of Section 1.3 above, the proposed development is considered
to be in accordance with the Urban Development and Building Heights Guidelines for Planning Authorities
(the Height Guidelines).
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The proposal is not contrary to the ‘Sustainable Residential Development and Compact Settlement Guidelines’
(Compact Guidelines), as demonstrated in the accompanying Statement of Consistency prepared by
MHP which accompanied the LRD planning application. On the contrary, it is fully in accordance with and
achieves the core requirements of these Guidelines.

Please refer to the Conservation Response prepared by Flynn Architects, located at Appendix 5. It
demonstrates that best practice conservation provisions and principles as defined in the ‘Architectural
Heritage Protection Guidelines for Planning Authorities’ have been considered as part of the proposed
development. An Architectural Heritage Impact Assessment and Designed Landscape Appraisal
prepared by Flynn Architects formed part of the planning application documentation, which should also
be referred to.

Ultimately, the proposed development would not set a poor precedent for similar developments as it
introduces carefully positioned, high-quality modern buildings, combined with the repair of the demesne
wall, the retention of existing planting and the proposed landscape scheme, which can have a neutral or
positive impact. The proposal will be consistent with the existing pattern of development in the area and,
therefore, would not be contrary to the proper planning and sustainable development of the area.

1.4 Grounds of Appeal 1

GLL PRS Holdco Ltd. are appealing the decision of Fingal County Council on the following grounds:

1. That the legislation relevant to the protection of architectural heritage quoted in the reasons for
refusal i.e ‘Fingal County Development Plan’, ‘Urban Development and Building Heights Guidelines for
Planning Authorities’, ‘Sustainable Residential Development and Compact Settlement Guidelines’, and
the'Architectural Heritage Protection Guidelines for Planning Authorities’, were properly taken into
account in the submitted assessments.

The Council's assessment of the site doesnt acknowledge modern developments which impact
negatively on its character, i.e. that the characterisation of the castle gates as a visual focal point at the
entrance to Howth is flawed, as is the suggestion that the continuation of the existing low-rise linear
development along the Howth Road is desirable or preferable to the proposed development. The
proposal is in accordance with the Fingal County Development Plan and the above mentioned 528
Guidelines and further detail in this regard is provided in the relevant reports which accompanied the
planning application and this appeal response as mentioned above under Section 1.3.

1.5 Response to Reason for Refusal 2

Having regard to the overall scale and height of the proposed development with the transitions in height from
the west of the site which is predominantly single storey, it is considered that the proposed development would
be visually dominant within the immediate context in addition to being significantly infrusive on the skyline and
on approach into and out of Howth village and when viewed from the surrounding areas, the landscape
character of which being ‘coastal’ and being categorised as having an exceptional landscape vale, with the
objective being to protect skylines, horizons and ridgelines from development and to preserve the landscape
types. The proposed development would be incongruous with the streetscape in which it would be proposed
to integrate with and would contravene Objective GINHOS5 — Protection of Skylines of the Fingal Development
Plan 2023-2029 and Objective GINHO56 whereby the Visual Impact Assessment submitted was considered
inadequate to fully assess the proposed development, and therefore materially contravene the RS and HA
Zoning Objective of the site.
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1.5.1 Scale and Height

As demonstrated in Section 1.3 above, the overall scale and height is deemed appropriate in this location,
particularly so given its accessible location within 400m of Howth Dart station. The architectural design
of the structures has been limited to 3-5 storeys, reflective of the sites sensitive context notwithstanding
its close proximity to high capacity public transport. The proposal is in accordance with national and
regional planning policy which supports compact growth on sites well serviced by transport and services
infrastructure.

Whilst it is acknowledged that the proposed development represents a change from the established scale
to the area, specifically with regards to the residential dwellings to the west that display heights of mainly
1-2 storeys, National and Regional policy supports increased building height and density in locations with
good public transport accessibility and there is a presumption in favour of buildings of increased height
in our town/city cores and in other urban locations, such as the metropolitan areas, with good public
transport accessibility. The site is at the point of transition between the evolving town centre to the east
and an area of residential use and predominantly suburban character to the west. The introduction of
the residential scheme would complement the evolving pattern of land use in the area i.e. a) filling a gap
in the otherwise continuous strip of development along Howth Road, b) increasing the density and
sustainability of residential use in proximity to the town centre and Howth DART station, and (c)
contributing to (in association with the Claremont scheme) establishing an appreciable edge between
the town centre and the suburban area to the west. A suitable setback and transition in scale from those
existing properties has been provided, and assessments confirm no significant impacts arising thereby,
confirming the appropriateness of this urban intervention.

In terms of the historical character, a comprehensive analysis of the historic development of Howth
Castle Demesne was carried out to properly identify its historic associations and visual relationships, and
how it has been impacted by historic and modern developments. The analysis informed the development
proposal which is a considered design response to the site, making use of unique built heritage and
landscape features.

As demonstrated in the viewpoints provided as part of Chapter 5 Landscape and Visual iImpact and
Appendix 5.1 Visual Assessment of the EIAR that accompanied the planning application submission, the
proposal will not be visually dominant within the immediate context, heading in both an east and west
direction along Howth Road, nor will it be significantly intrusive on the skyline when viewed from the
surrounding areas. The latter is particularly evident from viewpoint 19 provided within the visual impact
assessment. The proposed development cannot be deemed as visually incongruous either alone or,
particularly in relation to emerging development within the area and the proximity of the site to highly
accessible public transport and Howth town centre. There is potential for the proposed development
and the permitted/under construction Claremont development to have cumulative effects on the
landscape/townscape and some views. The two developments would form a corridor of contemporary
urban buildings as Howth Road enters/exits the town centre, forming a distinct western edge to the town
centre, and emphasising the historic character of the harbour area by its contrast. The two developments
would subtly diminish each other’s impact on the townscape but complement each other's urbanising
effect.

It is also acknowledged that the maximum roof level of the proposed development will not exceed the
maximum roof level of the currently under construction Claremont development, which, as
demonstrated in Figure 2 above, sits at a lower natural ground level to the proposed development site.
Therefore, it is not considered that the proposal would contravene Objective GINHO55 - Protection of
Skylines Protect skylines and ridgelines from development of the Fingal Development Plan 2023-2029.
Please refer to Chapter 5 Landscape and Visual Impact and Appendix 5.1 Visual Assessment of the
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EIAR provided as part of the LRD planning application submission and the Supplementary Visual Note
prepared by Ait located at Appendix 3 of this appeal response for further detail.

1.5.2 Visual Impact Assessment

The reason for refusal outlines that the proposed development contravenes Objective GINHO56 of the
Fingal Development Plan 2023-2029 whereby the Visual Impact Assessment submitted was considered
inadequate to fully assess the proposed development.

Objective GINHO56 - Visual Impact Assessments is provided as follows:

Require any necessary assessments, including visual impact assessments, to be prepared prior to approving
development in highly sensitive areas.

A Supplementary Visual Note has been prepared by Ait and accompanies this appeal response. This is
in addition to the Landscape and Visual Impact and Appendix 5.1 Visual Assessment of the EIAR
provided as part of the LRD planning application.

It is noted that as part of the S32B meeting request, suggested viewpoints formed part of the submission
(see Appendix 2). 21 suggested viewpoints were submitted to allow feedback from the Council to ensure
that sufficient viewpoints were considered within the Landscape and Visual Impact assessment. As part
of the LRD Opinion, the following commentary was provided:

e Required Viewpoints - Additional Viewpoints are required from those identified on the Ait document.

a. Additional angled viewpoint on Howth Road facing directly southwards towards the development at
midpoint between Viewpoint 8 and Viewpoint 7

b. Additional viewpoint on Howth Road facing directly southwards towards the development from the
location of Viewpoint 7 (Viewpoint 7 is angled SE towards the entrance road to Howth Castle

¢. Asraised above there are concerns that Viewpoint 12 may be reliant on screening provided by existing
trees and undergrowth along the entrance avenue. The undergrowth may be thinned/removed in the
future, so the visualisation needs to consider this.

d. The visualisations provided should show winter views when leaf cover reduced so it would be
appropriate to get images taken now during winter months.

e Detailed Landscape and Visual Impact Assessment which should include images with verified views.

The LVIA which accompanied the planning application took into consideration the comments provided
by Fingal County Council as part of the LRD Opinion and provided the additional requested viewpoints.
Viewpoint 23 was added in response to a. above and Viewpoint 22 was added to respond to item b.
above. In response to item c., Viewpoint 12 is identified as a preserved view within the Fingal
Development Plan 2023-2029. A full assessment of each of the views formed part of the final planning
application documentation.

The LVIA chapter, provided as part of the EIAR, submitted with the application uses an industry-accepted
methodology. Views towards the site are established and agreed upon in principle with the planning
authority; photographers take accurate visual representations (verified views) and layer the real-life
photography with computer-generated images/models and draw a comparison of the views relating to
the existing baseline scenario and the proposed development.

There is a fundamental flaw in the assessment carried out by the planning authority whereby the
proposed views were issued to the Planning Authority for comment. The Planning Authority issued
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commentary in this regard as part of the LRD Opinion and the additional requested views were
incorporated as part of the LRD planning application. The Planning Authority outsourced the review and
appraisal of the EIAR to Fehily Timoney Consultants. As part of this assessment of Chapter 5 Landscape
and Visual Impact Assessment carried out by Fehily Timoney Consultants, the following conclusions were
drawn in relation to the LVIA chapter:

u Heading
Receiving Environment

Impact Assessment

Cumulative
Mitigation

Residual Impacts

Interactions

Satisfactory

Compliant with Planning
Policy and Environmental
Deficiencies Identified

EIAR Review - Landscape and Visual

Conclusion

The baseline landscape and visual environment has been
comprehensively defined and characterised.

The impact assessment is deemed to be appropriate, reasonable and
accurate. The potential effects from the development have been
appropriately characterised and presented, having regard to the
following:

- Embedded mitigation measures associated with the project.

- Proposals to retain existing treelines and hedgerows that contribute to
the qualities and good aesthetic of the existing environment.

- The photomontages prepared for the proposed development and the
likely views toward the development site from identified viewpoints.

- The surrounding context including the development at Claremont
(which is significantly larger in scale than the subject proposed
development) which sets a precedent for development character in the
vicinity of the proposed development.

The conclusions drawn are deemed to be appropriate and reasonable.
The range of mitigation measures defined for the proposed development
are deemed to be appropriate.

Residual impacts have been appropriately and accurately characterised.
It is fair and reasonable to conclude the operational phase of the
proposed development will have a positive effect on landscape and
visual conditions given its high quality design. The proposed
development is not predicted to generate any adverse effects either on
its own or in combination with other development.

Satisfactory

Yes

Yes

It is unclear to the Applicant body how the Planning Authority reached the conclusions it did in light of
the clear and unambiguous findings of an external EIAR review that confirm the findings in our EIAR.

Based on the commentary provided within the Planner's report, accompanying the Decision to refuse
permission, it was outlined that a viewpoint from Muck Rock had not been provided. Viewpoint 19 of the
submitted LVIA provided a viewpoint from the Rhodendrum garden located to the west of Deer Park



Hotel and Golf course. Given the difficulty accessing Muck Rock, viewpoint 19 was deemed appropriate
albeit the level was slightly lower than that of Muck Rock.

Notwithstanding this, an additional verified view has been prepared in proximity to Muck Rock, albeit at
a higher location, given the accessible nature of this location. This additional viewpoint has been
considered within the Supplementary Visual Note, which is provided in Appendix 3 to this document.
It is considered that the Landscape and Visual Impact report (chapter 5) which accompanied the
planning application together with the supplementary note provides a comprehensive and robust
assessment of the visual impact of the proposal, particularly the views towards the site which will not
result in any significant or negative effect on the local or wider landscape. Therefore, the development
does not contravene Objective GINHO56 Visual Impact Assessments.

As outlined above, the proposal is not deemed to contravene Objective GINHO55 and Objective
GINHO56, and as a result, is not deemed to materially contravene the ‘RS’ and ‘HA’ zoning objectives of
the site.

ZONING

‘RS’ Residential

Objective

Provide for residential development and protect and improve residential amenity.
Vision

Ensure that any new development in existing areas would have a minimal impact on and enhance existing
residential amenity.

ZONING

‘HA" High Amenity

Objective

Protect and enhance high amenity areas.

Vision

Protect these highly sensitive and scenic locations from inappropriate development and reinforce their

character, distinctiveness and sense of place. In recognition of the amenity potential of these areas
opportunities to increase public access will be explored.

‘Residential’ development is permissible in principle use on the ‘RS’ zoned lands. The proposed apartment
blocks are located within the RS zoning of the site, with the exception of the most southern pedestrian
communal walkway and landscaped area which do not form part of the calculation of the communal or
public open space areas.

As forementioned, a proportion of the site is located within lands zoned for High Amenity ‘HA". No
buildings are proposed in this location, and it is generally confined to landscaped recreational space.
Open space is a permitted in principle use. The landscape measures proposed complement the sylvan
nature of the wider demesne lands and will be consistent with the ‘HA’ zoning vision. It recognises the
space's amenity potential and provides an opportunity for this land to be used as an amenity space while
ensuring inappropriate development is not located in this portion of the site. Therefore, there is no
contravention of either the ‘RS’ or ‘HA’ zonings, let alone a material contravention.
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1.6 Grounds of Appeal 2

The second ground of appeal is:

2. Improper assessment of supporting information in accordance with Part 3 Section 34(3)(a) of the
Planning and Development Act 2000 (as amended) whereby;,

A planning authority shall, when considering an application for permission under this section, have
regard to—(a) in addition to the application itself, any information relating to the application furnished
to it by the applicant in accordance with the permission regulations.

This Ground of appeal relates to Reason No. 2 of the Refusal, specifically the deemed inadequacy
of the Visual Impact Assessment and the Council's apparent failure to adequately and objectively
assess the suite of documentation and assessments provided to it.

As demonstrated in Section 1.5 above, there was a fundamental flaw in the assessment carried out by
the planning authority whereby the proposed views issued to the Planning Authority for comment and
the additional viewpoints were provided. No further issue regarding the proposed location of the
viewpoints i.e viewpoint 19 was addressed. The Planning Authority outsourced the review and appraisal
of the EIAR where the assessment deemed the information and assessment caried out by our consultant
to be satisfactory with no deficiencies identified. As part of the Council assessment, an additional
viewpoint from Muck Rock was deemed to be missing from the application, albeit the planning authority
had the opportunity to seek such additional viewpoints as part of the S32C LRD meeting and 532D LRD
Opinion stages of the LRD process. An additional view point is now provided as part of this appeal which
further serves to confirm the EIAR findings that there is no significant negative impacts arising on built
heritage, skyline or streetscape. Rather, the proposal represents a positive intervention.

As a result, this appeal is being made on the grounds that Fingal County Council have not interpreted
correctly the comprehensive and detailed information provided as part of the LVIA which accurately
determined that the impact of the proposal is not significant and the viewpoints were provided, as
requested by Fingal County Council, as part of the LRD Opinion. This reason for refusal is strongly refuted,
and further detail on this matter is provided in Appendix 3 of this submission.

Additionally, given the nature of the Planning Authority's assessment of the Landscape and Visual Impact
Assessment chapter, we confirm that Objective GINHO55 and Objective GINHO56 are not contravened
and ultimately the proposed development does not materially contravene the ‘RS’ and 'HA’ zoning.
‘Residential’ development is permissible in principle use on the ‘RS’ zoned lands which the residential
development is confined to. A portion of the south-west corner of the Site is located within lands zoned
High Amenity ‘HA". No buildings are proposed in this location and ‘Open space’ is permitted in principle.
Landscaping and amenity space, which have not been included within the POS and COS calculations are
provided in this area. As a result, the proposed development will be consistent with the "HA’ zoning.

This appeal is being made on the grounds that Fingal County Council have not interpreted correctly the
comprehensive and detailed information provided as part of the Landscape and Visual Impact EIAR
chapter, which accurately determined the impact of the proposal is not significant. The Design
Statement, Designed Landscape Appraisal and Urban Design Statement also adequately
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demonstrate the development would not be visually dominant within the immediate context or intrusive
on the skyline. As a result, it is strongly refuted that the planning application contravenes Objective
GINHO55 and GINHO56 and ultimately does not materially contravene the relevant land use zonings of
the site.

1.7 Conclusion

This appeal document and the planning application documents clearly demonstrate that the proposed
residential development which will deliver 135 residential units is a well-considered design that is
responsive to the established context, sympathetic to the surrounding built heritage and can be deemed
as making a positive contribution to this evolving townscape setting.

The proposed development will:

v contribute to the delivery of much needed housing at a site that is in a highly accessible location
i.e 400m from Howth Dart station and in the immediate vicinity of bus services

v provide a sustainable strategy for development which encourages increased densities at
accessible locations, enabling the use of sustainable modes of transport and reduced car
dependency

v provide an appropriate mix of units catering to a range of people at varying stages of the lifecycle,
responding to the existing need in Howth

v provide an architectural design approach that integrates historic, and contemporary
architecture and landscaping with overall coherence and integrity

v achieve a balance between the consolidation of the built environment and protection of the
surrounding features of exceptional heritage value

v enhance permeability and connectivity between Howth town centre and the site

v facilitate an enhanced network of public open space and provide an opportunity to increase
access to high amenity lands

v facilitate the construction of new homes which provides a contiguous and compact form of
development, which is of an appropriate scale and density

v is in accordance with national and regional planning policy which supports development of this
type i.e compact growth on sites well serviced by transport and services infrastructure whilst
acknowledging and responding to the site context.

The suite of supporting reports and drawings that accompany the planning application and appeal
demonstrate the proposed development will not give rise to significant effects and, if permitted, would
support the principles of proper planning and sustainable development and will provide a positive and
significant contribution to housing supply in the metropolitan area.

We therefore trust that the Board has sufficient information before it to determine this Appeal and we
look forward to a favourable decision in due course.
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Appendix 1 - Notice of Decision (Fingal County Council)
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Fingal County Council Infrastruchtdr Straitéiseach

Comhairle Contae Fhine Gall | An Roinn um Pleanéil agus i

MS Rachel Condon,

Planning and Strategic

Infrastructure Department  m—

McCutcheon Halley Chartered Planning Consultants

Kreston House

Arran Court
Arran Quay
Dublin 7
D07 K271
DECISION TO REFUSE PERMISSION
PLANNING & DEVELOPMENT ACT 2000, AS AMENDED
Decision Order No PF/2003/24 Decision Date 29 July, 2024
Register Ref. LRD0035/S3 Registered 4 June,
LGMA Ref. 2024
Area Howth Malahide
Applicant GLL PRS Holdco Limited
Development The proposed development will consist of:
I two offset buildings ranging in height form 3-5 storeys
providing 135 residential units comprising:
a) 63 one-bedroom units
b) 72 two-bedroom units
Il.  a public open space of 1, 676 sq.m and communal open
space with an area of 890 sq.m;
lIl. the provision of 63 surface car parking spaces, including 4
accessible parking spaces and 13 EV spaces;
IV. the provision of 410 bicycle parking spaces, including 342
secure bicycle spaces and 68 visitor spaces;
V. partial demolition of 3 sections of the existing demesne
Swords Office: Aras an Chontae Sord, Fine Gall, Co. Bhaile Atha Cliath / County Hall, Swords, Fingal, Co. Dublin K67 X8YA

Contact Details: Registry (01) 890 5541 / Decisions (01) 890 5670 / Appeals (01) 890 5724

e: planning@fingal.ie www fingal.ie




Reg. Ref. LRD0035/S3

L.ocation

Submitted Floor Area

northern boundary wall, which front Howth Road to facilitate
vehicular access in the northwestern corner and two separate
pedestrian/cyclist access points along the centre and eastern side
of the northern boundary wall;

VI. restoration and refurbishment of the remaining extant
northern and eastern demesne boundary wall;

VII. undergrounding and relocation of existing ESB overhead
lines and diversion of existing distribution gas pipe around the
site;

VIIl. works to facilitate bicycle infrastructure upgrades and
services connections along Howth Road: and

IX. ESB substation, kiosk, rooftop solar photovoltaics, waste
storage and plant rooms, drainage, boundary treatment, public
lighting, and all  ancillary site and development works;

Lands Adjoining Howth Demesne Deer Park Howth

135 Sq Metres

Time extension(s) up to and including

Additional Information Requested / Received /

In pursuance of its functions under the above mentioned Acts, as Planning Authority, the
County Council for the County of Fingal did by Order dated as above make a decision to
REFUSE PERMISSION in respect of the above proposal.

Subject to the (2) reason(s) on the attached Pages.

Reasons

1. Having regard to its scale, form, massing and overall height, the proposed
development would fail to respond to the baseline environment and surrounding
historical and natural environment of the site which is located within a designated
Highly Sensitive Landscape, the Buffer Zone for the Howth Special Amenity Area
Order, adjoins Howth Castle Architectural Conservation Area and lands zoned for




Reg. Ref. LRD0035/S3

High Amenity in the Fingal County Development Plan 2023-2029, is part of the
historic demesne lands of Howth Castle, a Protected Structure, and is in the vicinity
of a number of other Protected Structures. The proposed development would be
wholly inconsistent with the established character of this area, would be seriously
injurious to the visual amenities of the area and would be detrimental to the
character, setting and special interest of a number of protected structures
including Howth Castle and St. Marys Church. The development would be contrary
to Policy CSP22- Howth and Objective HCAO24 of the Fingal County Development
Plan 2023-2029 and to the ‘Urban Development and Building Heights Guidelines
for Planning Authorities’, ‘Sustainable Residential Development and Compact
Settlement Guidelines’, and the ‘Architectural Heritage Protection Guidelines for
Planning Authorities’ which were issued under Section 28 of the Planning and
Development Act 2000, as amended. The proposed development would set a poor
precedent for other similar development and would be contrary to the proper
planning and sustainable development of the area.

2. Having regard to the overall scale and height of the proposed development with
the transitions in height from the west of the site which is predominantly single
storey, it is considered that the proposed development would be visually dominant
within the immediate context in addition to being significantly intrusive on the
skyline and on approach into and out of Howth village and when viewed from the
surrounding areas, the landscape character of which being ‘coastal’ and being
categorised as having an exceptional landscape vale, with the objective being to
protect skylines, horizons and ridgelines from development and to preserve the
landscape types. The proposed development would be incongruous with the
streetscape in which it would be proposed to integrate with and would contravene
Objective GINHOSS - Protection of Skylines of the Fingal Development Plan 2023-
2029 and Objective GINHO56 whereby the Visual Impact Assessment submitted
was considered inadequate to fully assess the proposed development, and
therefore materially contravene the RS and HA Zoning Objective of the site.

Signed on behalf of the Fingal County Council
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NOTE: Please note that applicant is required to remove Site Notice on receipt of
Notification from Planning Authority of decision.

NOTE: Please note all observations/submissions have been taken into consideration
when making this decision.




NOTES

{A) REFUND OF FEES SUBMITTED WITH A PLANNING APPLICATION

Provision is made for a partial refund of fees in the case of certain repeat applications submitted within a period of twelve months
where the full standard fee was paid in respect of the firstapplication and where both applications relate to developments of the seme
character or description and to the same site. An application for a refund must be made in writing to the Planning Authority and
received by them within a period of eight weeks beginning on the date of Planning Authority’s decision on the second application.
For full details of fees, refunds and exemptions the Planning & Development Regulations, 2001 should be consulted.

(B) APPEALS

1. An eappeal against the decision may be made to An Bord Pleanila by the applicant or ANY OTHER PERSON who made
submissions or observations in writing to the Planning Authority in relation to this planning application within four weeks
beginning on the date of this decision. (N.B. Not the date on which the decision is sent or received). A person who has an
interest in land adjoining land in respect of which permission has been granted may within the appropriate period and on
peyment of the appropriate fee apply to the Board for Leave to Appea! against that decision.

1. Every appealmust be made in writing and must state the subject matter and full grounds of appeal It must be fully complete
from the start. Appeals should be sent to:
The Secretary, An Bord Pleansla, 64 Malborongh Street, Dublin 1

2. An appeal lodged by an applicant or his agent or by a third party with An Bord Pleanala will be invalid unless accompanied by
the prescribed fee. A schedule of fees isat 7 below. In the case of third party appeals, a copy of the acknowledgement of valid
submission issued by F.C.C. must be enclosed with the appeal.

3. A party io an appeal making a request to An Bord Pleanala for an oral Hearing of an sppeal must, in addition to the prescribed
fee, pay to An Bord Pleanéla a further fee (see 7 (f) below)

4. Where an appeal has already been made, another person can become an “observer” and make submissions or observations on the
appeal. A copy of the appeal can be seen at the Planning Authority’s office.

3. Ifthe Council makes a decision to grant permission/ retention/ outline/ permission consequent on the grant of outline and there
is no appeal to An Bord Pleanila against this decision, a final grant will be made by the Council as soon as may be after the
expiration of the period for the taking of such an appeal. If every appeal made in accordanice with the Acts has been withdrawn,
the Council will issue the final grant as soon as may be after the withdrawal.

6.  Feespayable to An Bord Pleandla from 5® September 2011 are as follows:

Case Type
Planning Acts
() Appeals against decisions of Planning Authorities
A
(i) 1* party appeal relating to commercial development where the application included the retention of €4,500 or €9,000 if
development an EIS or NIS
involved
(iii) 1* party appeal relating to commercial development (no retention element in application €1,500 or €3,000 in
EIS or NIS involved
(iii) 1* party appeal non-commercial development where the application included the retention of development.
€660
(iv) 1* party appeal solely against contribution condition(s) — 2000 Act Section 48 or 49 €220
(v) Appeal following grant of leave to appeal (An application for leave to appeal is also €110) €110
(vi) An appeal other than referred to in (i) to {v) above. €220
(b) Referral €220
(c) Reduced fee for appeal or referral (applies to certain specified bodies) €110
(d) Application for leave to appeal (section 37(6)(a) of 2000 Act €110
(e) Making submission or obscrvation (specified bodies exempt). €50
(f) Request for oral hearing under Section 134 of 2000 Act €50

NOTE: the above fee levels for planning appeals and referrals remain unchanged from those already in force since 2007 (but note the
addition of NIS in (i) and (ii) above).

Feesapply to: All third party appeals at 7(a)iv) above except where the appeal follows a grant of leave to appeal; First party (section 37 appeals)
planning appeals not involving commercial or retention development, an EIS or NIS. All other (non section 37) first party appeals.

These bodies at 7(c) above are specified in the Board's order which determined fees. They include planning authorities and certain other public
bodies ¢ g. National Roads Authority, Irish Aviation Authority.

NB. This guide does not purport o be a legal interpretation of the fees payable to the Board. A copy of the Board’s order determining fee under
the Planning Act is obtainable from the Board. Further information about fees under other legislation may be found in the appropriate legislation
and is also available from the Board

If in doubt regarding any of the above appeal matters, you should contact An Bord Pleansla
for clarification at (01) 8588 100
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22nd August 2024

Prepared by:

Margaret Egan, MILI, LVIA Specialist and Landscape Architect, Ait Urbanism + Landscape Ltd
Planning Application Reference: LRD0035/S3

Location: Lands adjoining Howth Demesne, Deerpark, Howth

Applicant: GLL PRS Holdco Limited

Appeal to An Bord Pleanala regarding the decision by Fingal County Council to refuse
permission for the proposed LRD development at lands known as Deerpark, Howth.

Introduction

This section of the appeal submission prepared on behalf of the client GLL PRS Holco Ltd focuses
on the reasons for refusal pertaining to the Landscape and Visual impact Assessment that was
prepared by Ait Urbanism + Landscape Ltd as part of the EIAR submitted as part of the planning
application.

The decision to refuse permission relating to landscape and visual impact and landscape
character are as follows:

Refusal Point 1:

‘Having regard to its scale, form, massing and overall height, the proposed development would fail to
respond to the baseline environment and surrounding historical and natural environment of the site which
is located within a designated Highly Sensitive Landscape, the Buffer Zone for the Howth Special Amenity
Area Order, adjoins Howth Castle Architectural Conservation Area and lands zoned for High Amenity in the
Fingal County Development Plan 2023-2029, is part of the historic demesne lands of Howth Castle, a
Protected Structure, and is in the vicinity of a number of other Protected Structures.

‘The proposed development would be wholly inconsistent with the established character of this area,
would be seriously injurious to the visual amenities of the area and would be detrimental to the character,
setting and special interest of a number of protected structures including Howth Castle and St. Marys
Church. The development would be contrary to Policy CSP22- Howth and Objective HCAO24 of the Fingal
County Development Plan 2023-2029 and to the ‘Urban Development and Building Heights Guidelines for
Planning Authorities’, 'Sustainable Residential Development and Compact Settlement Guidelines', and the
‘Architectural Heritage Protection Guidelines for Planning Authorities' which were issued under Section 28
of the Planning and Development Act 2000, as amended. The proposed development would set a poor
precedent for other similar development and would be contrary to the proper planning and sustainable
development of the area.’
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Response

We respectfully disagree with the above decision and stated reason for refusal for the proposed
development on lands with a residential zoning.

The proposed development has been designed in direct response to the site sensitivities. We respectfully
disagree with the statement that the subject site is highly sensitive. This statement alludes to the entirety
of the subject site having a high sensitivity which is inaccurate. The site is a greenfield site, formerly used
for agricultural purposes and is no longer recognised as part of the historic Howth Demesne setting. A
small portion of the northeastern corner of the site is located within the ACA. This section of the site
contains a portion of the historic stone wall that has been rebuilt with a variety of materials over the years
and has not been maintained.

There are two sections of the site that are considered highly sensitive, namely the lands that are zoned
‘High Amenity’ and are part of the ‘Howth SAAQ Buffer Zone’, and the lands/boundary to the east of the
site that form part of the Howth Castle ACA and contain a number of protected structures.

The area of ‘High Amenity’ zoned lands (3,113 sq.m) is proposed to be retained as open space for the use
of the residents with a substantial belt of trees being retained that separate this area from the adjoining
golf course to the south of the site that sits within the SAAO Buffer Zone. The proposed development will
not have a significant impact on the landscape or visual amenity of these ‘High Amenity’ zoned lands
within the SAAO Buffer Zone.

The Heritage Impact Assessment concludes that taking account of the incorporated design mitigations,
no significant negative impacts were identified on the protected structures or the ACA in the receiving
environment as a result of the proposed development.

The Landscape and Visual Impact Assessment concludes that the proposed development will not have a
significant effect on the landscape or visual amenity of the site and its surrounds.

Site layout, height and massing

The proposed Large Scale Residential Development (LRD) is 3-5 storeys in height with the public elevation
predominantly facing the Howth Road set back from the historical stone wall boundary of the Howth
Demesne as a design response to its sensitive historical landscape context.

Setbacks from the boundary wall, stepping down of roof lines, architectural treatments such as recessed
balconies addressing the corner of the Howth Road frontage, and the materiality and architectural
expression are sensitively considered to take account of the significance of the sites’ location adjacent to
the gate to Howth Castle and the entrance to Howth town and harbour.

The mass of the proposed built environment is broken down into two offset blocks two blocks (Block A
with Block B, Block C with Block D) to create three distinct areas of public realm, comprised of both soft
and hard landscape materials as part of a high-quality landscape site plan for the site. Substantial retention
of existing trees on site, along with additional tree planting to the boundary of the site and repairs to the
existing stone wall are all part of the designed in mitigation measures considered during the design process
to address the site sensitivities. The overall proposal seeks to balance the need to provide increased
density while being cognisant of the existing local residential amenity and the historical context of the
entrance to Howth Castle.

Although there is a broad Landscape Characterisation of the entirety of Howth as being a highly sensitive
landscape, it does not provide for sub landscape character types within the coastal suburban or urbanised
landscape or townscape setting. Although the subject site is located within a coastal and former historic
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landscape setting, it is located along a busy suburban road with a mix of one, two and some higher density
developments along its route.

The town centre expansion and urbanisation of Howth Town is a prominent feature of the lands to the
north and east of the site. We respectfully submit that the proposed development will be viewed as the
continuation of the suburbanisation of the Howth Road.

The landscape sensitivity of views along the Howth Road are generally considered to be medium given the
poor quality of the presentation and condition of the public realm in what is a suburban road experiencing
a transition from suburban to urban; the capacity for change is therefore considered medium. There are
no protected views along the Howth Road. The landscape sensitivity of views within the Howth Castle ACA
and from preserved or protected views is consider high to very high, with a low capacity for change.

Twenty-three verified views were undertaken as part of the LVIA and there is no instance where the
proposed development is considered to have a significant effect. In all views from within the Howth ACA,
the proposed development will not be visible as it is a 3-5 storey development and will be visually
contained within its landscape setting. The proposed development will not be visible from Howth Harbour
given the future completion of the Claremont development. A small portion of the upper levels of the
proposed development will be visible from higher elevations and protected views on Howth Head SAAO,
the majority of the development will be visually contained within its landscape setting.

Refusal Point 2:

‘Having regard to the overall scale and height of the proposed development with the transitions in height

from the west of the site which is predominantly single storey, it is considered that the proposed
development would be visually dominant within the immediate context in addition to being significantly
intrusive on the skyline and on approach into and out of Howth village and when viewed from the
surrounding areas, the landscape character of which being ‘coastal’ and being categorised as having an
exceptional landscape value, with the objective being to protect skylines, horizons and ridgelines from
development and to preserve the landscape types. The proposed development would be incongruous with
the streetscape in which it would be proposed to integrate with and would contravene Objective GINHO55
- Protection of Skylines of the Fingal Development Plan 2023-2029 and Objective GINHO56 whereby the
Visual Impact Assessment submitted was considered inadequate to fully assess the proposed development,
and therefore materially contravene the RS and HA Zoning Objective of the site.

Response:

We respectfully disagree with the above decision and stated reasons for refusal by the local authority. A
detailed and thorough assessment of the baseline environment, all current planning policies and
objectives relating to the protection of the landscape and landscape character of the site and surrounds,
preserved views, and assessment of the proposed development was undertaken in the landscape and
visual impact assessment process.

Twenty-three verified views were prepared by 3D Design Bureau, the viewpoints being agreed in advance
at pre consultation with the local authority, in order to assess the potential landscape and visual effects of
the proposed development as well as the cumulative or combined effects of the proposed development
with other relevant developments.
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On page 34-36 of the Planners Report, the LVIA that was submitted as part of the EIAR was considered
acceptable and ‘succinct’. (Extract from the Planners Report below).

Landscape and Visual (Chapter 5):

Chapter 5 of the EIAR relates to landscape and visual amenity and should be read in conjunction with the
verified views/photomontage document prepared by 3D Design Bureau.

The site is zoned RS- Residential and HA- High Amenity whereby the objective is to "Protect these highly
sensitive and scenic locations from inappropriate development and reinforce their character,
distinctiveness and sense of place".

There are high amenity areas, protected structures and preserved views in the vicinity of the site. Howth
Special Amenity Area is situated immediately south, east and west of the site. Howth Castle and Demesne
Architectural Conservation Area is situated immediately south and west of the site. A Landscape Character
Assessment has been undertaken and the lands are classified as 'Coastal’ and sit within a highly sensitive
landscape.

A succinct description of the aspects of the proposed development that may impact on landscape and
visual amenity has been provided (i.e. site layout, height and massing; architectural materials, landscaping
etc.).

Details on the site location and context, amenity and recreation features of the local area, the heritage
context and natural heritage features of importance have also been provided. It has been noted that
landscape and visual amenity considerations and sensitivities were taken into account during the proposed
development design process. A description of design/embedded mitigation measure utilised to minimize
adverse impacts of the proposed development on landscape character and visual amenity has been
provided.

Methodologies for assessing baseline landscape character and visual amenity sensitivities and the
magnitude, significance and character of landscape and visual effects are deemed to be appropriate.

Photomontages were prepared to assist with the LVIA.

During construction, it is predicted that the proposed development will have the potential to generate a
range of typical construction related landscape and visual effects. Construction phase activities and
works have the potential to have significant negative effects on nearby viewpoints in the absence of
appropriate mitigation (e.g., Viewpoint 7 Howth Road from West, Viewpoint 21 Baltray Park - Howth
Road). Such effects will be temporary in nature however given the duration of construction.

Three other committed/potential developments in the zone of visual influence of the proposed
development which have the potential to generate significant landscape and visual effects have been
considered when assessing the cumulative effects of the proposed development. These are as follows:

- Claremont Development, Howth Road
- Howth Castle, Howth Road, Co. Dublin, D13 EH73

- Deer Park Hotel and Golf Club, Deer Park Howth Co. Dublin; Within the grounds of Howth
Estate, DeerPark, Howth, Dublin

The cumulative effects of these developments on the landscape and visual environment have the potential
to be significant - in the absence of any embedded landscape and visual mitigation measures and
additional mitigation measure to minimize construction phase effects.
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During operational phase, it is predicted that the proposed development on immediate environs would be
significant, however should have a positive effect on landscape and visual conditions given a high-quality
design.

Taking account of the mitigation measures outlined and subject to amendments in the overall design and
layout, the EIAR concluded that there would not be any unacceptable direct, indirect or cumulative impacts
associated with landscape or visual impact arising from the proposed development.

The last paragraph of the Planners Report (page 36) states that:

‘However, the Planning Authority consider that the design response proposed for the subject site would
impact negatively on the landscape and visual amenity of the area’, with no supporting detail for this
statement.

First part of Point 2, Reason for Refusal:

‘Having regard to the overall scale and height of the proposed development with the transitions in height

from the west of the site which is predominantly single storey, it is considered that the proposed
development would be visually dominant within the immediate context in addition to being significantly
intrusive on the skyline and on approach into and out of Howth village and when viewed from the
surrounding areas’.

We disagree with this statement given the visual and landscape presentation of the baseline environment,
which is suburban in nature on approach from the west and undergoing a transition from suburban to
urban from the east. The public realm locally along Howth Road is considered to be of a generally poor
quality with visual intrusion and visual clutter in the form of signage, overhead wire infrastructure, road
lighting, road, pedestrian and cycling infrastructure. There are no significant effects on any of the
protected views (View 1 from the Howth Pier and View 19 from Muck Rock). There are no protected or
preserved views along Howth Road from the east or west towards the proposed development site.

The proposed 3 to 5 storey development is not considered visually dominant or visually intrusive on the
skyline. The greatest change in view will be on views along a short section of the approach road from
Sutton to the west as the Howth Road moves south which is predominantly a sequential view. Some views
of the tree canopy of Howth Demesne will be removed along with some views of the upper levels of Howth
Head, which are not considered significant. See Views 9, 8,7 and below. These are not protected views.
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Viewpoint 9 Proposed

It is considered that the proposed development will not have a significant effect on this view.
The 3-5 storey development will be seen as a continuation of the existing suburbanisation along
Howth Road.

Viewpoint 8 Existing
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Viewpoint 8 Proposed

It is considered that the proposed development will not have a significant effect on this view.
The proposed 3-5 storey development is not visually dominant along this sequential view and
will be seen as a continuation of the existing suburbanisation along Howth Road.

Viewpoint 7 Existing
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Viewpoint 7 Proposed

Itis considered that the proposed development will not have a significant effect on this view. The proposed
development sits behind the stone boundary wall and is largely visually contained within the site. It does
not present as being visually dominant or visually obtrusive in this view.

When viewed from the east, leaving Howth village, the proposed development will be seen against the
Claremont development currently under construction. See Views 3 and 5 and below.

Viewpoint 3 Existing
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It is considered that the proposed development will not have a significant effect on this view. It
is not considered to be visually dominant or obtrusive in what is a view of a suburban road with

Viewpoint 3 Proposed

a transition to urbanisation to the right of view.

Viewpoint 5 Existing
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Viewpoint 5 Proposed

It is considered that the proposed development will not have a significant effect on this view. it
is not considered to be visually dominant or obtrusive in what is a view of a suburban road with
a transition to urbanisation to the right of view.

Distant and preserved views were addressed in the LVIA, with viewpoints agreed in advance with
the local authority. The proposed development will not have a significant effect on views from
these locations. See Views 1 and 19 below.
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Viewpoint 1 Existing

Viewpoint 1 Proposed

This view depicts the extent of the Claremont development when it will be complete. The
proposed development at Deerpark will be screened from view by the completed development
at the Claremont site. The extent of the proposed development is outline in red, showing its
location in the background of the view. it will not be visible from this viewpoint.
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Viewpoint 19 Existing

Viewpoint 19 Proposed
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Viewpoint 19 Proposed (red line)

The proposed development at the Deerpark site will be predominantly visually contained within
the existing landscape of site by the existing tree coverage. It is considered that the proposed
development will not have a significant effect on this preserved view.

The greater visual effect arises from the anticipated finished Claremont scheme to the northeast
of the site.

Second part of Point 2, Reason for Refusal:

‘the landscape character of which being 'coastal’ and being categorised as having an exceptional landscape
value, with the objective being to protect skylines, horizons and ridgelines from development and to
preserve the landscape types. The proposed development would be incongruous with the streetscape in
which it would be proposed to integrate with and would contravene Objective GINHO55 - Protection of
Skylines of the Fingal Development Plan 2023-2029 and Objective GINHO56 whereby the Visual Impact
Assessment submitted was considered inadequate to fully assess the proposed development, and therefore
materially contravene the RS and HA Zoning Objective of the site.”

Response: The ‘Coastal’ Landscape Character Type that is categorised as having an ‘Exceptional
Landscape Value’ was taken into consideration when reviewing all relevant planning policies and
objectives.

We feel that this is a very broad characterisation of the entirety of Howth and does not provide
for any sub landscape characterisation of peri-urban, suburban or urbanised areas of Howth as
a whole.
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As presented in the LVIA appendices, the photographs of the site and its surrounding context,
along with sections of Howth Road and the approach to Howth Village that are visually poor with
a low quality of public realm cannot be considered of exceptional landscape value in their current
state. The proposed development site, its boundary walls and the entrance to Howth Castle is
cluttered with signage, overhead wire and road lighting infrastructure with poor maintenance of
the public realm.

We do not accept the statement above that the proposed development contravenes the
following objectives:

Objective GINHO55 - Protection of Skylines of the Fingal Development Plan 2023-2029: The
LVIA and its assessment of the 23 verified views shows that the proposed development which is
3-5 storeys in height does not impinge on the skylines of Howth or on any protected or preserved
views. See Views 1 and 19.

Objective GINHOS56 whereby the Visual Impact Assessment submitted was considered
inadequate to fully assess the proposed development, and therefore materially contravene the
RS and HA Zoning Objective of the site.

The LVIA fully assessed the proposed development. No inadequacies in the LVIA were highlighted
in the Planners Report pages 34-36.

See below extract from the non-technical summary of the LVIA which we stand over as a full and
accurate assessment of the potential effects of the proposed development:

Cumulative effects were considered and included relevant projects currently in the planning process as well
as the Claremont development on the former Techcrete site on the north side of the Howth Road, to the
northeast of the Deerpark site. The Claremont development, which will be 4-8 storeys when complete, is
currently under construction, was modelled by 3D Design Bureau to determine its’ visibility from the 23
chosen viewpoints.

The summary of the assessment of the likely potential significant effects of the construction and
operational stages are presented in Tables 5.8 to 5.11.

There are no post operational mitigation measures as all mitigation has been considered and designed in
during the design and consultation process. Generally, the landscape and visual effects will be considered
adverse and moderate to significant in the short term when construction works are underway and will
terminate upon completion of the development. The landscape and visual effects during the operational
stage will generally be considered as ranging from having ‘No effect’ as they will not be visible due to the
relative low height of the proposals, to a ‘Positive’ effect where the proposals can be seen given the well-
considered design, site layout and presentation of the scheme as a whole.

The significance of the effects is considered generally as ‘Slight’ to ‘Moderate’ where the scheme is visible,
mainly from the west and eastern approaches of the Howth Road. Some views of the upper levels of Howth
Head will be removed from locations on the Howth Road, but these are not considered to be adversely
significant given the visual clutter of the existing overhead wire scape that detracts from these views in the
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existing scenarios or views. Due to the site layout and relative low height of the proposals, the likely effect
on Preserved Views is considered neutral and slight.

The visual effect of the local protected structures is also considered neutral and slight. It is considered that
the proposed development will not have any significant adverse effects on the landscape and visual
amenity of the subject site, adjacent Architectural Conservation Area of the Howth Castle Demesne, or on
the small section of the ACA to the northeast, or on residential lands adjacent to the site.

It is not anticipated that there will be any significant adverse effects on the cultural heritage or historic
landscape context of the subject site, it’s biodiversity or local residential amenity. It is likely that that there
will be positive significant effects in the long term on biodiversity, landscape and visual amenity, on the
local and future population and human health.

The cumulative effects are considered mainly in the form of the Claremont scheme currently under
construction on the north side of Howth Road. The scheme will be 4-8 storeys in height when complete and
will be substantially higher and visible in the landscape and against the seascape of the Irish Sea and
coastline that than proposed scheme at the subject site. The proposed development at the Deerpark site
will be largely visually absorbed and visually contained within its landscape setting due to the presence
and retention of trees to the south, southeast and east of the site itself. The two developments when
complete will transform a suburban road corridor into Howth town and harbour, currently in transition in
terms of landscape character, to an urbanised road/streetscape. This will be seen as an expansion of the
built environment of Howth town as a metropolitan urban area along the Howth Road corridor.
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Responses to individual department reports

Conservation, Integration & Visual Amenity Page 210f the Planners Report

Point 1

‘The subject site is highly sensitive, being partially located within the Buffer Zone of the Howth
SAAO, adjoining the 'HA' High Amenity lands to the south, designation as a 'highly sensitive
landscape' while also being proximate to designated architectural heritage Howth Castle,
including the entrance gates is a Protected Structure.

The section of land that is the subject of the proposed development sits behind the estate
boundary wall that fronts onto the Howth Road/Dublin Road on the western side of the current
entrance to the castle, with its 19th century ornamental gate piers. ‘

Response:

We respectfully disagree with the statement that the subject site is highly sensitive. This
statement alludes to the entirety of the subject site having a high sensitivity which is inaccurate.

There are two sections of the site that are considered highly sensitive, namely the lands that are
zoned ‘High Amenity’ and are part of the ‘Howth SAAO Buffer Zone’, and the lands/boundary to
the east of the site that form part of the Howth Castle ACA.

The area of ‘High Amenity’ zoned lands (3,113 sq.m) is proposed to be retained as open space
for the use of the residents with a substantial belt of trees being retained that separate this area
from the adjoining golf course to the south of the site that sits within the SAAO Buffer Zone. The
proposed development will not have a significant impact on the landscape or visual amenity of
these ‘High Amenity’ zoned lands within the SAAO Buffer Zone.
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The subject site itself is a greenfield site, which was formerly part of the historic demesne estate
and has historically been used for agricultural purposes. It is no longer part of the estate and
does not form part of the ACA, with the exception of a small section of boundary wall to the
southeast of the site which is being retained.

The proposed development includes for the opening of a small section of the wall at this location
for pedestrian access and to improve permeability to the site. This section of wall has been
repaired and rebuilt over the years. its current appearance is poor due to the lack of maintenance
and management and is overgrown with ivy. The 19%" century gated entrance piers are set back
approximately 50m from Howth Road and are not visible on approach from the east or west and
will not be impacted upon by the proposed development.

Howth Castle ACA (outlined in purple dashed line)
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View of the southeastern corner of the stone wall that is part of the ACA.
Varying repair materials can be seen through the gaps in the ivy growth.

View of the boundary wall within the ACA along the eastern/southeast of the site {adjacent to the gates to Howth Castle).
Again, various materials can be seen that have been used to repair the wall over the years, along with ivy growth.
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View looking northeast along the boundary wall within the ACA showing
historical material repairs and poor maintenance/management

View of the boundary wall to the left of view overgrown in ivy (November 2023}, from the gated entrance to Howth Castle.
Howth Road and the site compound for the Claremont site is visible in the middle distance, right of view.
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Close up view of the boundary wall within the Howth Castle ACA.
A clear demarcation or rebuild can be seen along with ivy and other
vegetation on wall as it curves south towards the entrance gate to the castle.

The protected gated piered entrance gates are visible in the middle distance,
set back approximately 50m from Howth Road.
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Point 2

‘While there has been low scale residential development from the mid-20th century along the
southern side of the Howth Road up to the western boundary of the proposed site, the subject
lands have never been built on. Their open nature behind the estate wall facilitates views of the
mature trees of Howth Castle demesne and Muck Rock of the Hill of Howth, giving a distinctive
character to the entry point to Howth village.’

Response:

The predominant scale of development along the western approach to the subject site is one to
two storey residential housing, however, there has also been higher scale development locally
to the west and south of Howth Road. The Claremont Hotel site on the shoreline to the
northwest of the site has been redeveloped as the Howth Lodge apartment complex, with four
blocks of four storeys in height and is clearly visible from higher points in the landscape such as
Muck Rock (100.000+ OD, and Dun Hill 150.00+0D).

To the west along Howth Road, halfway between the town centres of Howth and Sutton, two
apartment developments were built on neighbouring sites, namely Corr Castle (six blocks, four
storeys) and Offington Manor (three blocks, 3-4 storeys).

There are views to the tree canopy of the wider Howth Castle Demesne and to Muck Road and
part of Howth Head from a short section of Howth Road, on the approach from the west as the
road turns south and moves west adjacent to Baltray Park. The view has sensitive characteristics,
but the overall quality and sensitivity of the view is reduced through the urbanisation of the
lands to the north and south of the road along with the necessary road, pedestrian, cyclist, road
lighting and overhead wire infrastructure in the view. See Views 10 and 23 below. The views
along Howth Road are not protected views.
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Existing View 10

Proposed View 10

It is considered that the proposed development will not have a significant adverse effect on this
view. The 3-5 storey development will appear as a continuation of the suburbanisation of Howth
Road. This is not a protected view.
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Existing View 23

Proposed View 23

It is considered that the proposed development will not have a significant adverse effect on this
view. The 3-5 storey development does not appear visually dominant or visually obtrusive and
will not significantly alter the landscape character of the site. This is not a protected view.
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Point 3:

‘It is noted that the applicant has referenced the Claremont SHD site currently well under
construction on the other side of the road, however this was a former industrial brownfield site,
which doesn't have the same sensitives as the subject site forming lands in a historic demesne
and was also zoned Town Centre as opposed to the RS and HA zoning of the site.

Response:

The Claremont Development that is currently under construction is located immediately to the
north and east of the site. As part of Landscape and Visual Impact Assessment, it is not possible
to disregard other developments that are in either the planning stage or are currently under
construction in the vicinity of a proposed development, not only as part of the desktop study of
the baseline landscape and visual assessment, but also in the assessment of the cumulative
visual effects.

The Claremont development is located on the Howth Road immediately outside the entrance to
Howth Castle and to the northeast of the Howth Demesne. This mixed-use residential
development was on site and under construction during the assessment process of the proposed
development at Deerpark.

As per the Guidelines on Landscape and Visual Impact Assessment (GLVIA 3™ Edition (GLVIA3))
Section 7.29, page 129.

Assessing Cumulative Visual Effects

Cumulative visual effects are the effects on views and visual amenity enjoyed by people, which
may result either from adding the effects of the project being assessed to the effects of other
projects on the baseline conditions or from their combined effect. This may result in changes in
the context and character of the views experienced in particular places due to introduction of
new elements or removal of or damage to existing ones.

As per Table 7.1 GLVIA 3. A combined effect:

‘occurs where the observer is able to see two or more developments from one
viewpoint’;
and

‘where two or more developments are or would be within the observer’s arc of vision at
the same time without moving her/his head).

The Claremont scheme formed part of the baseline views as it was under construction and
appeared in the relevant viewpoints that were agreed with the local authority at pre
consultation.
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It was therefore modelled as is {ie. partially constructed) in the proposed views, and fully
modelled (ie. to reflect the development on completion} in all cumulative views. This process is
standard practice in cumulative visual impact assessment, in order to undertake an objective
assessment as to the visual effects of the proposed development, as well as cumulative effects,
in the context of the existing the future built fabric visible in each view.

Point 4:

The Planning Authority consider that due to the sensitive setting of the site and the importance
of this historic environment that this is not an appropriate location for large-scale and/or tall
buildings. The statutory designations and land zoning that border and include part of the site of
Protected Structures, Special Amenity Area Buffer and High Amenity Lands all serve to emphasise
that this is a special and unique place and so any development within the residential zoned
section should not be overly dominant in scale or massing and should be appropriate to the
historic local character of the place.

Response:
Refer to response to points 1,2 and 3 above.

We respectfully disagree with the opinion of the local authority that the proposed development
is overly dominant in scale or massing which is supported by the twenty-three verified views of
the 3-5 storey development. The local authority’s Architects Department has not provided a
report to support this statement.

Point 5:

An Architectural Heritage Impact Assessment as required under Objective HCAO25 of the Fingal
Development Plan and a Designed Landscape Appraisal as required under Objective HCAO32
have been submitted as part of the proposed development.

It is recognised that the portion of these lands that directly border the Howth Road are zoned
residential and therefore some form of development will be permitted, however the issues as
previously raised in the opinion report is the scale and massing and how this radically changes
the existing environment to its detriment.

Response:

In conjunction with the responses to Points 1 to 4 above, and in combination with the
conclusions of the LVIA that the proposed development will not have a significant effect on the
landscape or visual amenity of the subject site or its surrounds, we respectfully disagree that the
scale and massing ‘radically’ changes the existing environment in a negative manner.

We respectfully submit that the above statement lacks a detailed response or support from the
local authority’s Architects Department.



urbanism + landscape

Point 6:

The gateway forming the entrance to Howth Castle is a protected structure, specifically identified
within the entry of RPS No. 566 for Howth Castle and the character formed by the tree-lined
entrance, the random rubble masonry boundary walls and the highly stylised gate design is a
fundamental part of the sense of place of Howth, contributing significantly to the attractiveness
and character of the settlement. The entrance area to Howth Castle, as it currently exists, serves
as the landmark for the entry point to Howth.

Response:

The entrance to Howth Castle, specifically the gated entrance is set back approximately 50m
from Howth Road and is not visible on the eastern or western approaches to Howth Village (See
Appendix 1 for additional photography of the entrance to Howth Castle and views of the
approach road to Howth).

The gated entrance (and tree lined avenue) is visible only from the immediate area to the north
of the entrance area on Howth Road.

The greater and more visible landmark that is visible on the approach from the west is St. Marys
Church. The proposed development will not have a significant effect on either of these protected
structures.

Point 7:
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