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1. Introduction 

This Planning Statement has been prepared by McCutcheon Halley (MH) 

Chartered Planning Consultants on behalf of the Applicant, McGarrell Reilly 

Homes Ltd. to accompany a Strategic Housing Development (SHD) application to 

An Bord Pleanála (ABP).  

A full description of the proposed development is set out in Section 5 of this 

report. Briefly, the proposed development includes the development of 118 no. 

residential units, one no. childcare facility, the extension of the Clay Farm Loop 

Road, and all associated site development works.  

The subject lands comprise a 1.97 hectare strategically located brownfield site at 

Stepaside, Co. Dublin, that borders existing housing development at Stepaside 

Park.  

The proposed development meets the threshold for SHD, being a development 

of 100 units or more on lands zoned for residential use, and accordingly is subject 

to the provisions of the Planning and Development (Housing) and Residential 

Tenancies Act 2016, as amended.  

The purpose of this Planning Statement is to present the details of the proposed 

development in the context of proper planning and sustainable development. 

A separate Statement of Consistency with Local Planning Policy is submitted 

under separate cover which sets out the compliance of this scheme/proposed 

development with all relevant policies contained within the Dún Laoghaire-

Rathdown County Development Plan 2022-2028 (the Development Plan) and 

Ballyogan and Environs Local Area Plan 2019-2025.  

McGarrell Reilly Homes Ltd has appointed a competent and experienced Design 

Team to assist with the design of the proposed development. The team 

comprises; 

• McCutcheon Halley Chartered Planning Consultants 

• Conroy Crowe Kelly Architects 

• DBFL Consulting Engineers 

• Brown, Richardson + Rowe Landscape Architects + Planners 

• Mitchell + Associates 

• Altemar Marine & Environmental Consultancy 

• CMK Hort + Arb Ltd. 

• Archer Heritage Planning Ltd. 

• Sabre Electrical Services Ltd. 

• Passive Dynamics 

• AWN Consulting 

• Digital Dimensions 

• OCSC Consulting Engineers 

• B-Fluid Ltd. 

• Independent Site Management 

This application includes a suite of drawings and reports which should be read in 

conjunction with this planning statement, including, inter alia: 
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Report  Prepared by 

Statement of Consistency with National and 

Regional Policy and S.28 Guidelines 

 

 

 

 

 

MH Planning Consultants 

Statement of Consistency with DLRCDP 2022-

2028 & BELAP 2019-2025  

EIA Screening Report 

Article 299B Statement 

Social Infrastructure Audit 

Unit Justification Mix Report 

Material Contravention Statement 

Statement of Response to ABP Opinion & 

DLR Opinion  

Childcare Assessment Report 

Architectural Design Report  

 

Conroy Crowe Kelly 

Architects 

Housing Quality Audit 

Part V Proposal 

Building Lifecycle Report 

Landscape Report Brown, Richardson + Rowe 

Landscape Architects + 

Planners 
Outline Landscape Specifications 

Landscape & Visual Impact Assessment Mitchell + Associates 

Verified Photomontages & CGIs Digital Dimensions 

Infrastructure Design Report  

 

 

DBFL Consulting Engineers 

Traffic & Transport Assessment and 

Framework Mobility Management Plan  

Quality Audit  

DMURS Compliance Statement 

Outline Construction & Environmental 

Management Plan 

Stormwater Audit  

Site Specific Flood Risk Assessment 

Energy & Sustainability Report OCSC Consulting Engineers 
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Report  Prepared by 

Telecommunications Impact Assessment Independent Site 

Management 

Outdoor Lighting Report Sabre Electrical Services Ltd. 

Daylight, Sunlight & Overshadowing Report Passive Dynamics 

Ecological Impact Assessment  

Altemar Marine & 

Environmental Consultancy 
AA Screening Report 

Resource & Waste Management Plan  

AWN Consulting Operational Waste Management Plan 

Arboricultural Assessment CMK Hort + Arb Ltd. 

Wind Microclimate Modelling Report B-Fluid Ltd. 

Archaeological Impact Assessment Archer Heritage Planning 

Ltd. 

Drawings  Prepared by  

Architectural Drawings Conroy Crowe Kelly 

Architects 

Engineering Drawings  DBFL Consulting Engineers 

Landscape Drawings Brown, Richardson + Rowe 

Landscape Architects + 

Planners 

Lighting Drawings Sabre Electrical Services Ltd. 

Arboricultural Drawings CMK Hort + Arb Ltd. 

 

1.1 The Applicant 

McGarrell Reilly Homes Ltd., part of the McGarrell Reilly Group, is a privately 

owned property group that has created high quality developments in Ireland, the 

UK and Germany. The group prides itself on the quality of their portfolio and 

constantly strives to add value to each of their projects.  

Successfully operating for over 40 years, some of McGarrell Reilly Group's best-

known developments include the Iveagh Court Complex, the initial development 

at Stepaside Park, Harcourt Street, Malahide Marina Village, Lusk Village, 
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Steeplechase, Ratoath, Clonrath, Lusk, Millerstown, Kilcock, Hansfield SDZ and 

Charlemont Square.  

McGarrell Reilly Group takes a thorough approach - from land acquisition to 

infrastructure improvements, through design and construction management, to 

creating the finished product and delivering an optimum environment for living 

and working, fostering prosperous and sustainable communities. 

With a proven track record for constructing high-quality developments, the 

proposed development presents an opportunity to deliver quality homes in one 

of the few available strategically located sites in Dún Laoghaire-Rathdown’s 

jurisdiction. 

2. Site Context 

2.1 Site Location & Description 

The subject lands measure 1.97 hectares (ha) in area and are strategically located 

(see Figure 1), situated c.11 km south of Dublin City Centre and c.400 metres from 

Stepaside village as identified in Figure 2. The subject site  lies on the route of the 

proposed Clay Farm Loop Road that would be extended as part of the SHD 

application.   

 

Figure 1 - Location of development lands in Stepaside, Co. Dublin 

The adjoining lands to the south and west are built up and comprise low rise 

housing in Stepaside Park. The higher density mixed use development of Clay 

Farm is to the north-east and south-east (under construction). These 

developments establish the existing setting and the character of the lands.  The 

higher lands to the north and north-east are a generally a greenfield landscape 
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and agricultural land.  Stepaside Golf Club and Cruagh Manor housing estate are 

located to the south-east of the subject lands with undeveloped lands adjoining 

the site to the north.    

 

Figure 2 - Indicative site boundary outlined in red 

The site is on the lower side of Stepaside Park which falls steeply from Stepaside 

northwards towards the Ballyogan Stream. The topography levels out somewhat 

towards the Ballyogan Road before falling towards the M50 and Leopardstown. 

The landscape is typical of this northern section of the Dublin mountains, where 

this high ground affords sweeping views across Dun Laoghaire Rathdown, 

towards Dublin Bay. On a more immediate scale, the site itself falls 9m from 120 

to 111m which informs the proposed design.   

The site is partially cleared of topsoil, with some spoil heaps, grass and scrub 

vegetation. There is a significant stand of mature Beech Trees beyond the site to 

the west, within the established residential estate at Stepaside Park, and further 

mature trees in the grounds of Clay Farm, also outside the site.  

2.2 Access & Connectivity 

The application site is proximate to the LUAS Green Line, with the nearest stops, 

Leopardstown Valley to the east, being circa 800 metres walking distance of the 

subject site via Clay Farm. The Gallops LUAS stop is also located c. 600 metres to 

the north-east. The LUAS Green Line provides access to Sandyford, Dundrum, the 

City Centre and northwards to other destinations along its route. 

The subject site is well served in terms of public transport provision. The Go Ahead 

Bus route number 63 operates along Ballyogan Road to the north whilst 2 no. 

Dublin Bus services operate along the Enniskerry Road to the south-west 

including the No. 44 and No. 188.  



 

 

10 

July 2022   |   Planning Statement 

The NTA’s planned BusConnects programme will further strengthen the 

frequency and capacity of the existing bus network serving the subject site. 

Following its implementation, the development site will be located in close 

proximity to ‘Local Route’ 27 (Ballyogan-Cabinteely-NRH-Dún Laoghaire) which will 

replace the existing Go Ahead Bus Route 63 in this area and new ‘Local Route’ 13 

(Kiltiernan-Stillorgan Village-UCD-Ringsend). In addition, the existing Dublin Bus 

routes 44 and 88 will be replaced by the ‘Radial Route’ 88 and ‘Peak Route’ 13.  

In terms of the local road network, the application site is strategically located to 

the north-east of the R117 Enniskerry Road and south-west of the Ballyogan Road 

corridor. The Ballyogan Road extends in a northerly direction to the R113 

Leopardstown Road/N31 Leopardstown Road roundabout junction, where access 

can be gained to the M50 motorway. The N31 Leopardstown Road runs in a north 

south direction from the R113/N31 roundabout junction terminating at the N11 

Stillorgan Road. The N11 Stillorgan Road provides access to Dublin City, 

Donnybrook, Mount Merrion, and Blackrock and Stillorgan to the north, Foxrock, 

Cornelscourt, and Cabinteely to the north-east, and Shankhill to the south-east. 

To the east of the subject site Ballyogan Road terminates at a roundabout junction 

with the M50 Entry/Exit lanes (Junction Number 15) and Glenamuck Road. 

Glenamuck Road runs in a north-south direction connecting to the R117 to the 

south, providing a direct route to Kiltiernan and Enniskerry. To the north, the R117 

provides a direct route to Sandyford and Dundrum Town Centre and 

subsequently road links to Dublin City Centre. 

The Figure below shows the location of the public transport routes and the road 

network in the immediate vicinity of the site. 
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Figure 3 Site Connectivity 

The application documentation submitted with the SHD application includes a 

Traffic and Transportation Assessment prepared by DBFL Consulting 

Engineers which should be referred to for further details. 

2.3 Facilities 

In June 2022, a comprehensive Social Infrastructure Audit (SIA) was undertaken 

in relation to the Site by MH Planning. The SIA identified the community facilities 

within a 1km radius of the subject lands. These facilities were broken down into 

categories and are outlined in the SIA prepared and submitted under separate 

cover with this application. 

A number of sports and recreational facilities are located in the area catering for 

various needs and ages including local parks, playground, sport amenities, clubs, 

leisure facilities and golf courses, see Figure 4. These comprise Glencairn Park 

(park, tennis courts and playground), Fernhill Park and playground, Golf courses 

including the DLR Stepaside Golf Course, Stepaside Golf Centre, Jamestown Par 3, 

Bellarmine Park (park, playground and community centre), Samuel Beckett Civic 

Campus (Ballyogan Celtic F.C, skatepark, playground and DLR Leisure Ballyogan), 

Stepaside Playground and Clay Farm EcoPark. 

 

Figure 4 Sports & Recreation Facilities proximate to the site 
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The Site is also accessible to a range of educational facilities encompassing 

primary and post-primary establishments, see Figure 5. In total, the SIA identified 

2 no. local primary schools (with an additional 2 no. primary schools located just 

outside the study area) and 1 no. post primary school. 

 

Figure 5 Local Educational Facilities 

The local area is also well served by a range of community facilities. There are 3 

no. community centres located in close proximity to the site. These include the 

Bellarmine Community Centre and the Samuel Beckett Civic Centre in Ballyogan 

that is home to the Ballyogan Family Resource Centre and the Ballyogan 

Community Centre. 
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3. Planning History 

A planning history search was conducted using the Dún Laoghaire-Rathdown 

County Council website, and the following summary highlights the key recent 

planning applications in respect of the Stepaside Park development lands.   

Table 1 - Planning history in respect of the application site 

 

 

 

Reg. Ref. D13A/0190 

Permission for development consisting of 46 no. houses, open space 

including play areas, surface water attenuation and associated site works. 

Granted 

20 Sept. 

2013 

Appeal – ABP PL.06D.242585 

ABP overturned the Inspector’s recommendation and concluded that the 

proposed layout, including the open space proposal, and the design of 

the individual units will permit the proposed development to integrate 

successfully with the neighbouring established housing area.  

 

Granted 

5 March 

2014  

Amendment Application - DLR Reg. Ref. D16A/0650  

Planning permission was granted by the Planning Authority for permission 

for revisions to permitted development Reg. Ref. D13A/0190 to omit 10 no. 

3-bedroom terraced houses and 3 no. 5-bedroom detached houses (13 

houses in total to be omitted) to now provide 13 no. detached 4-bedroom 

houses instead. The development includes on-curtilage car parking and 

associated site works. 

Granted 

15 Mar. 

2017  

DLR Reg. Ref. D09A/0934 

Planning permission for 206 dwellings, a 228sqm. childcare facility and a 

52sqm local commercial unit on lands at Stepaside Park.  

Refused 

25 Feb. 

2010 

Appeal – ABP PL.06D.236375  

The Board concluded that the development was premature by reason of 

pending completion of the Ballyogan Loop Road. In addition, the design of 

the emergency access was contrary to the zoning objective for the area and 

the provision of public amenity space was considered to be sub-standard.  

Refused 

22 Dec. 

2010 
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A planning history search was also undertaken to identify planning applications 

in the area surrounding the subject site. Key recent planning applications in 

respect of the adjoining lands are shown in the Table below.  

SHD at Clay Farm Phase 1:  Ballyogan Road, Dublin 18 

Application (DA15A/0247) for a seven-year permission 

for a residential development of 410 number residential 

units and a childcare facility, vehicular access from 

Ballyogan Road, all associated site and infrastructural 

works on a site area of approximately 13.63 hectares. 

The residential component of the development consists 

of 190 number 2-3 storey houses and 220 number 

apartments of 4-6 storeys in height. 

 

Application (D17A/0468) for amendments to the 

permitted Clay farm Phase 1 scheme consisting of the 

addition of 1 no. Velux window to the 2nd floor attic 

storage space to the rear of house types C1 (69 no. 4 

bed houses), D1 (18 no. 4 bed houses) and D1A (1 no. 4 

bed house). 

 

SHD application (304288-19) for amendments to the 

westernmost part of Clay Farm Phase 1C for the 

provision of 192 no. apartments in two no. blocks to 

replace 56 no. apartments and 10 no. houses permitted 

on this part of the site. 

 

 

DLRCC Ref.  

D15A/0247 

ABP Ref.  

246601-16 

Granted  

5 Sept. 2016 

 

 

DLRCC Ref. 

D17A/0468 

Granted 24 Aug. 

2017 

 

 

ABP Ref.  

304288-19 

Granted 30 July 

2019 

 

Phase 2, Clay Farm, Ballyogan Road, Dublin 18. 

SHD application for 927 no. residential units consisting 

of 355 no. two and three storey terraced houses, 16 no. 

apartment blocks from 2- 6 storeys in height, and a 

neighbourhood centre containing a childcare facility and 

2 no. retail units. The associated section of the Clay 

Farm Loop Road from the bridge road link with Phase 1 

to the south western site boundary, and all associated 

site and infrastructural works on a site measuring c. 20.5 

hectares. 

ABP Ref. 

301522-18 

Granted  

2 Aug. 2018 

 

Glencairn (Glencairn House, a protected structure), Murphystown Way, 

Dublin 18. 
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SHD application for the demolition of existing 

outbuildings on site and Construction of 243 no. 

apartments within 6 buildings of 4 and 5 storeys in 

height, 98 no. two storey houses, childcare facility, 519 

no. car parking spaces and associated site works. The 

application site has an overall area of circa 9.59 

hectares. 

ABP Ref.  

302580-18 

Granted  

19 Dec. 2018 

Glenamuck Road South, Kiltiernan, Dublin 18 

SHD application for 30 no. houses and 173 no. 

apartments within 12 blocks up to 6 storeys, creche, a 

retail unit, social/amenity facility, two Electricity Supply 

Board substations, and all associated site works on a 

site of c.4.28 hectares. 

ABP Ref.  

303978-19 

Granted  

26 June 2019 

Lisieux Hall, Murphystown Road, Leopardstown, Dublin 18 

SHD application for 200 no. apartments in 4 blocks 

ranging from 5 to 7 storeys, including ancillary 

residential support facilities, creche, a standalone 

Electricity Supply Board substation building, and 

associated site works on a site measuring c. 1.19 

hectares. 

ABP Ref.  

307415-20 

Granted  

6 Oct. 2020 

Lands known as Quadrant 3, The Park, Brookfield, Glenamuck Link 

Road and Ballyogan Road, Carrickmines Great and Jamestown, Dublin 

18 

Planning application for ‘The Quadrant Neighbourhood 

Centre’ (featuring retail, retail services and 

restaurant/café uses), retail warehouses, cinema and 

other leisure space, residential units, crèche, office 

space, car showroom, medical centre, and linear park. 

The proposed development consists of 4 blocks and 

ranges from 2-6 storeys in height, and features 130 no.  

residential units on a site measuring c. 10.5 hectares. 

 

DLRCC Ref. 

D18A/0257 

ABP Ref.  

304396-19  

Granted 

26 Sept. 2019 

 

Lands at Murphystown Way, Dublin 18. 

SHD application for 249 no. apartments in 3 no. 

buildings ranging in height from part 4 to part 13 

storeys, childcare facility and associated site works on a 

site measuring c. 2.64 hectares. The proposal includes a 

section of the proposed Link Road from Murphystown 

Way to Sandyford (long-term road objective). 

ABP Ref.  

308227-20 

Granted  

14 Jan. 2021 

Golf Lane, Carrickmines, Dublin 18 
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Application for 482 no. residential units in 7 blocks 

ranging in height from 4 – 22 storeys, along with 

ancillary residential amenities, provision of a childcare 

facility, gym, and local shop, on a site area of 2.56 

hectares.  

ABP Ref.  

309026-20 

Granted  

20 April 2021 

Lands at Shaldon Grange, located off Enniskerry Road (R117), Kiltiernan, 

Dublin 18. 

SHD application for 130 no. residential units, 55 no. 

three storey houses, and 75 no. apartments in 5 no. 

three storey blocks, 204 surface car parking spaces, 158 

no. bicycle parking spaces, electricity supply board 

substation and associated site works on a site 

measuring c. 3.32 hectares.  

ABP Ref.  

312214-21 

Granted  

11 April 2022 

 

 Table 2 Planning history in respect of adjoining and nearby lands. 

The permissions granted highlight that this is an area in transition which is 

experiencing a shift away from traditional housing developments toward higher 

density schemes in line with the achievement of sustainable compact growth in 

existing built up areas, particularly in locations close to public transport corridors. 

The Figure below identifies  the permitted developments in proximity to the 

application site as set out in Table 2. 

 

Figure 6 Permitted developments proximate to subject site 
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4. Pre-Planning Consultation 

In accordance with S.247 of the Planning and Development Act 2000 (as amended) 

a pre-planning meeting was conducted with Dún Laoghaire-Rathdown County 

Council on Tuesday 29 June 2021, during which, details of the proposed 

development were presented and discussed. 

4.1 Section 247 Pre-application Consultation  

The key items highlighted by the Planning Authority are detailed below: 

• Concerns about the proposed vehicular access via the extension of the 

Loop Road and the cumulative impact arising from Clay Farm Phase 1 and 

2 developments, together with the proposal. The Council queried the 

appropriateness of the extended Loop Road as the vehicular access to 

serve the proposed development and indicated that development of this 

site was contingent on the completion of the Loop Road and there should 

be no more access on to the Enniskerry Road in line with the previous 

1999 condition.  

• The extension of the Loop Road as part of the proposal may not align with 

the exact location shown in the Local Area Plan (LAP) /Site Development 

Framework (SDF) map. 

• The compliance of the proposal with the design principles and objectives 

contained in the LAP / SDF, including: 

- Walking and cycling links at the locations indicated in the LAP/SDF 

maps;  

- Maintaining / providing for future vehicular links as illustrated in the 

LAP/SDF maps;  

- Applicable densities as per the LAP. 

• Where proposed densities are not in line with the LAP/SDF targets, a 

rationale to justify any deviation should be submitted. 

• The proposal should address the site topography integrate successfully 

with the surrounding character.  

• The policy regarding car parking is one space per unit and the design of 

the basement car park should ensure that there is sufficient space to 

accommodate cyclists and pedestrians.  

• There is a preference for cycle parking to be provided at grade rather than 

basement/undercroft level.  

• The cumulative traffic impact arising from the proposal on Ballyogan Road 

/ Clay Farm Way needs to be considered and a Traffic and Transport 

Assessment should be submitted.  

• Concerns about the traffic impact during the construction stage.  

• Deers are present in the area and it was recommended an ecological 

survey be carried out and accompany the application.  

These issues were considered by the Design Team throughout the design process. 

Matters raised in the Opinion have been considered and responded to by the 

Design Team and are addressed in the plans and particulars which have been 

prepared to accompany this SHD application. 
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4.2 An Bord Pleanála Opinion 

A Section 5 pre-application consultation (PAC) request was submitted to An Bord 

Pleanála (ABP), and after the consultation meeting on the 24th of March 2022, an 

Opinion was issued by ABP highlighting issues which must be considered and 

specific information requirements to be addressed as part of the formal 

application: 

1. A statement that addresses consistency with the relevant zoning 

objectives of the development plan for the area should be submitted.  

2. A statement addressing the consistency of the proposal with specific 

objectives of the Ballyogan and Environs Local Area Plan (BELAP) 2019-

2025 for area 11 Kilgobbin South and area 13 Stepaside East.  

3. A detailed statement demonstrating how the building height by 

neighbourhood and density proposed is appropriate, given the Dun 

Laoghaire Rathdown Development Plan 2016-2022 and the new Draft Dun 

Laoghaire Rathdown Development Plan 2022-2028 and the BELAP 2019-

2025.  

4. A detailed statement demonstrating further justification and clarity of the 

proposal with respect to:  

i. Access to the upper site (19 units) via Stepaside Park, given the 

issues raised by the planning authority with respect to circuitous 

route, steep gradients, junction access with Enniskerry Road, 

phasing requirements for the Clay Farm Loop Road, access 

arrangements and density requirements set out the in BELAP 

2019-2025.  

ii. Proposals to further increase the number of dwellings (118 units) 

accessing via Clay Farm Loop Road which is essentially a cul de 

sac.  

iii. Clear indication on plans and drawings what section of the Loop 

Road will be delivered by the applicant under the subject 

application.  

iv. Further justification for the proposal in relation to section 12.1 

phasing of the BELAP 2019-2025 regarding the provision of Clay 

Farm Loop Road.  

5. A detailed statement demonstrating how the proposed development ties 

in with the wider development strategy for the landholding and the overall 

Stepaside Area, with regard to a phasing strategy.  

6. A detailed statement, which should provide adequate identification of all 

such elements and justification as applicable, where / if the proposed 

development materially contravenes the statutory County Development 

Plan or LAP for the area other than in relation to the zoning of the land, 

indicating why permission should, nonetheless, be granted, having regard 

to a consideration specified in section 37(2)(b) of the Act of 2000.  

7. Detailed landscape drawings that illustrate hard and soft landscaping, 

useable communal open space, meaningful public open space, quality 

audit and way finding. The public open space shall be usable space, 

accessible and overlooked to provide a degree of natural supervision. 
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Details of play equipment, street furniture including public lighting and 

boundary treatments should be submitted.  

8. A Daylight and Shadow Impact Assessment of the proposed development, 

specifically with regard to:  

• Impact upon adequate daylight and sunlight for individual units, 

public open space, courtyards, communal areas, private amenity 

spaces and balconies.  

• Impact to any neighbouring properties devoid of proposed and 

existing landscaping and trees.  

9. Additional CGIs are required, as well as a Landscape and Visual Impact 

Assessment with photomontages, to include, consideration of winter 

views from the surrounding areas.  

10. An up to date Ecological Assessment, inclusive of a Bat Survey.  

11. Where an EIAR is not being submitted the applicant should submit all 

necessary information referred to in article 299B(1)(b)(ii)(II) and article 

299B(1)(c) of the Planning and Development Regulations 2001-2018 for 

the purposes of EIAR screening.  

12. A response to matters raised within the PA Opinion submitted to ABP on 

the 21st January 2022.  

13. A life cycle report shall be submitted in accordance with section 6.13 of 

the Sustainable Urban housing: Design Standards for New Apartments 

(2020). The report should have regard to the long-term management and 

maintenance of the proposed development. The applicant should 

consider the proposed materials and finishes to the scheme including 

specific detailing of finishes, the treatment of balconies in the apartment 

buildings, landscaped areas, child friendly spaces, pathways, and all 

boundary treatments. Particular regard should be had to the requirement 

to provide high quality and sustainable finishes and details which seek to 

create a distinctive character for the development.  

14. Submission of a Taking in Charge Map.  

15. Submission of a Site Specific Construction and Demolition Waste 

Management Plan. 

16. Details of public lighting. 

It is noted that the proposal presented to ABP for the purpose of pre-application 

consultations incorporated two parcels of land. One smaller parcel situated to the 

north of Stepaside Park (identified as the ‘Upper Site’) provided for 19 no. houses. 

The other larger parcel (identified as the ‘Lower Site’) provided for 97 no. 

apartments, 21 no. houses, crèche, extension of the Clay Farm Loop Road, public 

open space and associated site works. Shortly after issue of the Board’s Opinion 

however, the new Dún Laoghaire-Rathdown County Development Plan 2022-2028 

came into effect (21 April 2022). On foot of a zoning change in the new plan which 

impacted the Upper Site, the Applicant decided to omit this smaller parcel from 

the proposal. Accordingly, this SHD application relates to the larger site only, i.e. 

the ‘Lower Site’, the principal site on which development is proposed.   

Importantly, ABP in their Opinion considered that the documents submitted with 

the request to enter into consultations constituted a reasonable basis for an 

application for Strategic Housing Development.  
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A letter formally confirming that the Applicant would be progressing to 

application stage via the SHD process was sent and received by An Bord Pleanála 

on the 21 December 2021 following on from commencement of the LRD Act.  

A separate document ‘Response to ABP Opinion’ is submitted under separate 

cover which outlines how the application has addressed the Opinion received by 

An Bord Pleanála.  

5. Proposed Development 

5.1 Proposed Development Overview 

The design rationale is to create and deliver a connected, high quality sustainable 

residential development that is sensitive to its context with its own character and 

sense of place, and that maximises the site’s natural attributes while achieving 

maximum efficiency of the existing and proposed infrastructure.  

The proposed Site Layout is illustrated in Drawing No. 1806-SHD-104 that 

accompanies this SHD application submission. Figure 7 below shows the 

proposed site layout. 

 

 

 

Figure 7 Proposed Site Layout 

The proposed development comprises a total of 118 no. residential units on a 

1.97 ha site and will consist of: 

 

i. the construction of 1 no. apartment block ranging from 3 to 6-storeys in 

height (9,193 sq.m GFA), comprising a total of 97 no. units including 28 
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no. 1-bedroom and 69 no. 2-bedroom apartments, all with private 

amenity space;   

ii. construction of 21 no. 2-storey houses in semi-detached and terraced 

form (combined GFA of 2,624 sq.m), including 10 no. 3-bedroom 

dwellings and 11 no. 4-bedroom dwellings, all with private amenity 

space;   

iii. construction of a 2-storey childcare facility (156 sq.m GFA), with 

associated outdoor play area, 2 no. set-down car-parking spaces and 2 

no. designated staff car-parking spaces;   

iv. construction of a section of the Clay Farm Loop Road 137m in length (all 

on lands within the ownership of the applicant) and incorporating a 6m 

wide carriageway with 2m wide footpaths and 2m wide cycle tracks on 

each side, connecting with the existing section of the loop road 

constructed on lands to the south-east as part of the Clay Farm 

development; 

v. construction of local access roads to serve the development which will 

connect with the new section of the Clay Farm Loop Road;      

vi. provision of 4,002 sq.m of public open space; 

vii. provision of 1,454 sq.m of communal open space at podium level to 

serve residents of the apartment block; 

viii. provision of 153 no. on-site car parking spaces incorporating 97 no. 

under podium spaces for residents of the apartment building, 10 no. 

visitor car-parking spaces, 42 no. in-curtilage car parking spaces for the 

housing units and 4 no. car-parking spaces designated for the childcare 

facility;  

ix. provision of 248 no. bicycle parking spaces including 170 no. long-stay 

spaces, 56 no. short-stay spaces and 22 no. for use by the childcare 

facility;  

x. 4 no. motor-cycle parking spaces under podium level;    

xi. provision of 4 no. new pedestrian and cyclist links to adjoining 

residential development in Stepaside Park, one of which will also 

facilitate emergency vehicle access to Stepaside Park and access to re-

configured bin-store for existing residents of The Courtyard; 

xii. all ancillary site development works including plant, waste storage 

areas, landscaping, green roofs, boundary treatments, SuDS measures, 

ESB substation, public lighting and solar PV panels.  

 

5.2 Key Development Parameters 

An overview of the key development statistics is provided in the Table below. 

Proposed Development - Summary 

Site Area (under Applicant 

ownership) 

1.97 ha  

 

Gross Floor Area 11,973 sq.m 

Total No. Units 118 no. units 
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Proposed Development - Summary 

No. Apartment Units 97 no. apartments including; 

• 28 no. 1-bedroom units, and 

• 69 no. 2-bedroom units.  

No. houses 21 no. 2-storey houses including; 

• 10 no. 3-bedroom dwellings, and  

• 11 no. 4-bedroom dwellings. 

Net Density 79 units per hectare (uph)  

Plot Ratio 0.63:1 

Note: Section of Clay Farm Loop Road 

excluded from Site Area for Calculation 

Purposes 

Site Coverage 28%  

Note: Section of Clay Farm Loop Road 

excluded from Site Area for Calculation 

Purposes  

Building Height 2-6 storeys 

Dual Aspect Total 67% (79 no. units) 

Dual Aspect (Apartments) 60% (58 no. units) 

Unit Mix Summary • 28 no. (23.7%) 1-bedroom units   

• 5 no. (4.2%) 2-bedroom (3 person) 

• 64 no. (54.2%) 2-bedroom (4 

person) units  

• 10 no. (8.5%) 3-bedroom units 

• 11 no. (9.3%) 4-bedroom units  

Car Parking 

 

• 153 no. total 

• 97 no. resident spaces (1 space 

per unit) and 10 no. visitor spaces 

for apartments,  including 22 no. 

EV spaces 

• 42 no. spaces for houses (2 

spaces per unit) 

• 4 no. spaces for crèche  

Motorcycle parking 4 no. total 

Bicycle Parking • 248 no. bicycle parking spaces 

including; 

o 170 no. long-stay spaces  

o 56 no. short stay visitor spaces  

o 22 no. spaces to serve crèche   

Communal Open Space 1,454 sq.m total  
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Proposed Development - Summary 

Public Open Space 4,002 sq.m (20%) total * 
 

Total Open Space 5,456 sq.m (28%) total*  

*excluding 926sq.m above attenuation tanks in Open Space Area C 

Table 3 Proposed Development Summary 

The total number and mix of units to be provided on site is set out in the Table 

below. 

Typology 1 Bed 2 Bed 3 Bed 4 Bed Total % 

Apartment 28 - - - 28 23.7 

Apartment - 69 - - 69 58.5 

House - - 10 - 10 8.5 

House - - - 11 11 9.3 

Total 28 69 10 11 118 100 

Table 4 Mix of Units 

The development proposal provides for the construction of a section of the Clay 

Farm Loop Road. The 137m Loop Road extension from Clay Farm Phase 2 will 

enhance permeability and connectivity for pedestrians and cyclists throughout 

the wider area, facilitating direct connections from the established residential 

area of Stepaside with Ballyogan Road. This will enable easy access to the Luas 

Greenline and nearby community facilities for residents of Stepaside Park and 

Stepaside Village. 

The proposed development incorporates a crèche of 156 sq.m located centrally 

within the site and close to the entrance from Clay Farm Way. There are 4 no. car 

parking spaces proposed to serve the crèche, including 2 no. dedicated drop off 

spaces. The crèche location overlooks the main  central public open space on the 

site and will benefit from a secure dedicated amenity space of 106 sq.m for 

children’s play and activity. 

To preserve the public realm, the majority of car parking is located at undercroft 

level. Given the location of the Site, the ratio of car parking is one space per unit 

for the proposed apartment units, which will contribute to encouraging residents 

to move toward using sustainable transport modes (walking, cycling, bus and 

LUAS) with consequent environmental and health gains. 

A comprehensive landscape scheme that is informed by the vision for the 

proposed development has been generated, to create a connected, high quality 

sustainable residential development that is sensitive to its context, while creating 

its own character and sense of place. The landscape approach is to reinforce this 

larger development vision by capitalising on the existing natural features and 

character of the site, creating accessible open spaces that are connected to new 
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and existing residential neighbourhoods. The rationale is to maximise the sense 

of community, opportunities for interactions and engagement with the locality. 

Throughout the scheme a clear hierarchy of attractive and usable open spaces 

have been incorporated which have been designed to respond to the needs of 

the residents. These vary in size, scale, and programme such as a natural 

children’s play area, open flexible space for residents to gather underpinned by 

the need to promote biodiversity and sustainable practices. Communal amenity 

space is provided at podium level ensuring it will be readily accessible by all 

residents of the apartment block and will benefit from overlooking. Public open 

space is distributed across 3 no. high-quality areas, which will serve both future 

occupants of the apartments and houses within the proposed development.  

The subject site will discharge via gravity to the existing foul network which 

traverses the site and serves the existing Stepaside Park development. Due to the 

design of the overall development, certain sections of the existing network will 

need to be diverted and this is confirmed as acceptable by Irish Water. Individual 

houses will connect to the 150/225mm diameter foul drains via individual 

100mmdiameter house connections. Foul wastewater discharge from the 

development will be as follows; Daily Loading – 0.68l/s.  

Sustainable Urban Drainage Systems (SuDS) measures are incorporated into the 

surface water management system. These include permeable paving, swales, rain 

gardens, green roofs, green podium, above ground detention/infiltration basin 

and underground storage.  

5.3 Design Rationale 

Key elements of the proposal are summarised as follows: 

• Connectivity - This development includes for extension of the Clay farm 

Loop Road proposed under the Development Plan and Ballyogan and 

Environs Local Area Plan, to enable access to the development site via the 

Clay Farm / Ballyogan Road / Leopardstown Valley junction. Delivery of 

this section of the road, together with the provision of four new 

pedestrian/cycle links to adjoining residential development in Stepaside 

Park will ensure direct connections from this existing residential area with 

Ballyogan Road, facilitating pedestrian and cycle access from established 

residential development through the application site to the Luas, schools, 

Samuel Beckett Campus and neighbourhood centre facilities in line with 

the overall transportation and movement objective for the LAP area. 

• Place-making – The proposed development aims to create a sense of 

place through a range of measures including high-quality urban design, a 

building height strategy that responds to the existing site context and 

topography of the lands and the provision of attractive, vibrant public 

spaces that integrate with the established network of open spaces.  

• Sustainability - The proposed development is intended to promote active 

modes of travel and reduce reliance on private vehicles, maximising the 

use of existing infrastructure. Energy efficiency will be promoted through 

the use of good quality external building materials and insulation, efficient 
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heating systems, use of green roofs and sustainable water use and 

drainage design. 

5.4 Open Space, Amenities and Services 

Throughout the scheme, a series of attractive and usable spaces are created that 

will respond to the needs of residents. These vary in size, scale and programme 

and have been designed to facilitate children’s play, exercise, passive recreation 

and opportunities for community engagement. The proposed development 

includes dedicated amenities and services that will include:  

• A series of Public Open Spaces that are accessible to and will integrate 

with existing development in Stepaside Park, including the existing 

playground to the west of the site.  

• A central neighbourhood gathering area is provided at the southwestern 

edge of the public open space, designated as a Sustainable 

Neighbourhood Infrastructure (SNI) facility that will promote interaction 

and community activities to form stronger and connected 

neighbourhoods.   

• A generously landscaped Communal Amenity Space is provided within the 

rear courtyard of the apartment building. The space includes areas for 

relaxation, gathering, and play. 

• Communal ancillary facilities for residents including secure long-stay 

covered bicycle storage and waste management facilities. 

The proposed development creates a distinct and interactive public realm which 

will form connections between the proposed development and surrounding areas 

and will benefit from extensive landscaping. 

The Landscape Report (BRR Landscape Architects) that accompanies this 

application provides a more detailed description of the landscape approach and 

rationale.   



 

 

26 

July 2022   |   Planning Statement 

 

Figure 8 Overall Landscape Plan indicating spatial distribution of open space 

In addition, the Housing Quality Assessment (CCK Architects) submitted with 

this application includes a comprehensive schedule of communal and private 

open space and amenity areas. The Statement of Consistency (MH Planning), 

also submitted within this application, provides a detailed assessment of the open 

space and amenities / services, demonstrating the compliance of the scheme with 

the Design Standards for New Apartments Guidelines (2020). 

6. National Planning Policy Context 

This SHD application has been prepared against the backdrop of Project Ireland 

2040 and the National Planning Framework (NPF) 2018. The NPF sets the targets 

and development strategy to cater for the estimated one million extra people that 

will be living in Ireland and the further two-thirds of a million people who will be 

working in Ireland by 2040. Over the lifetime of the plan, it is forecast that half a 

million additional homes will be needed to accommodate this projected growth. 

The NPF’s long-term vision aims to balance the provision of good quality housing 

that meets the needs of a diverse population by developing our cities, towns, and 

villages as attractive places to live both now and in the future. The plan embraces 

the principle of compact growth, promoting development that is within the 

existing built-up footprint of settlements or contiguous to existing developed 

lands. The target is for at least 50% of all new housing to be delivered within the 

existing built-up areas of cities on infill and/or brownfield sites. These include 

vacant and under-occupied buildings, with high housing and job densities, better 

serviced by existing facilities and public transport. 

In addition, Rebuilding Ireland was introduced in 2016 to respond to a significant 

shortage of housing in the country and to accelerate housing supply nationally. 

The plan aims to address the needs of homelessness and families in emergency 
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accommodation, increase the provision of social housing, deliver more general 

needs housing by encouraging new construction, utilising vacant homes and 

improving the rental sector. 

In conjunction with a suite of measures to address homelessness and improve 

government supports for households in need, Rebuilding Ireland seeks to 

increase the overall supply of new homes to 25,000 per annum by 2020. Pillar 4 

of Rebuilding Ireland aims to “Improve the Rental Sector: Address the obstacles 

to greater private rented sector delivery, to improve the supply of units at 

affordable rents”.  

‘Housing for All – A new Housing Plan for Ireland’ (2021) is a new plan enacted in 

September 2021 which aims to address some of the key issues surrounding 

housing, namely cost and supply. The Plan targets State investment of €20billion 

and the provision of an additional 300,000 housing units by 2030.  

This SHD application is accompanied by a detailed Statement of Consistency 

(MH Planning) that addresses the compliance of the proposed development with 

the relevant national and regional planning policies, including Section 28 

Ministerial Guidelines. For completeness, it is noted that the County Development 

Plan (2022-2028), as per Chapter 1 of the Written Statement, sets out the policy 

objectives and the overall strategy for the proper planning and sustainable 

development of the County over the plan period (para.1.1), and has been 

prepared so as to be “consistent with both the ‘National Planning Framework’ 

(2018) and the ‘Regional Spatial and Economic Strategy’ (2019) (para.1.1). 

Compliance with the County Development Plan and Ballyogan and Environs Local 

Area Plan 2019-2025 is set out in Section 7 of this report. 

 

7. Planning Assessment 

7.1 Principle of Development 

The subject lands are zoned ‘A’ in the Dún Laoghaire-Rathdown County 

Development Plan 2022-2028, with the objective ‘To provide residential 

development and improve residential amenity while protecting the existing 

residential amenities. ‘ See Figure 9. 

Residential use and Childcare Service are both ‘Permitted in Principle’. The 

inclusion of a crèche within the scheme is compliant with policy SIC11 and S.28 

Guidelines (Childcare Facilities – Guidelines for Planning Authorities (2001) and 

the Apartment Guidelines.  

The zoning map includes the indicative alignment for extension of the Clay Farm 

Loop Road in the eastern part of the site, indicated as a ‘6 Year Road Objective’. 

The proposed site layout ensures consistency with the road alignment provided 

for in the Development Plan. The proposal includes that section of the loop road 

which is proposed within the application site (over which the Applicant has 

control), and will facilitate connection with that part of the road being delivered in 

the Clay Farm Phase 2 development. Delivery of an additional section of the loop 

road will also facilitate future development on the zoned lands to the north. 
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Figure 9 Extract from DLRCDP 2022-2028 Map 9, with site outline shown in red 

The north western portion of the site is bounded by lands zoned Objective F – 

which seeks ‘To preserve and provide for open space with ancillary active 

recreational amenities.’ Along this strip of zoned open space is an existing tree 

belt for which there is an objective ‘To protect and preserve trees and woodlands’.   

There is no development proposed to be situated on these lands but the red line 

extends slightly into the zoned open space in two locations. This is to provide for 

connection to and continuation of the existing pedestrian/cycle path which 

traverses the zoned open space in the north-west corner, as well as connection to 

existing foul services in this part of the site. Neither of these connections will 

result in impacts to the existing tree belt. 

A Recorded Monument (026-123) ‘Urn Burial’ is located to the north-east of the 

proposed development lands but outside the area where development will take 

place.  

As shown in Figure 2.9 of the Development Plan (see extract below), Ballyogan 

and Environs is located within Dublin City and Suburbs and is one of five areas 

designated as a ‘New Residential Community’ in the DLR settlement strategy. The 

strategy seeks to focus growth during the plan period on existing and future 

transport corridors, aligned with the delivery of supporting enabling and 

supporting social infrastructure during the plan period (Section 2.4.2 of the 

Development Plan refers).   
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Figure 10 Extract from DLCDP 2022-2028 (Figure 2.9 Core Strategy Map) 

7.2 Proposed Transport Linkages 

Section 4.3 of the Ballyogan and Environs Local Area Plan (BELAP) 2019-2025 

highlights the overall transportation and movement objective for the area as 

follows: 

The Plan envisages the BELAP area developing as a network of 

interconnected Quarters where walking and cycling will be a 

convenient and sustainable alternative to the private car for short 

and medium distance journeys. The aim of the Plan is to reduce car usage 

by making alternative modes of access more attractive by providing a 

permeable, legible pedestrian and cyclist internal and external 

network which connects existing and proposed residential areas to 

destinations including public transport, employment, schools and retail.  

(emp. added) 

In order to implement the objectives of the LAP, a number of new and/or 

improved linkages are required under Policy BELAP MOV12 – New Linkages which 

states: 

To provide or facilitate the delivery of the new linkages shown in Table 4.6 

and Figure 4.11 – Movement Strategy. 

The linkages from Table 4.6 pertaining to the application site are Link No. 4 and 

Link No. 16, shown below. 
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Figure 11 Extracts from Table 4.6 of BELAP (‘Proposed Linkages’) relevant to application site 

The two proposed linkages (No. 4 and No. 16) of relevance to this site are indicated 

in the below extract of Figure 4.11 of the BELAP ‘Movement Strategy – Planned 

Linkages’.  

 

Figure 12 Extract from Figure 4.11 of BELAP (‘Movement Strategy – Planned Linkages’) 

It is noteworthy that Figure 4.11 makes clear “The lines of the road proposals 

shown are indicative only and may be subject to change as detailed design is 

advanced” . (emp. added) 

In this instance, although Link No. 4 and the proposed cul-de-sac of the road 

further to the south do not strictly adhere to the locations shown in Figure 4.11, 

the associated objective will be achieved. Extension of the Clay Farm Loop Road 

through the application site will facilitate direct connections from the established 

residential area of Stepaside Park with Ballyogan Road. In so doing, pedestrian 

and cycle access will be made available for existing residents to access the Luas, 
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schools, Samuel Beckett Campus and neighbourhood centre facilities. This is in 

line with the overall transportation and movement objective for the LAP area 

which seeks to develop a network of walking and cycling routes that will provide 

an alternative to the private car by providing a providing a permeable, legible 

pedestrian and cyclist internal and external network which connects existing and 

proposed residential areas. 

Delivery of the Clay Farm Loop Road is identified as a 6 year road objective in the 

Development Plan. As set out in Table 5.3, see relevant extract below, the loop 

road is to be ‘Developer Delivered’ (rather than by the Local Authority).  

 

Figure 13 6 Year Road Proposals (Extract from Table 5.3 of the Development Plan) 

Figure 4.9 of the BELAP shows planned road infrastructure including the Clay 

Farm Loop Road (as per the DLRCDP 2016-2022). The loop road is indicated as No. 

1 on the extract shown below. 

 

Figure 14 Planned Road and Transport Infrastructure from 2016-2022 County 

Development Plan (Source: BELAP 2019-2025) 

The indicative alignment for this road is indicated on the County Development 

Plan Land Use Zoning Map 9 (see Figure 9 further above). Under the current 

Development Plan, adopted in March 2022, its alignment was altered from that 

shown in the previous Development Plan (2016-2022).  
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Section 12.1 of the BELAP sets out phasing requirements regarding infrastructure 

and services. In respect of the Kilgobbin Site Development Framework, it indicates 

the following requirements regarding Access: 

The Kilgobbin lands will be served by the Clay Farm Loop Road. To 

progress the development of these lands the Loop Road will either be in 

place, with the necessary legal agreements in place for the developer to 

access the route, or the Applicant shall provide evidence that the Loop 

Road will be available to serve the development as homes are completed.  

Appendix 1 of the Development Plan contains the Infrastructure Assessment.  It 

identifies that the Clay Farm Loop Road is required to progress the development 

of the zoned lands in Kilgobbin by providing suitable transport infrastructure. The 

following Table is an extract from Appendix 1, section 4.4. 

 

Figure 15 Transport Infrastructure: Ballyogan & Environs (Table 8, Appendix 1 of DLR CDP 

2022-2028) 

The Table above is consistent with the phasing requirements set out in the BELAP 

which seeks to restrict development of the Kilgobbin lands until such time as 

either the loop road is in place or the Applicant can provide evidence that the road 

will be available to serve the development as homes are completed. 

This application provides for delivery of a section of the Clay Farm Loop Road 

which will enable it to be extended further north-west of its currently permitted 

location within the Clay Farm Phase 2 development (currently under 

construction). This proposed extension of the road will facilitate vehicular access 

to the development site via the Clay Farm / Ballyogan Road / Leopardstown Valley 

junction along the newly constructed section of the Clay Farm Loop Road.  

The Clay Farm Loop Road has been identified as a 6 year road objective in 

successive development plans (dating back at least as far as the 2004-2010 County 

Development Plan) and was also an objective of the 2000 Stepaside Action Plan. 

The Applicant is now seeking to provide that portion of the proposed road that is 

within the application site boundary which it is within their control to deliver. This 

approach will enable delivery of a further section of the road, a vital piece of 
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enabling infrastructure which will contribute to unlocking the development 

potential of the wider zoned lands in Kilgobbin South.  

Following its completion, the Clay Farm Loop Road (CFLR) will be approximately 

1,550m in length. At present, there is an existing 325m completed section of the 

loop road adjoining Kilgobbin Wood / Elmfield. The Clay Farm Phase 2 

development provides for the delivery an additional section 685m in length 

(incorporating bridge structure over water course) through the Clay Farm lands, 

as an integral element of the permitted Clay Farm Phase 1 and Phase 2 

development. 

The current application includes for a further 137m extension of the Clay Farm 

Loop Road. The remaining section of the loop road to the north is located within 

third party lands and will be delivered in time by others in conjunction with future 

development proposals. 

The image in the Figure below shows the proposed section of road in the context 

of the wider lands, including those portions which have already been completed 

or are in the process of being implemented. 

 

Figure 16 Clay Farm Loop Road Status (Source: Figure 2.10 of TTA prepared by DBFL 

Consulting Engineers) 

Dún Laoghaire-Rathdown Forward Planning and Infrastructure have 

endeavoured to pursue a LIHAF scheme for the undeveloped section of the road 

but have not progressed procurement of the relevant lands. The conditions of the 

LIHAF grant require that the lands are in the ownership of the Council and not 

third parties. The DLR Chief Executive’s report issued to the Board in response to 

the PAC submission by the applicant (refer Transport Section comments at 

Appendix A) confirm “It is not envisaged that this section can be delivered by DLR 

in the short to medium term.”  

The Traffic and Transport Assessment (TTA) prepared by DBFL Consulting 

Engineers and submitted under separate cover identifies that the proposed new 
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section of the loop road will be consistent in terms of cross section as that of the 

completed sections. The section of the CFLR constructed within the application 

site boundary will ensure that all access requirements necessary within the 

subject site can be facilitated and swept path analysis has been undertaken to 

ensure service vehicle movements can be accommodated.  

Notwithstanding, the Clay Farm Loop Road has been delivered incrementally to 

date and it is unlikely the full extent of the loop road will be in place as the 

proposed homes are completed, should the application be approved.  

In respect of Link No. 4 and the proposed cul-de-sac of the road further to the 

south, these do not strictly adhere to the locations shown in Figure 4.11 of the 

BELAP, however the associated objective will be achieved. Extension of the Clay 

Farm Loop Road through the application site will facilitate direct connections from 

the established residential area of Stepaside Park with Ballyogan Road. Pedestrian 

and cycle access will be made available for existing residents to access the Luas, 

schools, Samuel Beckett Campus and neighbourhood centre facilities. This is in 

line with the overall transportation and movement objective for the LAP area 

which seeks to develop a network of walking and cycling routes that will deliver 

an alternative to the private car by providing a permeable, legible pedestrian and 

cyclist network which connects existing and proposed residential areas. 

This is also consistent with Policy BELAP MOV1 – Pedestrian and Cycle Network 

which states: 

To provide for a new high quality pedestrian and cycle network within the 

LAP area which will connect existing and new communities and redefine 

the character of the LAP area; including (i) creation of new segregated 

green routes within the LAP area; (ii)improvement and upgrading of 

existing routes; (iii) improvement and increased number of 

pedestrian/cycle crossings on main roads; and (iv) connect into existing  

and planned networks surrounding the LAP area. 

As highlighted in the supporting documentation submitted with this application, 

the proposed development provides for 4 no. new pedestrian and cycle links with 

Stepaside Park. This will ensure significantly enhanced opportunities for residents 

in the established residential area of Stepaside Park to access Luas Greenline 

services, as shown in the Figure below. 
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Figure 17 Luas Accessibility (Source: TTA prepared by DBFL Consulting Engineers) 

The Core Strategy of the Development Plan identifies Ballyogan and Environs as 

one of five ‘New Residential Areas’ within the County. This designation is 

supported by the Dublin Metropolitan Area Strategic Plan (MASP) included in the 

Eastern and Midland Regional Spatial and Economic Strategy which identifies 

Ballyogan and Environs on the Metrolink/LUAS Green Line strategic development 

corridor. Delivery of the loop road is therefore critical to facilitating development 

on these strategically located lands which are targeted for growth under regional 

and local policy. 

Despite this, the proposal is not in accordance with Policy BELAP MOV12 – New 

Linkages and the applicable phasing requirements for transport infrastructure 

and a justification is provided in the Material Contravention Statement that 

accompanies this application, having regard to the provisions of 37(2)(b) of the 

Planning and Development Act 2000, as amended.  

7.3 Housing Mix 

This section should be read in conjunction with the Unit Mix Justification Report 

prepared by MHP and submitted under separate cover.  

The following policies contained in the County Development Plan are of relevance 

to unit mix:  

• Policy Objective CS1 states that ‘It is a Policy Objective to accord with the 

Housing Strategy and Housing Needs Demand Assessment 2022—2028 

and to carry out a regional HNDA post adoption of the Plan and to 

consider varying the Plan if required. (Consistent with NPO 37 of the NPF). ’ 
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• Policy Objective PHP26 states ‘It is a Policy Objective to facilitate the 

implementation and delivery of the Housing Strategy and Housing Need 

Demand Assessment (HNDA) 2022 - 2028.’ 

• Policy Objective PHP27 states ‘It is a Policy Objective to encourage the 

establishment of sustainable residential communities by ensuring that a 

wide variety of housing and apartment types, sizes and tenures is 

provided throughout the County in accordance with the provisions of the 

Housing Strategy and Housing Need Demand Assessment (HNDA) and 

any future Regional HNDA .’ 

This application provides for a residential development that will ensure an 

appropriate range of housing typologies and sizes by providing for a range of 1-

bedroom and 2-bedroom apartments and 3-bedroom and 4-bedroom houses. A 

breakdown of the proposed housing mix across the entirety of the development 

is provided in the Table below.  

Typology 1 Bed 2 Bed 3 Bed 4 Bed Total % 

Apartment 28 - - - 28 23.7 

Apartment - 69 - - 69 58.5 

House - - 10 - 10 8.5 

House - - - 11 11 9.3 

Total 28 69 10 11 118 100 

Table 5 Proposed Mix of Units (Houses & Apartments) 

Section 12.3.3 of the Development Plan details quantitative standards applicable 

to all applications for residential schemes. Table 12.1 sets out the mix 

requirements for apartment developments of 50+ units. The relevant 

requirements in this instance are those that apply to New Residential 

Communities, as per Figure 2.9 Core Strategy Map, shown in the Figure below. 

 

Figure 18 Extract from Table 12.1 of DLRCDP 2022-2028 (Apartment Mix 

Requirements. 

The proposed unit mix for the 97 no. apartment units (Block 1), is as follows: 

• 28 no. 1-bedroom units (29%) 

• 69 no. 2-bedroom units (71%) 

While the proposal is consistent with the maximum threshold of 30% for 1-

bedroom units in apartment schemes, there are no 3-bedroom apartments 

proposed and so the allowable threshold of 60% for 1 and 2-bedroom units is 
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exceeded. A justification is provided in the Material Contravention Statement 

that accompanies this application, having regard to the provisions of 37(2)(b) of 

the Planning and Development Act 2000, as amended. 

The proposed housing mix (apartments and houses) will enhance the range and 

diversity of houses available and therefore would encourage the establishment 

of sustainable residential communities by ensuring that a wide variety of housing 

and apartment types, sizes and tenures is provided within the County. The 

Housing Quality Assessment identifies the variety of apartment sizes proposed 

and confirms that all units meet or exceed the minimum quantitative floor area 

standards established in the Apartment Guidelines.  

7.3.1 Social & Affordable Homes 

The composition of the proposed social and affordable units is as follows: 

• 12 no. apartments including; 

- 5 x 1-bedroom (2 person) units – 33% 

- 7 x 2-bedroom (4 person) units - 47% 

• 3 no. 3-bedroom houses (4 person) unts – 20% 

A Part V Proposal is included with this application under separate cover. It 

includes a letter from the Housing Section of DLRCC confirming that the Applicant 

has submitted a proposal for build and transfer of 12 no. apartments for social 

housing and 3 no. houses for affordable housing and they are satisfied that the 

proposal can form the basis of further compliance discussions, subject to 

planning permission.  

Housing for All – A New Housing Plan for Ireland sets out that there is an increased 

contribution under Part V from 10% to 20%. It is noted that the 10% requirement 

continues to apply in the following circumstances; 

• to land with existing planning permission or, 

• land purchased between 1 September 2015 and 31 July 2021 and where 

planning permission is granted before 31st July 2026. 

In this instance, the application site is comprised of two folios, one purchased on 

6 November 1998 and the other purchased on 19 May 2016. Thus, a mixed 

approach has been adopted, whereby both 10% and 20% Part V allocation has 

been applied to this site, as appropriate. The letter from DLR’s Housing 

Department within the Part V Proposal confirms they are satisfied that is 

acceptable.  

7.3.2 Housing for All 

The scheme incorporates all the accessibility measures contained within Part M 

of the Building Regulations, thus promoting independent living. 4 no. universally 

accessible parking spaces are proposed, and this meets the 4% requirement of 

the Development Plan.  

The proposed units foster a sense of security for all and the public and communal 

open spaces are centred on the principles of passive surveillance thus enhancing 

security. The public realm is designed in accordance with DMURS standards, 

creating a safe environment for pedestrians and prioritising pedestrian 

movement.  
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7.4 Density 

The application site area measures 1.97 ha and the provision of 118 units would 

result in a gross density of 60 units per hectare (uph). The density standards set 

out in the BELAP, however, relate to net density and this is consistent with 

Appendix A (‘Measuring Residential Density’) of the Sustainable Residential 

Development in Urban Areas Guidelines (2009) which highlights that a “net site 

density measure is a more refined estimate” and “is the most commonly used 

approach in allocating housing land within Local Area Plans”.   

For the purpose of calculating net density, it is deemed appropriate to include 

only those areas which will be developed for housing and directly associated uses, 

in line with the methodology set out in Appendix A of the 2009 Guidelines. 

Accordingly, the net density of the site is 79 uph and this has been calculated by 

excluding the proposed section of the Clay Farm Loop Road (0.08 ha) and the 

proposed public open space (0.4 ha) which will serve a wider area. Note in 

calculating the public open space, the attenuation area of 926sq.m has not been 

included in line with the approach set out in the Development Plan. 

The Government Circular (PL8/2016) highlights that there is an immediate and 

pressing need for all suitable potential sources of supply to be activated as 

speedily as possible and it states that development plans should be flexible to 

take account of changing circumstances or issues unforeseen at the time of the 

original making of the plan.  

A key objective of the NPF is National Policy Objective (NPO) 35 to achieve greatly 

increased levels of residential development in urban centres and to ensure that 

significant increases in the building heights and overall density of development is 

not only facilitated but actively sought out and brought forward through the 

planning process. Other relevant NPF NPOs that promote compact growth and 

increased densities are 4, 5, 11, 13, 27, 33a. Section 4 of the DLRCDP reinforces 

these principles at the county level.  

Regional Policy Objectives (RPOs) in the Eastern and Midlands Regional Spatial 

Economic Strategy reflect the NPF objectives. RPO 4.3 supports the consolidation 

and re-intensification of infill sites to provide high density and people intensive 

uses within the existing built up area of Dublin City and suburbs. RPO 4.5 

highlights that future development of strategic residential development areas 

within the Dublin Metropolitan area shall provide for higher densities and 

qualitative standards as set out in relevant national guidance.  

Moving to qualitative standards established in Section 28 Ministerial Guidelines, 

the information presented in this Planning Statement and in the supporting 

documents that accompany this application demonstrate that this is a well-

considered scheme that maximises existing attributes associated with this site.  

The relevant assessments (Landscape & Visual Impact Assessment, Daylight, 

Sunlight & Overshadowing Report, Traffic & Transport Report, etc.) confirm that 

the development will offer future residents a high standard of living without 

compromising the amenities of existing land uses in the surrounding area.  

Increased density is achieved, concentrated in the northern part of the site where 

greater carrying capacity exists, while retaining a significant quantum, approx. 
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0.55 ha (28%) of public and communal open space across the site. In this context, 

the scheme would be an attractive and sustainable development and would not 

represent over development of the site.  

In order to align with the provisions of the NPF, RSES, and delivery on the five 

pillars of Rebuilding Ireland (2016), Development Plan policy is to ensure higher 

residential densities are achieved to promote increased housing delivery, reduce 

the urban and carbon footprint of the County and maximise the use of zoned and 

serviced land. Policy PHP18 seeks to:  

• Increase housing (houses and apartments) supply and promote compact 

urban growth through the consolidation and re-intensification of 

infill/brownfield sites having regard to proximity and accessibility 

considerations, and development management criteria set out in Chapter 

12.  

• Encourage higher residential densities provided that proposals provide 

for high quality design and ensure a balance between the protection of 

existing residential amenities and the established character of the 

surrounding area, with the need to provide for high quality sustainable 

residential development. 

Section 4.3.1 of the Development Plan encourages higher densities at a minimum 

of 50 uph at sites located within circa 1 kilometre pedestrian catchment / 10 

minute walking time of a rail station, Luas line, Core/Quality Bus Corridor and/or 

500 metres / 5 minute walking time of a Bus Priority Route. 

The application site is proximate to the LUAS Green Line, with the nearest stops, 

Leopardstown Valley to the north-east, being circa 800 metres walking distance 

of the subject site via Clay Farm. The Gallops LUAS stop is also located c. 600 

metres to the north-east. The LUAS Green Line provides access to Sandyford, 

Dundrum, the City Centre and northwards to other destinations along its route. 

Accordingly, the application site fulfils the criteria for higher density residential 

developments of 50 uph minimum as set out in the Development Plan, being well 

within a 1km walking catchment of the LUAS green line. 

Section 4 of the DLRCDP 2022-2028 indicates that Council will continue to utilise 

all policy avenues available to it to ensure the optimum delivery of residential 

units over the duration of the Plan which seeks, inter alia, to increase the supply 

of housing in a compact and sustainable manner and in appropriate locations, 

and provide housing choice for the residents of the County through an 

appropriate mix, type and range of units.  

The site is also subject to the requirements of the BELAP 2019-2025. It is noted 

that the subject site is within the Kilgobbin Site Development Framework (SDF) 

included at Section 12 of the BELAP, the boundary of which is shown in the Figure 

below.  
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Figure 19 Kilgobbin SDF Aerial Photo with SDF boundary shown in red as per Figure 12.7 of 

the BELAP (with application site boundary delineated in orange) 

This Framework includes Guiding Principles which are applicable to development 

proposals within the lands. In respect of density, it states the following: 

Residential densities shall accord with the ranges set out by way of the 

‘Target Residential Density’ bands indicated on Figure 12.8. These are ‘net’ 

figures as per the definitions in Chapter 5. Minor deviations from these 

ranges may be considered, at the discretion of the Planning Authority, 

where it can be demonstrated that the full range of guiding principles set 

out in this SDF can be delivered. The mapping of residential density bands 

shown on Figure 12.8 is indicative only and the boundaries between these 

bands are not intended to be absolute. 

Figure 12.8 (as referenced in the Guiding Principles) identifies the whole of the 

subject site within the area indicated as ‘RES B’ with a target residential density 

band of 55-80 dwellings per hectare (net), as per the image below. 
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Figure 20 Kilgobbin SDF (Figure 12.8 of the BELAP with application site delineated in blue  

The net density proposed across the whole of the development site is 79 uph 

which is within the target residential density band of 55-80 dwellings per hectare 

(net) indicated in Figure 12.8 (Kilgobbin Site Development Framework).  

The BELAP also groups the LAP lands into a series of ‘Quarters’ and 

‘Neighbourhoods’. The application site straddles two distinct neighbourhood 

areas, Neighbourhood 11 - Kilgobbin South and Neighbourhood 13 - Stepaside 

East. The Figure below has been produced by CCK, the project architects, to 

demonstrate how the density is distributed across the two neighbourhoods, and 

includes the site layout overlaid with the BELAP neighbourhood areas. 

 

Figure 21 Scheme overlaid on BELAP Figure 1.5 - Quarters and Neighbourhoods 
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The below Table indicates how the net density proposed within the scheme has 

been calculated with respect to the two neighbourhood areas, neighbourhood 11 

and Neighbourhood 13. 

Metrics 
Site within 

Neighbourhood 11 

Site within 

Neighbourhood 13 
Entire Site 

Gross Site Area 
(Ha) 

0.47 1.5 1.97 

Loop Road (Ha) 0.02 0.06 0.08 

Public Open 
Space  (Ha) 

0.065 0.3352 0.4002 

Net Area (Ha) 0.385 1.1048 1.4898 

Units 77 41 118 

Net Density 
(uph) 

200 37 79 

Table 6 Calculation of net Density across Neighbourhood 11 and Neighbourhood 13 

Thus net densities achieved within the scheme are 200 uph in that part of the site 

that falls within Kilgobbin South (Neighbourhood 11) and 37 uph for the lands 

situated within Stepaside East (Neighbourhood 13). 

Table 5.4 of the LAP includes target densities for these distinct neighbourhood 

areas, with a supporting rationale as set out in the Table below. A planning 

response demonstrating how the proposed density is appropriate for each 

neighbourhood area is also included.  

BELAP 

Neighbourhood 

Target 

Net 

Density 

LAP Rationale Planning Response 

Neighbourhood 

11 – Kilgobbin 

South 

60 uph 

Similar 

Neighbourhood 

to Kilgobbin East, 

but somewhat 

further from 

Luas with more 

challenging 

topography. 

The proposed density (200 

uph) is considered 

appropriate in this part of 

the site where there is 

carrying capacity for 

greater height due to the 

site topography. The 

apartment block makes use 

of the slope of the site to 

concentrate its massing on 

the Loop Road and step its 

wings up in response to the 

slope. The positioning of 

the apartment building 

assists in the appropriate 

visual assimilation of their 

mass, protecting existing 

residential amenities, while 

creating a strong urban 

edge to the loop 
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BELAP 

Neighbourhood 

Target 

Net 

Density 

LAP Rationale Planning Response 

road.  Extension of the loop 

road will ensure the Luas is 

easily accessible to 

residents (less than 1km 

walking distance).  

Neighbourhood 

13 – Stepaside 

East 

35 uph 

Is predominantly 

established mid-

density housing 

at a remove from 

high-capacity 

public transport. 

The proposed density (37 

uph) is only marginally 

above the target density. In 

this part of the site, the 

scheme predominantly 

comprises semi-detached 

and terraced housing, 

although a portion of the 

apartment block (22 units) 

also falls within these lands. 

This design approach 

ensures the scheme 

responds sensitively to the 

established context. The 

dwellings along the 

southern edge line the site 

boundary, incorporating 

split-level house types to 

follow the contours here at 

the bottom of the hill. 

These units also close off 

the exposed rear gardens 

of existing houses in 

Stepaside Park. The houses 

face directly onto the public 

open space at this location, 

enhancing security through 

passive surveillance of this 

space.   

Table 7 Target Residential Densities by Neighbourhood Area and Planning Response  

While the density achieved in that portion of the scheme within Neighbourhood 

13 is broadly consistent with the applicable target, that part of the development 

located within Neighbourhood 11 exceeds the target residential density of 60 uph.  

Having regard to the indicative density range set out in the Kilgobbin Site 

Development Framework, it is our view that the proposed density is appropriate 

for this location. Notwithstanding, the site straddles two neighbourhood areas 

and the prescribed density target for Neighbourhood 11  is lower than that 

proposed within the scheme in this part of the site. A justification is established 
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having regard to the provisions of 37(2)(b) of the Planning and Development Act 

2000, as amended, in the Material Contravention Statement that accompanies 

this application under separate cover.  

In addition, the supporting assessments that accompany this application 

demonstrate how the scheme design ensures a balance between the protection 

of existing residential amenities and the established character of the surrounding 

area, with the need to provide for high quality sustainable residential 

development. 

7.5 Design 

An Architectural Design Report prepared by the project architects, Conroy 

Crowe Kelly (CCK), is submitted in support of this application. The report assesses 

the proposed development using the 12 no. criteria set out in the Urban Design 

Manual including inter alia existing context, inclusivity, variety, distinctiveness, 

adaptability and urban design. 

The scheme is predominantly comprised of apartments and the relevant 

quantitative standards e.g. unit mix, unit size, storage, communal and private 

amenity space, dual aspect etc. are established by the Design Standards for New 

Apartments  – Guidelines for Planning Authorities (2020) and apartment 

development criteria in the Development Plan. It is noted that the recently 

adopted 2022-2028 Development Plan are aligned with the standards contained 

in the 2020 Apartment Guidelines. 

7.5.1 Houses 

The 2007 Quality Housing for Sustainable Communities and section 8.2.3.2, 

Quantitative Standards of the Development Plan establish the design standards 

for houses.  

The Housing Quality Assessment (CCK) demonstrates that the proposed houses 

meet or exceed all requirements for 3 and 4-bedroom houses. The houses are 

generously sized and significantly exceed minimum requirements. They will thus 

compliment the wider apartment units within the scheme and offer choice for 

future occupants.  

Separation distances between directly opposing rear first floor windows exceed 

22m as illustrated on the proposed layout plan, compliant with development 

management standards in the County Development Plan. 

Rear gardens are provided for the houses and all meet or exceed the minimum 

standards of 60 sq.m and 75 sq.m for 3 and 4-bedroom houses respectively, as 

set out in Table 12.10 of the Development Plan. The site layout drawing includes 

details of the private open space for each dwelling. The landscape plans included 

with the application set out the proposed boundary treatments. 

Carparking standards are established Table 12. 6. of the Development Plan. Each 

house has 2 no. within curtilage car parking spaces and is compliant with 

Development Plan standards.  

Houses will have their own individual refuse storage areas allocated at the rear of 

their home where external access to the rear yard is possible. In mid-terrace 
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houses where external access to the rear of the property is unavailable, bins will 

be stored at the front of the unit in a brick bin store, shielded from view of the 

road.  

7.5.2 Block 1 Apartments 

The Housing Quality Assessment prepared by CCK confirms that the design 

complies with the quantitative standards set out in the Sustainable Urban 

Housing: Design Standards for New Apartments Guidelines (2020). 

Unit Mix 

The proposed unit mix for the 97 no. apartment units (Block 1), is as follows: 

• 28 no. 1-bedroom units (29%)  

• 69 no. 2-bedroom units (71%) 

The scheme is compliant with the unit mix requirements provided for under SPPR 

1 of the Apartment Guidelines which allows for up to 50% one-bedroom or studio 

type units (there are no studio units proposed) and no minimum requirement for 

apartments with three or more bedrooms.  

Notwithstanding, SPPR 1 also provides for development plans to specify a mix for 

apartment and other housing developments, further to an evidence-based 

Housing Need and Demand Assessment (HNDA) being incorporated into the 

relevant development plan.   

Dún Laoghaire-Rathdown have prepared a HNDA (included at Appendix 2 of the 

new Development Plan) and on foot of this, Table 12.1 of the Development Plan 

provides for a maximum of 30% for 1-bedroom units and a minimum of 40% 3-

bedroom units in apartment schemes, with an allowable 60% total for 1 and 2-

bedroom units. The proposal is consistent with the maximum requirement for 1-

bedroom units, however, there are no 3-bedroom apartments proposed and so 

the total number of 1 and 2-bedroom units exceeds the 60% maximum 

requirement. A justification is established in the Material Contravention 

Statement that accompanies this application, having regard to the provisions of 

37(2)(b) of the Planning and Development Act 2000, as amended.  

Refuse Collection 

Adequate provision has been made for the storage and collection of waste 

consistent with para 4.8 and 4.7 of the Guidelines. Provision will be made in all 

residential units to accommodate 3 no. bin types to facilitate waste segregation 

at source. There is a waste storage area the undercroft car parking area, adjacent 

to a stair and lift core. The refuse store is equipped to collect mixed dry 

recyclables, glass, organic waste and general household waste. Waste collection 

vehicles will collect from the bin staging area.  

Separation Distance 

The scheme achieves good separation between Block 1 and surrounding houses, 

both existing and proposed. The gable ends of the building are 3-storeys in height 

and are below 22 metres to neighbouring dwellings but the design approach is in 

accordance with section 12.3.5.2 of the Development Plan which requires 22 
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metres between opposing windows. To mitigate undue overlooking between 

units at these locations, there are no windows proposed along these elevations.  

Private Open Space 

All apartments are provided with a private amenity space meeting or exceeding 

the minimum requirements as set out in Appendix 1 of the Apartment Guidelines.  

As per the guidelines, private amenity space is provided to units at ground floor 

as an adjoining terrace and for the upper floor as balconies.  

Full details of compliance are set out in the Housing Quality Assessment 

submitted with this application under separate cover.  

Public & Communal Open Space & Sustainable Neighbourhood Infrastructure 

(SNI) 

The Development Plan in Table 12.9 requires that a default minimum of 15% of 

the overall site area for all residential developments must be reserved for use as 

Public Open and/or Communal Space irrespective of the occupancy parameters. 

The proposed development site is 1.97 hectares and therefore a min. 0.3ha is 

required to meet the 15% requirement. The proposed 5,456 sq.m represents 28% 

of the overall application area. In accordance with Development Plan policy, the 

proposed attenuation area has been excluded from open space calculations. 

It is clear from the above that quantum of open space proposed is in accordance 

with the Development Plan requirement. The Landscape Report prepared by 

Brown, Richardson + Rowe submitted under separate cover includes a colour 

coded drawing and accompanying schedule that sets out full details of the 

proposed public and communal open space, demonstrating the scheme exceeds 

the applicable requirements.  

The Landscape Report also includes details regarding a central neighbourhood 

gathering area at the south-western edge of the open space. This gathering area 

and the base of the slope, equalling 5% of the total site area provision (985 sqm), 

has been designated as a Sustainable Neighbourhood Infrastructure (SNI) facility 

as outlined in section 12.3.2.2 (i) of the Development Plan.  

7.5.3 Daylight, Sunlight & Overshadowing 

The Apartment Guidelines (2020) state at paras 6.5-6.7; 

“The provision of acceptable levels of natural light in new apartment 

developments is an important planning consideration as it contributes to the 

liveability and amenity enjoyed by apartment residents. In assessing development 

proposals, planning authorities must however weigh up the overall quality of the 

design and layout of the scheme and the measures proposed to maximise 

daylight provision with the location of the site and the need to ensure an 

appropriate scale of urban residential development.  

Planning authorities should have regard to quantitative performance 

approaches to daylight provision outlined in guides like the BRE guide ‘Site Layout 

Planning for Daylight and Sunlight’ (2nd edition) or BS 8206-2: 2008 – ‘Lighting for 

Buildings – Part 2: Code of Practice for Daylighting’ when undertaken by 
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development proposers which offer the capability to satisfy minimum standards 

of daylight provision. 6 

Where an applicant cannot fully meet all of the requirements of the daylight 

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

alternative, compensatory design solutions must be set out, which planning 

authorities should apply their discretion in accepting taking account of its 

assessment of specific. This may arise due to a design constraints associated 

with the site or location and the balancing of that assessment against the 

desirability of achieving wider planning objectives. Such objectives might 

include securing comprehensive urban regeneration and or an effective urban 

design and streetscape solution.” (emp. added) 

The Development Management Criteria of the Urban Development and Building 

Heights Guidelines for Planning Authorities includes similar narrative under 

section 3.2, at the scale of the site/building. 

A Daylight, Sunlight, Overshadowing Analysis prepared by Passive Dynamics 

is submitted under separate cover.  

Paragraph 6.6 of the Apartment Guidelines (2020) state:  

“Planning authorities should have regard to quantitative performance 

approaches to daylight provision outlined in guides like the BRE guide‘ Site Layout 

Planning for Daylight and Sunlight’ (2nd edition) or BS 8206-2: 2008–‘Lighting for 

Buildings – Part 2: Code of Practice for Daylighting’ when undertaken by 

development proposers which offer the capability to satisfy minimum standards 

of daylight provision.”  

As a consequence of publication of the updated BRE Guidance document on the 

9th June 2022, a comprehensive daylight analysis has been carried out using both 

standards, providing daylighting results in terms of Average Daylight Factor 

(based on previous British Standard–BS 8206-2) and Spatial Daylight Autonomy 

(based on current European Standard–EN 17037) and the National Annex within 

the British implementation of the European Standard (BS EN 17037) which has 

been adopted as the daylighting standard for the updated BRE Guidance 

document (BR209-Site Layout Planning for Sunlight and Daylight: A Guide to Good 

Practice’ (2022).  

The internal daylight amenity assessment indicates that 99.62% of the habitable 

rooms assessed will meet the minimum targets set out in BS EN 17037, as 

referenced in the 2022 BRE Guidelines, of 100 lux for bedrooms, 150 lux for living 

rooms and 200 lux for LKD’s, to 50% of the area of each room, for 50% of daylight 

hours. 

The Proposed Development therefore represents an excellent level of daylight 

performance, with all but one bedroom meeting the minimum recommended 

BRE / BS EN 17037 targets. 

In terms of internal sunlight amenity, the vast majority of the units/houses have 

at least one habitable room that meets the minimum recommended sunlight 

criteria set out in the BRE / BS EN 17037. The analysis confirms that all living rooms 

with a main window facing within 90o of due south achieve the recommended 

level of sunlight availability on the design day (March 21st) in line with the BRE 
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guidance document. In addition, the recommended level of sunlight availability is 

met for many of the openings located in facades with northerly orientations, 

despite the BRE Guide stating “if a room faces significantly north of due east or 

west it is unlikely to be met.” This is considered to represent an acceptable level 

of sunlight performance and is commensurate with similar types of multi-storey 

development with overhanging balconies and a portion of windows that are 

oriented north, east or west facing that limit access to sunlight. 

In terms of sun hours on ground overshadowing, the assessment confirms that 

with the exception of proposed houses 38-40, all of the proposed amenity areas 

assessed will meet the sun hours on ground criteria. In the case of houses 38-40, 

the amenity spaces are north facing and so the shortfall is not as a result of the 

proposed development. 

The sunlight availability to the balconies of the proposed development was also 

assessed for sunlight availability. Although there is no recommendation within the 

BRE Guide regarding suitable levels of sunlight availability to a private balcony, a 

target of 2 hours of direct sunlight on the 21 of March was adopted in line with 

the recommended level of sunlight availability to communal open spaces. The 

level of sunlight available to each balcony is largely dependent on the orientation 

of each balcony and proximity to other building elements such as surrounding 

balconies. In general, the majority of balconies achieve at least 2 hours of sunlight 

over at least 50% of their areas. Many of the balconies that do not achieve this 

adopted target are north facing, shaded from the sun by the proposed 

development itself. It should be noted that there is no recommendation for 

sunlight availability within a private balcony and so, the recommended sunlight 

target for communal open spaces has been adopted. This target will be more 

onerous for balconies that are shaded or have a northerly orientation.  

The sun hours on ground overshadowing assessments demonstrate that the Site 

will provide future occupants with good access to sun on ground amenity 

throughout the year. 

The analysis submitted demonstrates that the proposed buildings have been 

carefully considered to maximise natural light into the proposed units and open 

spaces while also integrating into the existing environment.  

The scheme is consistent with the achievement of wider planning objectives for 

this suburban site such as making the most efficient use of this zoned and 

serviced site through densification, the need to achieve high quality urban design 

outcomes and not dimmish the amenity of surrounding land uses. Full 

compliance with BRE targets is rarely achieved, nor is it mandatory for an 

applicant to achieve full compliance with same, however, the assessment 

demonstrates that the proposed development will provide a high quality living 

environment for residents.  

7.5.4 Height 

The height strategy across the scheme differs substantially in response to the site 

characteristics and established residential development, particularly Stepaside 

Park. To the south, the maximum height is the 2 storey houses and crèche while 

the apartment block in the northern part of the site range from 3-6 storeys, as 

shown in the Figure below.  
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Figure 22 Building Height Strategy (Source: CCK Design Report) 

The tallest elements are concentrated toward the north, in response to the 

topography of the site and established residential context.  This approach makes 

optimum use of the carrying capacity that exists within the site with a tapering 

down to 3 storeys toward the western site boundary, mindful of the scale of 

adjacent development.  

National Planning Framework - Ireland 2040 Our Plan 

The NPF promotes flexibility when applying planning standards relating to height 

to well-designed development proposals that can achieve urban infill objectives. 

This, it states, is in recognition of the fact that many current urban planning 

standards were devised for application to greenfield development sites and 

cannot account for the evolved layers of complexity in existing built-up areas. In 

this regard, National Policy Objectives (NPOs) are included in the NPF; 

NPO 13 – In urban areas, planning and related standards, including in particular 

building height and car parking will be based on performance criteria that seek 

to achieve well-designed high-quality outcomes in order to achieve targeted 

growth. These standards will be subject to a range of tolerance that enables 

alternative solutions to be proposed to achieve stated outcomes, provided public 

safety is not compromised and the environment is suitably protected.  

NPO 35 - Increase residential density in settlements, through a range of measures 

including reductions in vacancy, re-use of existing buildings, infill development 

schemes, area or site-based regeneration and increased building heights.  

Urban Development and Building Height Guidelines for Planning Authorities 

The Urban Development and Building Heights Guidelines for Planning Authorities  

highlight the positive contribution that taller buildings can make to our cities and 

towns. Paragraph 2.5 of the Guidelines state “increased building height is a key 
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factor in assisting modern placemaking and improving the overall quality of our 

urban environments”. 

The Guidelines promote the application of a performance criteria driven 

approach to individual development proposals. Section 3.1 sets out development 

management principles in relation to the assessment of individual planning 

applications and states “it is Government policy that building heights must be 

generally increased in appropriate urban locations”. There is a presumption in 

favour of buildings of increased height and planning authorities must apply three 

principles during the consideration of proposals that incorporate buildings taller 

than prevailing building heights; 

 

1. Does the proposal positively assist in securing National Planning 

Framework objectives of focussing development in key urban centres and 

in particular, fulfilling targets related to brownfield, infill development and 

in particular, effectively supporting the National Strategic Objective to 

deliver compact growth in our urban centres?  

 

The proposed development site is within Dublin City and Suburbs, one of the five 

key urban centres where population and employment growth is to be 

concentrated and with a target for 50% of overall national growth between them. 

The proposed development site is underutilised in its current form and activating 

it for the delivery of 118 new homes will achieve effective density and 

consolidation, consistent with the National Policy Objectives of the NPF to achieve 

a targeted pattern of growth, specifically; 

National Policy Objective 2a - A target of half (50%) of future population and employment 

growth will be focused in the existing five cities and their suburbs. 

National Policy Objective 3a - Deliver at least 40% of all new homes nationally, within the 

built-up footprint of existing settlements; and, 

National Policy Objective 3b - Deliver at least half (50%) of all new homes that are targeted 

in the five Cities and suburbs of Dublin, Cork, Limerick, Galway and Waterford, within their 

existing built-up footprints 

 

2. Is the proposal in line with the requirements of the development plan in 

force and which plan has taken clear account of the requirements set out 

in Chapter 2 of these guidelines?  

 

The Development Plan is recently adopted and it has taken account of the specific 

planning policy requirements 1 and 2 in Chapter 2.  

Policy PHP18 of the Development Plan promotes an increase in housing supply, 

compact growth and encourages higher residential densities, subject to ensuring 

a balance between the protection of existing residential amenities and the 

established character of the surrounding area, with the need to provide for high 

quality sustainable residential development. Increased building height is a means 

by which higher densities can be achieved.  
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The Development Plan policy in relation to building height throughout the County 

is detailed in three policy objectives as set out in the Building Height Strategy (BHS) 

(Appendix 5):  

• Policy Objective BHS 1 – Increased Height.  

• Policy Objective BHS2 – Building Height in areas covered by an approved 

Local Area Plan or Urban Framework Plan (UFP must form part of the 

County Plan).  

• Policy Objective BHS 3 – Building Height in Residual Suburban Areas.  

The BHS also contains a detailed set of performance based criteria (Table 5.1) for 

the assessment of height so as to ensure protection of the unique amenities of 

the County whilst also allowing increased height. 

In the context of this proposed development Policy Objective BHS2 is relevant.  

Policy Objective BHS 2 – Building Height in areas covered by an approved Local Area Plan or 

Urban Framework Plan (UFP must form part of the County Plan).       

 

“It is a policy objective to promote and support proposed heights as set out in any 

approved statutory Local Area Plans and as set out for certain areas in this County 

Development Plan (Sandyford Urban Framework Plan area, Dundrum Urban 

Framework Plan Area and Dun Laoghaire Urban Framework Plan area). Having 

regard to the Building Height Guidelines and more specifically in order to apply 

SPPR 3 there may be instances where an argument can be made for increased 

height and/or taller buildings in the areas mentioned above on the basis of 

placemaking. In those instances, any such proposals must be assessed in 

accordance with the performance based criteria set out in table 5.1 which is 

contained in section 5. The onus will be on the applicant to demonstrate 

compliance with the criteria. Within the built up area of the County increased 

height can be defined as buildings taller than prevailing building height in the 

surrounding area. Taller buildings are defined as those that are significantly taller 

(more than 2 storeys taller) than the prevailing height for the area.” 

The Strategy goes on to state; 

Statutory Local Area Plans contain detailed policies and objectives pertaining to 

height in general and identify areas suitable for increased height. In some 

instances, detailed site strategies have been developed which consider the local 

context and characteristics of a particular area. For those areas in general 

proposals shall accord with the policies and objectives as set out in the approved 

Local Area Plan. Proposals for larger scale developments which are increasing 

height or proposing a taller building should ensure that there is an adequate mix 

of uses in the overall proposal or that the use proposed ensures an adequate mix 

in the overall area (SPPR 2). 

SPPR 2 of the Building Height Guidelines states; 

“In driving general increases in building heights, planning authorities shall also 

ensure appropriate mixtures of uses, such as housing and commercial or 

employment development, are provided for in statutory plan policy. Mechanisms 

such as block delivery sequencing in statutory plans² could be utilised to link the 
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provision of new office, commercial, appropriate retail provision and residential 

accommodation, thereby enabling urban redevelopment to proceed in a way that  

comprehensively meets contemporary economic and social needs, such as for 

housing, offices, social and community infrastructure, including leisure facilities .” 

Section 3.6 of the Building Height Strategy (Appendix 5) deals with Key Growth 

Corridors and Ballyogan is identified. The strategy does not include an explicit 

height for this area but does state that; 

“Proposals shall generally accord with the policies and objectives as set out in the 

approved Local Area Plan unless a strong justification has been provided in 

respect of place making.” 

The applicable policy in respect of building height is set out in the approved 

Ballyogan and Environs Local Area Plan 2019-2025 under Policy BELAP RES5 which 

states: 

“Building Height by Scheme: Any planning application for a scheme which 

proposes buildings in excess of 4 storeys shall be accompanied by an analysis of 

building height and positioning of buildings with reference to the following issues:  

• Impacts on the immediate and surrounding environment – streetscape, 

historic character. 

• Impacts on adjoining structures, with a focus on overlooking and impact 

on residential amenity. 

• Relationship to open spaces and public realm. 

• Views and vistas. 

• Daylight and sunlight, including shadow analysis where appropriate.  

• Wind and microclimate analysis 

• Impacts on residential amenity of these buildings from noise sources such 

as motorway noise. 

• Placemaking and the ability of taller buildings to assist with legibility and 

wayfinding within a Neighbourhood.” 

In line with the approach provided for under Policy BELAP RES5, there is no 

maximum height limit prescribed for the subject lands, rather building heights in 

excess of 4-storeys are permitted subject to the relevant assessment criteria 

being satisfactorily addressed. An assessment that responds to each of the 

criteria is included in the Statement of Consistency with Local Policy included 

under separate cover. 

The assessment identifies that that the development of this site, part of a new 

residential community that is within a strategic development corridor in the 

MASP, creates opportunities for the development of strong placemaking and will 

deliver an attractive and sustainable environment in which to live while protecting 

residential amenities. The proposed building heights are based on an 

understanding of the emerging character of the area and respect the surrounding 

existing context.  

Having regard to this assessment, it is concluded that the proposed development 

is in line with the relevant height policy of both the Development Plan and Local 

Area Plan in force. 
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Notwithstanding the LAP provides for buildings greater than 4-storeys in height, 

in the interests of providing a robust approach to the proposed height strategy 

for this scheme, a response to the criteria in Table 5.1 of the BHS is provided in 

the Architectural Design Report that accompanies this application. 

 

3. Where the relevant development plan, local area plan or planning scheme 

pre-dates these guidelines, can it be demonstrated that implementation 

of the pre-existing policies and objectives of the relevant plan or planning 

scheme does not align with and support the objectives and policies of the 

National Planning Framework? 

 

The Development Plan came into effect in April 2022 and Ballyogan and Environs 

Local Area Plan is dated 2019 and therefore both statutory planning instruments 

came into force following publication of the 2018 Height Guidelines. Both plans 

were prepared having regard to the policies and objectives of the National 

Planning Framework (2018) which targets sustainable compact growth and 

densification through a range of measures that includes providing for increased 

building heights. 

In this instance, the applicable LAP policy in respect of height is Policy BELAP RES5 

which does not restrict building heights at this location, providing scope for 

buildings in excess of 4-storeys where it can be demonstrated the scheme design 

has had due regard to the relevant assessment criteria set out in the policy and 

will contribute to placemaking, legibility and wayfinding within a neighbourhood.  

SPPRs (including those set out in the Building Heights Guidelines) take precedence 

over the policies, objectives and standards of the LAP. Where such conflicts arise, 

Section 9(3)(b) of the 2016 Act, as amended, provides that to the extent that they 

differ from the provisions of the Local Area Plan, the provisions of SPPRs must be 

applied instead. Section 9(3) states: 

“(3)(a) When making its decision in relation to an application under this section, 

the Board shall apply, where relevant, specific planning policy requirements of 

guidelines issued by the Minister under section 28 of the Act of 2000.  

(b) Where specific planning policy requirements of guidelines referred to in 

paragraph (a) differ from the provisions of the development plan of a planning 

authority, then those requirements shall, to the extent that they so differ, apply 

instead of the provisions of the development plan. 

(c) In this subsection “specific planning policy requirements” means such policy 

requirements identified in guidelines issued by the Minister to support the 

consistent application of Government or national policy and principles by  

planning authorities, including the Board, in securing overall proper planning and 

sustainable development” 

This position is also reflected in the Building Heights Guidelines in section 1.14, as 

follows; 

"Accordingly, where SPPRs are stated in this document, they take precedence over 

any conflicting, policies and objectives of development plans, local area plans and 

strategic development zone planning schemes. Where such conflicts arise, such 



 

 

54 

July 2022   |   Planning Statement 

plans/ schemes need to be amended by the relevant planning authority to reflect 

the content and requirements of these guidelines and properly inform the public 

of the relevant SPPR requirements.” 

SPPR 3 (A) of the Height Guidelines requires applicants for planning permission to 

set out how the proposal complies with the Development Management criteria in 

section 3.2, which are addressed below. 

Where the Board is satisfied that these criteria have been met, it "may approve 

such a development, even where specific objectives of the relevant development 

plan or local area plan may indicate otherwise”. The paragraph introducing SPPR 

3 itself is set out below for ease of reference, following which, each of the criteria 

(denoted by italics) are considered in turn: 

“Where the relevant planning authority or An Bord Pleanála considers that such 

criteria are appropriately incorporated into development proposals, the relevant 

authority shall apply the following Strategic Planning Policy Requirement under 

Section 28 (1C) of the Planning and Development Act 2000 (as amended).”  

SPPR 3 (A) states: 

“It is a specific planning policy requirement that where;  

(A) 1. an applicant for planning permission sets out how a development proposal 

complies with the criteria above; and 2. the assessment of the planning authority 

concurs, taking account of the wider strategic and national policy parameters set 

out in the National Planning Framework and these guidelines; then the planning 

authority may approve such development, even where specific objectives of the 

relevant development plan or local area plan may indicate otherwise.” 

As set out further above, the applicable LAP policy in respect of building height is 

Policy BELAP RES5 which provides scope for buildings in excess of 4-storeys at this 

location. Accordingly, it is not considered necessary to invoke the provisions of 

SPPR3(A) as the applicable height policy does not impose a limit on building height 

at the subject lands. 

However, in the interests of providing for a robust and comprehensive 

assessment of this application, the compliance of the proposed development with 

the Development Management Criteria in section 3.2 is addressed below. The 

consistency of the proposal with the National Planning Framework has already 

been considered earlier in this section of the report.  

✓ The site is well served by public transport with high capacity, frequent service 

and good links to other modes of public transport.  

This application is accompanied by a Traffic and Transport Assessment 

prepared by DBFL Consulting Engineers that should be referenced. 

The application site is proximate to the LUAS Green Line, with the nearest stops, 

Leopardstown Valley to the north-east, being circa 800 metres walking distance 

of the subject site via Clay Farm. The Gallops LUAS stop is also located c. 600 

metres to the north-east. The LUAS Green Line provides access to Sandyford, 

Dundrum, the City Centre and northwards to other destinations along its route. 
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The Go-Ahead Bus route no. 63 operates along the Ballyogan Road to the north 

whilst two no. Dublin Bus services operate along the Enniskerry Road to the south-

west that include the no. 44 and 188 routes (c.850m from the subject site).  

The Go-Ahead Bus route 63 and the Dublin Bus route no. 44 operate daily services 

and provide frequent services as outlined in the TTA. The Dublin Bus route no. 

118 offers only one service each weekday.  

The site is therefore well served by public transport with high capacity, frequent 

service and has good links to other modes of transport. 

✓ Development proposals incorporating increased building height, including 

proposals within architecturally sensitive areas, should successfully integrate 

into/ enhance the character and public realm of the area, having regard to 

topography, its cultural context, setting of key landmarks, protection of key 

views. Such development proposals shall undertake a landscape and visual 

assessment, by a suitably qualified practitioner such as a chartered landscape 

architect.  

The site is not located within either a designated or proposed Architectural 

Conservation Area.  

The proposed development concentrates the apartment building to the north of 

the development lands and will also include 21 no. two-storey houses along with 

the provision of open-space. It is envisaged that the proposed development will 

tie in with the emerging character of the area that is defined by low rise housing 

in Stepaside Park to the south and west and the higher density mixed-use Clay 

Farm development to the north-east and south-east (under construction) which 

establish the setting and the character of the lands. 

With respect to design and layout, a number of documents accompany the 

application including an Architectural Design Report, Landscape Report, verified 

photomontages and Landscape & Visual Impact Assessment (LVIA).  

A coherent design strategy is proposed for the subject site and the resulting 

proposal is a high-quality contemporary design that responds to the site context. 

There is generous public open space provision (20% of development site) and a 

comprehensive landscaping plan will ensure an attractive living environment. The 

highest element of the apartment block at 6-storeys fronting onto the Clay Farm 

Loop Road, tapering down to 3-storeys in height toward the existing low rise 

residential development at Stepaside Park is an appropriate design response. 

The LVIA confirms that there are no designated protected views located within an 

approximately 1km radius. It includes an assessment of the effects on landscape 

character, addressing: 

• The perceived character of the area – how it is affected by the proposal 

• Effects of the proposed development on social and cultural amenity 

• The proposed views of the development, relative to the existing site and 

the associated effects on visual amenity. 

The assessment confirms that the scheme design “seeks to integrate the new 

development into the established and relatively verdant and mature residential 

landscape and the developing character of the adjacent surrounding housing  
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schemes, transport and green infrastructure. The range of mitigation measures 

incorporated within the proposed design seeks to ensure that the potential 

impacts are kept to a minimum. The proposed design is generally of high quality 

and effectively addresses these issues.” 

The LVIA concludes:  

“The proposed development represents a relatively modest insertion into the 

existing residential area. The design incorporates many aspects of mitigation of 

the potential or high levels of visual impact due to height or massing and would 

appear to be successful in appropriately integrating the proposed buildings into 

their local landscape and the emerging context of Clay Farm Loop Road. This is 

most pertinent in relation to neighbouring residential occupiers. The views  of the 

proposed development also reveal a well-conceived and considered design which 

successfully mitigates potential visual impacts, and will continue to do so as the 

planting scheme matures.” 

✓ On larger urban redevelopment sites, proposed developments should make 

a positive contribution to place-making, incorporating new streets and public 

spaces, using massing and height to achieve the required densities but with 

sufficient variety in scale and form to respond to the scale of adjoining 

developments and create visual interest in the streetscape. 

The Architectural Design Report and the Landscape Report that accompany 

this application set out the proposed scheme’s contribution to place making in 

detail.  

The proposed development incorporates a variety of scales mindful of adjoining 

developments. The apartment building steps from 6-storeys down to 3-storeys at 

the western boundary where it adjoins the established low-rise housing in 

Stepaside Park. The dwelling houses in the southern part of the site are further 

stepped down to 2 storeys in response to the established built context and site 

topography.  

The circulation routes through the scheme will create a network of pedestrian 

pathways and connections. Useable landscaped open space is distributed 

throughout the site. The landscape strategy aims to integrate the buildings into 

the sloping hillside, to provide high quality open spaces, and to create landscaped 

pedestrian and open space connections, while contributing to the local 

biodiversity. The landscape approach responds to the existing natural features 

and character of the site and will create accessible open spaces that are 

connected to new and existing residential neighbourhoods. 

✓ The proposal responds to its overall natural and built environment and makes 

a positive contribution to the urban neighbourhood and streetscape.  

The scheme design has been informed by neighbouring residential development 

and the topography of the site. The exposed rear garden boundaries of the 

existing adjacent Stepaside Park houses are closed off by the apartment building 

to form a perimeter block, giving a clear distinction between public façades and 

private amenity space. The nature of the site being a hill bottoming out to the 

Loop Road allows the building to step with the contours, presenting its full height 

to the Loop Road and the zoned lands beyond. 
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The slope also allows the apartment car parking to be securely provided at grade 

under a podium. This podium provides a large communal amenity space at 

around the same level as the existing rear gardens of the nearby houses. 

Situated centrally within the site, generous landscaped open spaces will provide 

residents with high levels of amenity, recreational opportunities and link with the 

existing Stepaside Park playground, ensuring a cohesive and connected 

development. The communal courtyard features a large lawn, a central gathering 

space, smaller activity areas and seating zones, as well as a play area suitable for 

younger children. Around the perimeter of the courtyard, private terraces at 

courtyard level overlook the space. 

Desire lines through the landscape spaces are reflected in the circulation routes 

and path layout and integrate with the wider street layout to provide a high level 

of pedestrian permeability. Proposed pedestrian and cycle routes provide for 

connection to the adjoining lands to fully integrate the scheme with the 

surrounding landscape. 

The Infrastructure Design Report and Site-Specific Flood Risk Assessment 

prepared by DBFL Consulting Engineers and included with this application 

establish that the proposed development is acceptable from a flood risk 

perspective and will not give rise to off-site flood related issues. The design 

incorporates a comprehensive surface water management plan, including 

Sustainable Urban Drainage Systems and is fully compliant with the requirements 

of the Greater Dublin Strategic Drainage Strategy.  

✓ The proposal is not monolithic and avoids long, uninterrupted walls of 

building in the form of slab blocks with materials / building fabric well 

considered. 

The proposed building heights across the scheme have been utilised to create a 

dynamic built environment with rich character, variety and form in a highly 

landscaped setting. The massing of the apartment block responds to the existing 

conditions stepping from a lower level at the existing residential houses.  

At ground floor the wings of Block 1 recede into the hill to form the parking, 

bicycle, and bin stores which are accessed directly from the street. At first floor 

level, the podium over the parking provides a large communal amenity space with 

direct access from all three cores. This podium level lies at about the same level 

as the adjacent rear gardens. 

The massing design responds to the site context and ensures appropriate 

separation between the block and neighbouring residential properties. The 

massing is such that the full floor plate extends to only 3 floors, with the ground 

floor accommodation only at the bottom of the hill, and the fourth and fifth floors 

becoming progressively Loop Road weighted so that adjacent to the houses, the 

building is about the same height as their ridges. 

The composition of the elevations on the hill follows this progression, with the 

roof steps and material change lending it to be read in parts, up to the vertical 

punctuation of the corner to the Loop Road, where  the building presents a 6-

storey edge, with changes in materials, façade plane, window placement and 
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balcony position lending variety to the composition set on a strong brick base with 

full brick corners. 

The accompanying Architectural Design Report prepared by CCK provides 

comprehensive details of the design approach and should be referred to for 

further details. 

✓ The proposal enhances the urban design context for public spaces and key 

thoroughfares and inland waterway/ marine frontage, thereby enabling 

additional height in development form to be favourably considered in terms 

of enhancing a sense of scale and enclosure while being in line with the 

requirements of “The Planning System and Flood Risk Management – 

Guidelines for Planning Authorities” (2009). 

The proposed open spaces, levels and layout have been carefully considered to 

accommodate passive recreation, play and gathering spaces that will create 

opportunities for community interaction. Street tree planting has been provided 

for throughout to create an attractive living environment. 

Desire lines through the landscape spaces are reflected in the path layout and 

integrate with the general street layout to provide a high level of pedestrian and 

cyclist permeability. Proposed pedestrian and cycle routes provide for connection 

to the adjoining lands to fully integrate the scheme with the surrounding 

landscape. 

Public spaces within the scheme are well defined and the positioning of buildings, 

together with circulation routes which favour pedestrian movement will ensure 

legibility and permeability. 

The site is within Flood Zone C where probability of flooding is low and therefore 

the proposed development is considered appropriate at this location, as set out 

in the Site Specific Flood Risk Assessment that accompanies this application. 

✓ The proposal makes a positive contribution to the improvement of legibility 

through the site or wider urban area within which the development is situated 

and integrates in a cohesive manner. 

The proposed development will benefit from vehicular access via the Clay Farm / 

Ballyogan Road /Leopardstown Valley junction via the constructed section of the 

Clay Farm Loop Road and the 137m extension of the Loop Road proposed as part 

of the scheme.  

Four pedestrian/cyclist access links will also be provided to the adjoining 

Stepaside Park development to provide connectivity directly to the new section of 

the Loop Road. The positioning of buildings and internal network of pedestrian 

and cycle paths will ensure the scheme contributes to enhanced legibility while 

integrating with the established residential context in a cohesive manner.  

✓ The proposal positively contributes to the mix of uses and/ or building/ 

dwelling typologies available in the neighbourhood. 

An appropriate mix of unit types and sizes is incorporated into the development 

proposal. The proposed mix as a percentage of the overall development is;  

• One-bedroom 28 no. units (23.7%)  
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• Two-bedroom units 69 no. units (58.5%)  

• Three-bedroom houses 10 no. units (8.5%) 

• Four-bedroom houses 11 no. units (9.3%)  

Importantly, the proposal ensures an appropriate range of housing typologies 

and sizes which will support increased housing choice.  

The inclusion of a crèche facility will also contribute to residential amenity at this 

site and help to meet the childcare need locally.  

The provision of high quality public open space and communal open space will 

further enhance the mix of uses within the development site. 

✓ The form, massing and height of proposed developments should be carefully 

modulated so as to maximise access to natural daylight, ventilation and views 

and minimise overshadowing and loss of light. 

The apartment building, Block 1, is carefully designed to benefit from the site 

topography which will reduce the visual impact of the proposal on the established 

housing in Stepaside Park and to maximise daylight potential to the courtyard 

space and apartments. 

The proposal is organised around a series of generous open spaces including a 

communal courtyard and three main public open spaces. The landscape will 

provide opportunities for play, relaxation and group or individual usage. The 

residents are provided with private amenity spaces with screen planting at ground 

floor level. 

The design maximises the number of apartments enjoying dual aspect (60%). In 

addition, the proposed 21 no. dwelling houses are all provided with dual aspect. 

A separate Daylight, Sunlight and Overshadowing Analysis Report has been 

prepared by Passive Dynamics and is submitted with this application under 

separate cover.  

✓ Appropriate and reasonable regard should be taken of quantitative 

performance approaches to daylight provision outlined in guides like the 

Building Research Establishment’s ‘Site Layout Planning for Daylight and 

Sunlight’ (2nd edition) or BS 8206-2: 2008 – ‘Lighting for Buildings – Part 2: 

Code of Practice for Daylighting’. 

A Daylight, Sunlight & Overshadowing Analysis Report prepared by Passive 

Dynamics is included with  this application. This report considers the levels of 

daylight and sunlight within the Proposed Development, in accordance with the 

2022 BRE Guidelines (which is intended to be used in conjunction with the interior 

daylight recommendations for new buildings in the British Standard Daylight in 

buildings, BS EN 17037). The potential daylight, sunlight and overshadowing 

effects to sensitive neighbouring residential properties as a result of the Proposed 

Development has also been considered in accordance with the 2022 BRE 

Guidelines. 

Supplementary analysis has been provided in accordance with the European 

Standard EN 17037 and the now withdrawn 2011 BRE Guidelines (which referred 

to the British Standard BS 8206-2).  
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✓ Where a proposal may not be able to fully meet all the requirements of the 

daylight provisions above, this must be clearly identified and a rationale for 

any alternative, compensatory design solutions must be set out, in respect of 

which the planning authority or An Bord Pleanála should apply their 

discretion, having regard to local factors including specific site constraints and 

the balancing of that assessment against the desirability of achieving wider 

planning objectives. Such objectives might include securing comprehensive 

urban regeneration and or an effective urban design and streetscape 

solution. 

The NPF advocates a performance-based approach to design standards. This 

essentially means that applying a one size fits all approach is not desirable. 

Instead, a dynamic approach is supported and there is a specific National Policy 

Objective (NPO) to address this, as set out below. 

NPO 13 - In urban areas, planning and related standards, including in particular building 

height and car parking will be based on performance criteria that seek to achieve well-

designed high quality outcomes in order to achieve targeted growth. These standards will 

be subject to a range of tolerance that enables alternative solutions to be proposed to 

achieve stated outcomes, provided public safety is not compromised and the environment 

is suitably protected. 

 

The character of the local area is evolving, essentially, it is an emerging new urban 

quarter. It is in this changing context that the development must be considered. 

The application site is zoned Objective A, ‘To provide residential development and 

improve residential amenity while protecting the existing residential amenities’ .  

The site is situated within c. 600m of the Luas Greenline and the Development 

Plan encourages higher residential densities in locations that are within walking 

distance (circa 1 kilometre pedestrian catchment) of a rail station, Luas line, 

Core/Quality Bus Corridor. In addition, the site is within the boundary of the 

Kilgobbin Site Development Framework (BELAP) which provides for a target 

residential density band of 55-80 dwellings per hectare (net). Thus the site is 

identified as a location that is suitable for medium-higher density residential 

development. 

The NPF has 10 stated outcomes, identified as National Strategic Outcomes (NSO). 

This proposed development would contribute to NSO 1 Compact Growth, NSO 7 

Enhanced Amenity and NSO 10 Access to Quality Childcare. 

With respect to Dublin, the NPF highlights that a greater proportion of the growth 

needs to occur within the metropolitan boundaries and this will require, inter alia, 

significant greenfield development, on sites that can be integrated with the 

existing built-up area. The proposed development site, being within an emerging 

new urban area in the metropolitan area, satisfies this. 

The 2018 Urban Development and Building Heights Guidelines for Planning 

Authorities refer to the Building Research Establishments (BRE) ‘Site Layout 

Planning for Daylight and Sunlight – A guide to good practice’ and seek at the scale 

of the site/building that ‘appropriate and reasonable regard’ is had to the BRE 

guidelines.  
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The 2018 Building Height Guidelines also state (at the scale of the site/building): 

“Where a proposal may not be able to fully meet all the requirements of the 

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

alternative, compensatory design solutions must be set out, in respect of which 

the planning authority or An Bord Pleanála should apply their discretion, having 

regard to local factors including specific site constraints and the balancing of that 

assessment against the desirability of achieving wider planning objectives. Such 

objectives might include securing comprehensive urban regeneration and or an 

effective urban design and streetscape solution.”  

The BRE Guidelines are not fixed standards, and they should be applied flexibly 

to take account of the specific circumstances of each case. The introduction of the 

Guidelines states in Paragraph 1.6: ‘The advice given here is not mandatory and 

this document should not be seen as an instrument of planning policy; its aim is 

to help rather than constrain the developer. Although it gives numerical 

guidelines, these should be interpreted flexibly since natural lighting is only one 

of many factors in site layout design … In certain circumstances the developer or 

planning authority may wish to use different target values…’.  

A comprehensive Daylight, Sunlight and Overshadowing analysis was carried out 

for the proposed development. The study includes an assessment of the daylight 

and sunlight in line with the latest European standard EN17037 and the recently 

published BR209 BRE Guidance Document based on the British interpretation of 

this standard found in the National Annex of BS EN17037. 

A Vertical Sky Component (VSC) Analysis was carried out to assess the impact of 

loss of daylight to neighbouring properties as a result of the proposed 

development massing. The simulation analysed the impact that the proposed 

development has on the VSC at the windows of its surrounding buildings. Each of 

the assessed bedroom, kitchen and living space windows in Stepaside Park 

achieve their recommended VSC value according to the BRE Guide.  

A comprehensive sunlight availability analysis was carried out for the proposed 

development. The results of this assessment show that all eligible kitchen/living 

room windows that face within 90o of due south achieve the BRE minimum 

recommended sunlight availability level of 1.5 hours on the design day (March 

21st). In addition, the recommended level of sunlight availability is met for many 

of the openings located in facades with northerly orientations, despite the BRE 

Guide stating that “if a room faces significantly north of due east or west it is 

unlikely to be met.”. 

The gardens of the neighbouring properties were also assessed for sunlight 

availability. These areas largely receive sufficient levels of sunlight in line with the 

BRE guidance, achieving 2 hours of sunlight over the vast majority of their total 

areas on the design day. Any instance where the BRE recommended level of 

sunlight is not achieved on the design day occurs within north-facing gardens, 

where the amenity area is shaded by the neighbouring property itself rather than 

the proposed apartment development. The proposed development will not cause 

a significant impact to the level of sunlight in the neighbouring gardens. 

The results show that 100% of bedrooms and kitchen/living/dining areas within 

the proposed development meet the daylight requirements set out in both the 
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previous BR209 guidance document (based on BS8206) and the latest BR209 

guidance document (based on the national annex within BS EN17037). Further 

analysis was carried out to show that 99.62% of these spaces achieve the 

minimum recommended level of daylight according to the new European 

standard EN17037. 

Of all the rooms assessed for daylight, every space assessed meets the daylight 

requirements of BR209:2011 (recently updated BRE Guide), BR209:2022 (latest 

BRE Guide), EN17037 and BS EN17037 with the exception of Bedroom 2 of 

Apartment 6. This space achieves the target level of daylight performance 

outlined in all methodologies with the exception of the new European Standard 

EN17037 – which is the most onerous of all the assessments carried out. This is 

due to a number of factors, including:   

• An overhead balcony directly outside the window. This balcony cannot be 

relocated as doing so would adversely affect the daylight availability 

within the Kitchen / Living space.  

• The width of the window is limited to 1.25m. This cannot be increased due 

to structural requirements in the external wall.   

There are a number of compensatory measures that exist for apartment 6, 

including:  

• The apartment is at ground level of a generously landscaped courtyard, 

which is more than twice the size required.   

• The opposing sides of the apartment blocks are approximately 49m away, 

providing a spacious courtyard, which is directly accessible from units at 

that level, including Apt 6.   

• This courtyard enjoys a south westerly aspect and significantly more 

sunlight than the minimum recommendation according to BRE guidance.   

• The proposed ceiling height of the apartments at this level is 2.7m.  

• Bedroom 2 is a single bedroom, secondary to the master bedroom. The 

room has space for a single bed and a wardrobe. The available external 

wall is almost fully glazed with a window 1.25m wide and 2.4m high, with 

direct view of the landscaped courtyard. 

Whilst it is evident from the analysis carried out that the scheme achieves an 

excellent level of compliance with the latest European standard EN17037 and the 

recently published BR209 BRE Guidance Document, it is also clear that planning 

policy as set out in the NPF and 2018 Building Height Guidelines, seek 

implementation of a performance-based approach, to achieve a balance between 

the myriad of factors that would ensure high quality living environments and 

targeted compact growth.  

The design team has sought to create a high quality sustainable development that 

ensures higher residential density can be achieved while protecting the amenities 

of existing residents and future occupants, including by maximising daylight levels 

within the proposed units and to neighbouring properties. As demonstrated 

above, compensatory measures have been incorporated for Apartment 6 which 

does not meet the daylight standard in the new European Standard EN17037. For 

more information on the Daylight and Sunlight analysis, please refer to Passive 

Dynamic’s report. 
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✓ To support proposals at some or all of these scales, specific assessments may 

be required and these may include: 

• Specific impact assessment of the micro-climatic effects such as 

downdraft. Such assessments shall include measures to avoid/ mitigate 

such micro-climatic effects and, where appropriate, shall include an 

assessment of the cumulative micro-climatic effects where taller buildings 

are clustered.  

A Wind Microclimate Modelling Report prepared by B-Fluid is included with this 

application and should be referred to for full details. The assessment concludes: 

“Therefore, the CFD study carried out has shown that under the assumed wind 

conditions typically occurring within Dublin for the past 30 years: 

The development is designed to be a high-quality environment for the scope of 

use intended of each areas/building (i.e. comfortable and pleasant for potential 

pedestrian), and,  

The development does not introduce any critical impact on the surrounding 

buildings, or nearby adjacent roads.” 

• In development locations in proximity to sensitive bird and / or bat areas, 

proposed developments need to consider the potential interaction of the 

building location, building materials and artificial lighting to impact flight 

lines and / or collision.  

This section should be read in conjunction with the Ecological Impact 

Assessment (EcIA), Bat Fauna Impact Assessment (Appendix I of EcIA) and AA 

Screening Report included under separate cover.  

The proposed development is not in proximity to sensitive bat areas. The 

potential for collision risk and impact on flight paths in relation to bats is 

considered low due to the low level of bat activity on site and the buildings would 

be deemed to be clearly visible to bats. 

• An assessment that the proposal allows for the retention of important 

telecommunication channels, such as microwave links.  

A Telecommunications Impact Assessment prepared by ISM and submitted 

under separate cover includes an assessment of the impact of the proposed 

development on telecommunications channels, demonstrating the proposed 

development does not impact any existing Telecommunication Channels at the 

time of the assessment and therefore have not made any recommendations that 

the Applicant implement any mitigating infrastructure at this time. 

• An assessment that the proposal maintains safe air navigation.  

A review of the Environmental Resources Management Ireland Ltd (ERM) Public 

Safety Zones Report and associated Maps of Public Safety Zones at Dublin Airport, 

indicates the application site is not situated within an inner or outer Public Safety 

Zone (PSZ). It is therefore concluded that the proposed development will not 

impact air navigation. 

• An urban design statement including, as appropriate, impact on the 

historic built environment.  
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The Architectural Design Report prepared by CCK Architects also integrates the 

urban design approach.  

As set out in the Archaeological Assessment prepared by Archer Heritage 

Planning, the proposed development site does not contain any protected 

structures and the nearest ACA is Arkle Square, Brewery Road, Stillorgan located 

c.1km to the north of the subject area and Foxrock village located c.2.5km to the 

east. There will be no direct impact or indirect impact from development on the 

nearest ACA. 

Section 7 ‘Built Heritage and Archaeology’ of the Ballyogan and Environs Local 

Area Plan 2019-2025 confirms that the local area contains a few buildings pre-

dating the middle 20th Century, however, most buildings are semi-detached 

houses and apartment blocks from the decades either side of the turn of the 21st 

Century. The introductory paragraphs in this section include the statement: 

“In terms of built heritage, there are some isolated examples of high architectural 

quality, but no character areas or ‘set pieces’ that would require specific 

protection as might be found elsewhere in the County. Similarly, there are no 

significant areas of urban public space or publicly accessible open spaces of 

heritage value. The broad thrust of this LAP will be to afford due protection to the 

historic and archaeological heritage of the area while providing a policy platform 

to support the complementary development of quality built heritage and public 

realm.“  

The design team have sought to ensure a high-quality urban design response to 

this site and the surrounding context and this is demonstrated with reference to 

the 12 criteria in the Urban Design Manual - A Best Practice Guide (2009) in the 

Architect’s Design Report. 

• Relevant environmental assessment requirements, including SEA, EIA, AA 

and Ecological Impact Assessment, as appropriate.  

The application is supported by a comprehensive suite of environmental 

assessments including: 

• Environmental Impact Assessment (EIA) Screening Report and S.299B 

Statement  

• Appropriate Assessment Screening Report  

• Arboricultural Assessment  

• Archaeological Assessment  

• Ecological Impact Assessment (EcIA)  

• Bat Fauna Impact Assessment 

• Energy & Sustainability Report  

• Traffic and Transport Assessment  

• Site Specific Flood Risk Assessment  

• Daylight, Sunlight & Overshadowing Analysis  

• Landscape & Visual Impact Assessment  

• Microclimate Assessment 

• Telecommunications Assessment 
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The assessments undertaken demonstrate that the proposed scheme is 

acceptable and will not significantly affect surrounding land uses or the 

environment. 

Having regard to the foregoing, it is our professional opinion that the proposed 

development meets all the relevant Development Management Criteria set out 

under the Urban Development and Building Heights Guidelines for Planning 

Authorities.   

7.6 Childcare 

A Childcare Demand Report accompanies this application under separate cover 

and includes an assessment of the local pre-school and after school need.  

The assessment identifies a deficit in existing childcare provision locally and 

determines that it is appropriate that the proposed development includes a 

creche.  

Accordingly, the scheme includes a proposed crèche which has capacity for 27 no. 

children, providing for an additional 10 no. spaces over the demand that will be 

generated by the scheme.  

This approach is consistent with the 2001 Childcare Guidelines which advocate 

that the threshold for provision should be established having had regard to the 

existing geographical distribution of childcare facilities and the emerging 

demographic profile of the area.  

7.7 Traffic & Transportation 

This section should be read in conjunction with the suite of reports and drawings 

prepared by DBFL Consulting Engineers including the Traffic & Transport 

Assessment and Mobility Management Plan. 

7.7.1 Access 

The development site is located to the north-east of the Enniskerry Road (R117) 

and south-west of the Ballyogan Road corridor. Vehicular access for the 

development is proposed via the existing Clay Farm / Ballyogan Road junction.  

This application provides for delivery of a 137 metre section of the Clay Farm Loop 

Road which will enable it to be extended further north-west of its currently 

permitted location within the Clay Farm Phase 2 development (currently under 

construction). This proposed extension of the road will facilitate vehicular access 

to the development site via the Clay Farm / Ballyogan Road / Leopardstown Valley 

junction along the newly constructed section of the Clay Farm Loop Road.  

7.7.2 Car Parking 

This section should be read in conjunction with the Traffic & Transport 

Assessment and Mobility Management Plan submitted under separate cover.  

The scheme provides for a total of 153 no. on-site car parking spaces 

incorporating 97 no. under podium spaces for residents of the apartment 

building, 10 no. visitor car-parking spaces to serve the apartments and 42 no. in-

curtilage car parking spaces for the housing units. 4 no. motor-cycle parking 

spaces are also incorporated under podium level. 
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In line with Development Plan standards, 4 no. (4%) of the car parking spaces 

proposed to serve the apartments are universal access spaces and 22 no. (20%) 

are Electric Vehicle (EV) spaces. It is noted that the proposed houses are excluded  

as they are taken to be able to install their own EV as required. 

The proposed car parking provision for the residential units complies fully with 

the development plan requirements. 

The proposed crèche has a GFA of 156 sq.m and 4 no. car-parking spaces are 

designated for the childcare facility. This is in accordance with the Development 

Plan standard which requires 1 no. space per 40 sq.m   

7.7.3 Cycle Parking 

DLRCCs “Standards for Cycle Parking and associated Cycling Facilities for New 

Developments” provides guidance on the provision of cycle parking in residential 

development. The proposed development seeks to promote cycling as an 

alternative to the car and incorporates 248 no. cycle parking spaces, significantly 

in excess of the DLRCC requirements which require a minimum of 146 no. cycle 

parking spaces. 

The guidelines provided by the National Cycle Manual for residential development 

was consulted by the Design Team when determining the most appropriate 

parking location.  

The proposed cycle parking is conveniently located at undercroft and surface level 

and within close proximity to the entrance of the apartment building, in areas 

benefitting from good passive surveillance. The proposed location of the stands 

means that cyclists can reach them directly from the entrance, without prior 

dismounting.  

The proposed arrangement of the houses will allow residents to access their back 

gardens to store bicycles securely. 

We note the requirements of the 2020 Apartment Guidelines; 

“a general minimum standard of 1 cycle storage space per bedroom shall be 

applied…Visitor cycle parking shall also be provided at a standard of 1 space per 

2 residential units. Any deviation from these standards shall be at the discretion 

of the planning authority and shall be justified with respect to factors such as 

location, quality of facilities proposed, flexibility for future enhancement/ 

enlargement, etc.” 

The proposed cycle parking provision exceeds the standards set out in the 

Apartment Guidelines which require 215 no. total spaces to serve both the 

apartments and visitors.  

It is considered that given the site’s location in close proximity to a range of high-

quality, frequent public transport options that the proposed 248 no. cycle parking 

spaces is adequate and indeed exceeds both DLRCCs standards and those set out 

in the Apartment Guidelines. The proposed apartment element of the 

development will operate under a Management Company. They will undertake 

regular audits to ensure that the cycle parking provision meets the demand 

following occupation of the scheme.  
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7.7.4 Connectivity 

Development Plan Policy T11 aims to secure the development of a high quality, 

fully connected and inclusive walking and cycling network across the County and 

the integration of walking, cycling and physical activity with placemaking including 

public realm permeability improvements. (Consistent with NPO 27 and 64 of the 

NPF and RPO 5.2 of the RSES). 

Policy BELAP MOV1’Pedestrian and Cycle Network seeks provision for a new high 

quality pedestrian and cycle network within the LAP area which will connect 

existing and new communities and redefine the character of the LAP area. 

The proposed development has provided for pedestrian and cycle routes within 

the site, including along the proposed section of Clay Farm Loop Road which will 

connect with the Clay Farm Phase 2 development and wider road network. The 

extension of the Loop Road will also provide direct cycle and pedestrian links 

between Luas services at Leopardstown Valley and neighboring residential 

development in Stepaside Park. The proposed layout includes four cycle and 

pedestrian access points to the adjoining Stepaside Park. These connections will 

facilitate access for existing Stepaside Park residents and future residents within 

the subject development, ensuring increased permeability between the site and 

surrounding area.  

The Figure below illustrates the existing and proposed strategic cycle network 

within the vicinity of the subject site.  

 

 

Figure 23 Proposed Cycle Routes (Source: Draft GDA Cycle Network - Dublin South East) 
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A new route addition is also recommended under the NTA’s GDA Cycle Network 

Plan, being a feeder route “from Stepaside, via Stepaside Park and Clay Farm 

Development Lands to Ballyogan and the Luas Green Line”. 

7.8 Flood Risk 

A Site-Specific Flood Risk Assessment Report prepared by DBFL Consulting 

Engineers is included under separate cover.  

The site is not located in an area at risk of flooding and the proposed development 

will not result in any increased risk of downstream flood impacts. A 

comprehensive surface water drainage system with an uplift for climate change 

is proposed. The design includes a comprehensive SuDS train and discharge is 

limited to greenfield runoff rates. Having regard to the design, the proposed 

development is acceptable and is compliant with the Planning System and Flood 

Risk Management Guidelines, 2009. 

7.9 Landscape & Visual Impact Assessment 

This application is accompanied by a Landscape and Visual Impact Assessment 

(LVIA) prepared by Mitchell + Associates. The assessment is supported by 

Photomontages prepared by Digital Dimensions. The 13 no. viewpoints 

represent near and longer-range views.  

The report concludes: 

“The proposed development represents a relatively modest insertion into the 

existing residential area. The design incorporates many aspects of mitigation of 

the potential for high levels of visual impact due to height or massing and would 

appear to be successful in appropriately integrating the proposed buildings into 

their local landscape and the emerging context of Clay Farm Loop Road. This is 

most pertinent in relation to neighbouring residential occupiers. The views of the 

proposed development also reveal a well-conceived and considered design which 

successfully mitigates potential visual impacts, and will continue to do so as the 

planting scheme matures.” 

7.10 Environmental Impact Assessment 

An Environmental Impact Assessment (EIA) Screening Report is included with 

the application under separate cover.  The report concludes that the proposed 

development is below the thresholds for mandatory EIA and that a sub threshold 

EIA is not required in this instance as the proposed development will not have 

significant impacts on the environment.  

A standalone Statement accompanies the EIA Screening Report to address the 

information required under Article 299B(1)(b)(ii)(II)(C) of the Planning and 

Development Regulations 2001, as amended. This report outlines how the 

available results of other relevant assessments of the effects on the environment 

carried out pursuant to European Union legislation other than the Environmental 

Impact Assessment Directive have been taken into account  
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7.11 Appropriate Assessment 

Policy GIB19 of the Development Plan seeks to ensure the protection of natural 

heritage and biodiversity, including European sites that form part of the Natura 

2000 network, in accordance with relevant EU Environmental Directives and 

applicable National Legislation, Policies, Plans and Guidelines. 

A Stage 1, Appropriate Assessment (AA) Screening Report is included with this 

application.  

The AA Screening concludes that:  

“No Natura 2000 sites are within the zone of influence of the proposed 

development. Having taken into consideration surface water drainage from the 

proposed works, the distance between the proposed development to designated 

conservation sites, lack of direct hydrological pathway or biodiversity corridor link  

to conservation sites and the dilution effect with other effluent and surface runoff, 

it is concluded that the proposed development would not give rise to any 

significant effects to designated sites. The construction and operation of the 

proposed development will not impact on the conservation objectives of 

qualifying interests of Natura 2000 sites.  

This report presents a Stage 1 Appropriate Assessment Screening for the 

Proposed Development, outlining the information required for the competent 

authority to screen for appropriate assessment and to determine whether or not 

the Proposed Development, either alone or in combination with other plans and 

projects, in view of best scientific knowledge, is likely to have a significant effect 

on any European or Natura 2000 site.  

On the basis of the content of this report, the competent authority is enabled to 

conduct a Stage 1 Screening for Appropriate Assessment and consider whether, 

in view of best scientific knowledge and in view of the conservation objectives of 

the relevant European sites, the Proposed Works, individually or in combination 

with other plans or projects is likely to have a significant effect on any European 

site.” 

8. Conclusion 

The subject development proposes a scheme of 118 no. residential units and a 

crèche on a strategic greenfield site on lands zoned Objective A “To provide 

residential development and improve residential amenity while protecting the 

existing residential amenities’”. Residential use and Childcare Service are 

permitted in principle under this zoning objective. Development of the subject site 

will contribute to the realisation of housing targets for both Dún Laoghaire- 

Rathdown and the wider Dublin Metropolitan Area. 

The proposed high-quality scheme has been developed in accordance with 

relevant design quality safeguards and offers a broad range in mix and size (1-2 

bedroom apartments and 3 and 4-bedroom houses) of units for future occupants. 

Indeed, the proposed development meets and often exceed the thresholds for 

internal space standards, floor to ceiling height, internal storage and amenity 

space.  
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The scheme's layout and the design, scale, massing and orientation of the 

proposed buildings respond to the established site context. The Block 1 

apartments and houses are positioned around a network of quality landscaped 

open spaces incorporating walking and cycling routes that will create connections 

with adjoining development and promote sustainable travel patterns by 

facilitating onward connections to the Luas Greenline and local bus services. 

Parking is primarily proposed at undercroft level, hidden from the public realm, 

thus allowing for high-quality car-free pedestrian-friendly landscaped space.  

The surrounding current and emerging context, both land use and landscape, has 

informed the character and design of the proposed layout. There is a coherent 

transition between different development forms, the stepped apartment building 

is situated in the north of the site where the topography allows for its assimilation 

with neighbouring properties and houses are located in the south in line with the 

prevailing pattern of development in Stepaside Park.  

The scheme has been tested against the Dun Laoghaire Rathdown County 

Development Plan 2022-2028, and in our professional planning opinion, the 

proposed development is largely consistent with all the relevant policies and 

objectives. 

Height is concentrated toward the north of the site where carrying capacity exists 

due to the site topography, allowing for a strong urban form adjacent to the 

proposed new section of the Clay Farm Loop Road, with the building stepping 

down to 3-storeys where it adjoins existing residential development. The 

positioning of buildings and generous setbacks will ensure that existing dwellings 

will maintain an appropriate degree of privacy.  

The proposed density is informed by the existing and emerging character of the 

area and its specific circumstances, most notably being a zoned and serviced site 

within walking distance of high-quality public transport connections, local services 

and amenities.  

Development of the site as proposed would assist with achieving effective density 

and a compact urban form while protecting the amenity of adjoining land uses 

and enabling the enhanced and effective provision of a range of accessible 

services, amenities and public-transport. It will enable people to be closer to 

employment centres as well as facilitating a modal shift toward active travel 

modes (walking and cycling) with a consequent reduced reliance on the car. 

The proposed development will result in consolidation and the creation of a 

sustainable and vibrant residential community that makes best use of zoned 

vacant lands. The design approach has been carefully considered to ensure its 

successful integration with the established Stepaside Park community and 

character of the prevailing built environment to ensure positive social cohesion.  

This proposal, if permitted, would ensure that apartment living would be an 

attractive and desirable housing option to a range of household types and 

tenures. It will create a living environment that will promote a sense of community 

and will support the continued success of the established local neighbourhoods. 

It is our considered opinion that the proposed scheme is in accordance with the 

principles of proper planning and sustainable development.  


