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1.0

INTRODUCTION

1.1

Introduction
This Statement of Consistency demonstrates that the proposed residential and ancillary
development at lands identified as The Goat, Lower Kilmacud Road, Goatstown, Dublin 14 1 is
consistent with the relevant policies pertaining to the site at national, regional, and local
levels.

1.2

Legislative Context
In accordance with Section 5 of the Planning and Development (Housing) and Residential
Tenancies Act, 2016, Charjon Investments Limited is lodging a planning application in respect
of proposed Strategic Housing Development (SHD) as outlined above. This report constitutes
the Statement of Consistency in accordance with the requirements of Section (5)(b) of the Act.

1.3

Outline of This Report
This Statement of Consistency provides a description of the proposed development followed
by a list of the various statutory and strategic policy documents considered. The Statement
demonstrates full consistency with the pertinent Development Plan (i.e. the Dún LaoghaireRathdown County Development Plan 2016-2022) and the relevant Section 28 National
Guidelines as required under Section (5)(b)(i) & (ii) of the Act.

1.4

Policy Documents Considered
The following policy documents have informed this Statement of Consistency:
1.

National Planning Framework (Ireland 2040 – Our Plan);

2.

Eastern & Midland Regional Assembly Regional Spatial & Economic Strategy 2019-2031;

3.

Sustainable Residential Development in Urban Areas – Guidelines for Planning
Authorities (2009);

4.

Urban Design Manual: A Best Practice Guide (2009);

5.

Sustainable Urban Housing: Design Standards for New Apartments Guidelines for
Planning Authorities (December 2020);

6.

Quality Housing for Sustainable Communities (2007);

7.

Childcare Facilities – Guidelines for Planning Authorities (2001);

8.

Part V of the Planning and Development Act 2000: Guidelines (2017);

1

The application site comprises c. 1.87 hectares of gross site area, with a net site area of c. 1.54 hectares comprising: The
Goat, Lower Kilmacud Road, Dublin 14, D14 PY56; The Goat Centre, Lower Kilmacud Road, Dublin 14; 240 Lower Kilmacud
Road, Dublin 14, D14 W5C7; and 242 Lower Kilmacud Road, Dublin 14, D14 X5K0.
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9.

Design Manual for Urban Roads and Streets (DMURS) (2019);

10.

The Planning System and Flood Risk Management (2009);

11.

Urban Development and Building Heights, Guidelines for Planning Authorities
Consultation Draft August (2018);

12.

Appropriate Assessment of Plans and Projects in Ireland Guidance for Planning
Authorities (2009);

13.

Dún Laoghaire-Rathdown County Development Plan, 2016-2022.

14.

Dún Laoghaire-Rathdown Draft County Development Plan, 2022-2028.
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2.0

DESCRIPTION OF PROPOSAL

2.1

Site Location: Neighbourhood Centre Proximate to Luas
The subject site is located in the suburban area of Goatstown, approximately 7 km south of
Dublin city centre. (See Figure 2.1.) The general area in the vicinity of the site is suburban in
nature, and is primarily in residential use. The site itself is primarily commercial with a
neighbourhood centre zoning and serves an important neighbourhood function as the
location of The Goat public house and a number of retail outlets.
The lands are located within the administrative development boundary of Dún LaoghaireRathdown County Council. The site is principally bounded by Taney Road to the north; Lower
Kilamcud Road to the east; Drummartin Terrace to the south; and Birchfield Lawn and
Birchfield Park to the west/south-west.

Figure 2.1: Extract from Site Location Map drawing. (Source: Reddy Architecture + Urbanism Drawing No. TGGMUD-RAU-00-ZZ-DR-A-PL-31010, Revision P2.)

The nearest Luas stop is located at Balally, c. 900m from the subject site. Dundrum Luas stop
is also proximate to the subject site, at c. 950m walking distance.
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Figure 2.2: View of subject site (indicative net site area boundary outlined in red) looking west. (Source: Google
Earth, annotated by TPA, 2021.)

2.2

Proposed Development Description
The proposed Strategic Housing Development totalling c. 46,049.3 sq m gross floor area,
including c. 6,464 sq m at basement level and an undercroft car park of c. 7,104.8 sq, m will
consist of the:
1. Demolition of c. 1,214 sq m of some existing structures (comprising The Goat Centre
(c. 594 sq m); and elements of the existing structure of The Goat Bar and Grill (c. 620
sq m);
2. Removal of temporary structures including agricultural sheds, pizza kiosk, coffee kiosk
and associated outdoor seating areas, and removal of statuary adjacent to The Goat
Public House);
3. Construction of 299 No. residential units ((89 No. 1-bed units, 202 No. 2-bed units and
8 No. 3-bed units) arranged in 4 No. apartment blocks ranging in height from 5 No.
storeys to 8 No. storeys (part above podium), with a cumulative gross floor area above
ground (excluding undercroft car park and basement car park) of c. 32,480.5 sq m
comprising:


Building 1 (4 - 6 No. storeys over podium; apartment mix: 38 No. 1-bed, 74 No. 2bed);



Building 2 (5 - 8 No. storeys; apartment mix: 37 No. 1-bed, 42 No. 2-bed);
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Building 3 (4 - 8 No. storeys; apartment mix: 7 No. 1-bed, 51 No. 2-bed, 6 No. 3bed); and



Building 4 (5 - 8 No. storeys; apartment mix: 7 No. 1-bed, 35 No. 2-bed, 2 No. 3bed));

4. Provision of c. 3,358.7 sq m of “other uses” as defined by the Planning and
Development (Housing) and Residential Tenancies Act 2016 (comprising: a 22 No.
bedroom hotel (c. 1,123.3 sq m); 6 No. retail units (c. 678.2 sq m); the change of use
of the 2 No. existing cottages at Nos. 240 and 242 Lower Kilmacud Road (c. 104.5 sq
m) (including the construction of a single storey extension to the rear of Nos. 240 and
242 Lower Kilmacud Road (c. 277.4 sq m)) from residential use to facilitate the
provision of a childcare facility totalling c. 381.9 sq m); and the construction of an
extension at ground floor of c. 601.6 sq m to the existing public house (c. 573.7 sq m)
to provide for a total public house area of c.1,175.3 sq m);
5. Construction of basement (c. 6,464 sq m) and undercroft (c. 7,104.8 sq m) levels with
2 No. access points provided from Taney Road and Lower Kilmacud Road
(accommodating: plant and ancillary residential storage; waste storage facilities; an
ESB substation and switchroom; car parking for 475 No. vehicles; 422 No. bicycle
parking spaces; and 20 No. motorcycle parking spaces); and
6. Provision of: private open spaces (including balconies / terraces on all elevations of
each block), communal open space at podium including 2 No. children’s play areas
and public open space area; indoor residential amenity space (c. 251 sq m); 188 No.
outdoor cycle parking spaces; vehicular and pedestrian access / egress and associated
circulation routes; a cycle lane from Lower Kilmacud Road to Taney Road; a loading
bay at Taney Road; a drop-off zone at Lower Kilmacud Road; site lighting; solar panels
at roof levels, and all hard and soft landscaping (including the erection of statuary)
and green and blue roofs, boundary treatments, and all other associated site
excavation, enabling, infrastructural and site development works above and below
ground.
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Figure 2.3: Extract from Proposed Site Plan drawing. (Source: Reddy Architecture + Urbanism Drawing No. TGGMUD-RAU-00-ZZ-DR-A-PL-31000, Revision P2.)
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3.0

NATIONAL POLICY COMPLIANCE

3.1

National Planning Framework (Ireland 2040 – Our Plan)
The National Planning Framework (NPF), published in February 2018, sets out a strategic
development framework for the Country to 2040. The National Planning Framework is the
Government’s plan to cater for the extra one million people that will be living in Ireland, the
additional two thirds of a million people working in Ireland and the half a million extra homes
needed in Ireland by 2040.

Figure 3.1: Cover of National Planning Framework (Ireland 2040- Our Plan).

The Framework focuses on:
-

Growing regions, their cities, towns and villages and rural fabric.

-

Building more accessible urban centres of scale.

-

Better outcomes for communities and the environment, through more effective
and coordinated planning, investment and delivery.
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As a strategic development framework, the Plan sets the long-term context for Ireland’s
physical development and associated progress in economic, social and environmental terms
and in an island, European and global context. Ireland 2040 will be followed and underpinned
by supporting policies and actions at sectoral, regional and local levels.
Under the heading of ‘Compact Growth’, the NPF is:
“Targeting a greater proportion (40%) of future housing development to happen
within and close to existing built-up areas. Making better use of under-utilised
land, including ‘infill’ and ‘brownfield’ and publicly owned sites together with
higher housing and jobs densities, better serviced by existing facilities and public
transport”.
[Our emphasis.]
A recurring theme in the Plan is the requirement to ensure that the future growth of Dublin
occurs within its Metropolitan limits. The NPF estimates that Dublin City and suburbs will grow
by c. 264,000 people in the period to 2040. Ireland 2040 targets a significant proportion of
future urban development on infill/brownfield development sites within the built envelope of
existing urban areas. This is applicable to all scales of settlement, from the largest city, to the
smallest village.
Subject Proposal is Fully Consistent with the Provisions of NPF
The subject development inherently complies with the overarching themes of the NPF by
proposing a compact well-designed sustainable form of residential development on an
underutilised suburban site located in close proximity to a range of social and commercial
facilities and public transport services. The development accords with the NPF’s aims to
consolidate Dublin through the development of underutilised, infill sites.
3.2

Eastern & Midland Regional Assembly Regional Spatial & Economic Strategy 2019-2031
The Eastern & Midland Regional Assembly Regional Spatial & Economic Strategy 2019-2031
(RSES) is a strategic plan and investment framework to shape future development and to
better manage regional planning and economic development throughout the Eastern &
Midland Region.
The RSES includes a strategic plan for Dublin, the Metropolitan Area Strategic Plan (MASP). To
achieve the Vision the MASP identifies a number of Guiding Principles for the sustainable
development of the Dublin Metropolitan Area including Compact sustainable growth, which
aims to:
“Promote consolidation of Dublin city and suburbs, refocus on the
development of brownfield and infill lands to achieve a target of at least 50%
of all new homes within or contiguous to the existing built up area in Dublin and
at least 30% in other settlements.”
[Our emphasis.]
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Figure 3.2: Cover of Eastern & Midland Regional Assembly Regional
Spatial & Economic Strategy 2019-2031.

The RSES includes Policy RPO 5.5 which focuses on housing delivery. It states:
“RPO 5.5: Future residential development in the Dublin Metropolitan Area shall
follow a clear sequential approach, with a primary focus on the consolidation
of Dublin and suburbs, supported by the development of Key Metropolitan
Towns in a sequential manner as set out in the Metropolitan Area Strategic Plan
(MASP) and in line with the overall Settlement Strategy for the draft RSES.
Identification of suitable residential development sites shall be supported by a
quality site selection process that addresses environmental concerns.”
[Our emphasis.]
In our opinion, the subject development is fully in accordance with the objectives of the RSES
realising the potential of infill lands in the consolidation of Dublin and its suburbs.
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3.3

Sustainable Residential Development in Urban Areas – Guidelines for Planning Authorities
(2009)
The Sustainable Residential Development in Urban Areas - Guidelines for Planning Authorities,
(2009) and its associated document Urban Design Manual – A Best Practice Guide (2009)
illustrate essential criteria for sustainable urban residential development and describes how
a scheme can integrate seamlessly into a site, taking consideration of its surroundings and
thus presenting the best possible residential design scheme in built-up areas.

Figure 3.3: Cover of Sustainable Residential Development in Urban Areas
- Guidelines for Planning Authorities (2009).

Those Guidelines provide national guidance in relation to the appropriate locations for the
siting of higher density residential development, having regard to the locational
characteristics of the lands in question. We contend that the subject site is best described
under the Guidelines as ‘Infill Residential Development’, which is defined in the Guidelines as:
“Potential sites may range from small gap infill, unused or derelict land and
backlands areas, up to larger residual sites or sites assembled from a multiplicity
of ownerships. In residential areas whose character is established by their
density or architectural form, a balance has to be struck between the
reasonable protection of the amenities and privacy of adjoining dwellings, the
protection of established character and the need to provide residential infill.
The local area plan should set out the planning authority’s views with regard to
Statement of Consistency – The Goat SHD
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the range of densities acceptable within the area. The design approach should
be based on a recognition of the need to protect the amenities of directly
adjoining neighbours and the general character of the area and its amenities,
i.e. views, architectural quality, civic design etc. Local authority intervention
may be needed to facilitate this type of infill development, in particular with
regard to the provision of access to backlands.”
[Our emphasis.]
The proposed development will have a net density of 194 No. units per hectare (based on 299
No. units being provided on a net site area of c. 1.54 ha). We contend that this density is
appropriate for the site having regard to the following:
1.

The National Planning Framework (Ireland 2040 – Our Plan), RPGs, and Sustainable
Urban Housing: Design Standards for New Apartments Guidelines for Planning
Authorities (March 2018), which promote higher residential densities and consolidation
in the Dublin area.

2.

The provision of high-quality open space.

3.

The established suburban nature of the wider surrounding area.

4.

The site’s proximity to a range of facilities and amenities including Dundrum Town
Centre, employment centres, schools and University College Dublin.

5.

The infrastructural capacities in the area, including, inter alia, the roads and drainage
networks.

The supporting documentation enclosed demonstrates that the proposed scheme will not
negatively impact on the neighbouring land uses nor contravene the site’s land use zoning
(Objectives ‘NC’ and ‘A’) which aim “to protect, provide for and/or improve mixed-use
neighbourhood centre facilities” and “to protect and/or improve residential amenity”,
respectively.
For example, the proposed building heights conform to more-recently established building
heights for residential developments in the area, allowing for the increase in residential
densities. Generous separation distances between the new and proposed residential units
ensure there is no undue overshadowing or overlooking impacts arising from the proposed
development.
The heights proposed are greater than that historically in the area, but must be assessed in
the context of the site’s zoning as the pivotal point of the locality; other tall developments in
the area, such as the recently permitted student accommodation on the former Vector
Motors site on the Goatstown Road; and the site’s relative proximity to the Luas stops at
Balally and Dundrum.
Furthermore, the scheme retains much of the historic Goat public house, the use of which
dates from the 18th century.
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In addition to the high-quality design approach that has been adopted for the residential units,
the proposed landscaping plan for the proposal will ensure from the outset that the proposed
development settles into the surrounding context.
In summary, we contend that the proposed scheme strikes an appropriate balance between
the protection of the amenities and privacy of adjoining dwellings; the protection of
established character of the area; and the need to provide residential infill development at an
adequate density, particularly in serviced urban areas. The scheme provides a layout and
housing typology that responds appropriately to the site and surrounding area.
3.4

Urban Design Manual: A Best Practice Guide (2009)
The Design Guide presents 12 No. criteria that should be used to facilitate assessment of
planning applications and should therefore be used as a guide to steer best design practice
for residential proposals. The figure below illustrates how the 12 No. criteria have been
sequenced in a logical order and the order of the criteria reflects the prioritisation and
processes that should be adopted: i.e. not moving onto matters of detail until the important
structural decisions have been taken.
The 12 No. criteria are subdivided into three groups: Neighbourhood; Site; and Home,
respectively, reflecting the sequence of spatial scales and order of priorities that is followed
in a good design process.

Figure 3.4: Urban Design Criteria. (Source: Urban Design Manual, 2009; p. 9 – extracted by TPA, 2021.)
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In short, the proposal’s response to the various criteria set out by the Guidelines may be
summarised as follows:
3.4.1

Context
The proposed development has been designed to positively respond to the surrounding
established residential developments.
The proposed apartment blocks are designed to appropriate heights and include set-back
upper levels to ensure that the residential amenity of adjacent properties is maintained and
respected.

3.4.2

Connections
The development’s location close to Primary Schools and Secondary Schools, Dundrum Town
Centre, University College Dublin and the LUAS Green Line means that the future resident
population will have direct access to a range of facilities. The provision of a new pedestrian
link through the proposed development will improve permeability in the new neighbourhood
centre.

3.4.3

Inclusivity
The proposed development provides a range of residential unit types, including one-bedroom,
two-bedroom, and three-bedroom apartments, which will cater to a range of tenures, to meet
the needs and requirements of all sectors of the community. A proposal for the provision of
Part V housing has been issued to the Local Authority for approval.
The design of the scheme ensures that the residential elements are fully accessible for people
with disabilities. All elements of the scheme fully comply with Part M of the Building
Regulations. Accessible car parking provision is also provided in the development. Highquality, useable public open space is provided for at strategic locations throughout the
development.

3.4.4

Variety
As stated above, a mix of housing types and sizes is proposed to cater for a variety of housing
needs and create a strong and sustainable mixed community.

3.4.5

Efficiency
The proposal will connect to and make most efficient use of existing services and
infrastructure. As stated above, the scheme will have a residential density of 194 No. units per
hectare. We contend that this an efficient use of the underutilised suburban lands and
supports the NPF and RSES objectives to consolidate development in Dublin.
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3.4.6

Distinctiveness
The proposed landscaping scheme will ensure that the proposal assimilates well into its
surroundings thus creating a sense of place. Furthermore, a quality design approach, has been
adopted to ensure that the scheme integrates into the surrounding context.

3.4.7

Layout
The scheme layout caters for pedestrian desire lines and the entrance road has been designed
to control speeds and encourage pedestrian movements. The layout also provides the main
public civic space, residential amenity space and a variety of informal play spaces at various
accessible locations throughout the proposed development.

3.4.8

Public Realm
Public open space is appropriately located in the scheme and is fully accessible for all residents
and visitors. All open space areas are overlooked to provide natural surveillance.

3.4.9

Adaptability
House types are designed to be adaptable and capable of catering for cross-generational use.
The design of the apartment buildings is disposed to future adaptation.

3.4.10 Privacy & Amenity
All dwellings enjoy dedicated private open space which is not unduly overlooked.
Furthermore, as a result of generous setbacks between the proposed units and existing
residential dwellings, no adverse overlooking or overshadowing will arise as a result of the
development.
3.4.11 Parking
The proposal provides 475 No. car parking spaces (261 No. spaces at undercroft level; and 214
No. spaces at basement level). The proposed residential car parking provision provides 323
No. spaces for the 299 No. apartments. That equates to 1 No. space for the one-bedroom
apartments; 1.08 No. spaces for the two-bedroom apartments; and 2 No. spaces for the threebedroom apartments.
Some 22 No. spaces have been allocated for the hotel with the remaining spaces to be utilised
for visitor and commercial uses. Electric car charging points are provided. Some 299 No.
secure covered spaces will be provided for residents within the car park, as well as 123 No.
cycle spaces for use by visitors, hotel users and other commercial visitors. A further 188 No.
uncovered bicycle parking spaces will be provided around the perimeter of the site convenient
to the entrances.
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3.4.12 Detailed Design
The design of the proposal has been a collaborative effort from its inception, with the various
opportunities and constraints addressed by the multidisciplinary design team (incorporating
architectural, landscaping, engineering, and planning expertise) in an iterative manner. The
proposal has also been informed by the expert inputs of the various personnel to ensure that
appropriate mitigation / avoidance measures are ‘designed into’ the scheme from the outset.
3.5

Sustainable Urban Housing: Design Standards for New Apartments Guidelines for Planning
Authorities (2018)
These guidelines seek to promote high density apartment development on appropriately
zoned land in appropriate locations in line with the above referenced NPF overarching policies
in relation to encouraging residential development within existing urban settlements.

Figure 3.5: Cover of Sustainable Urban Housing: Design Standards for
New Apartments Guidelines for Planning Authorities (2020).

The Sustainable Urban Housing: Design Standards for New Apartments Guidelines for Planning
Authorities (2018) identifies three broad types of locations suitable for apartment
development, and advises that Planning Authorities should have regard to these proximity
and accessibility considerations.
Statement of Consistency – The Goat SHD
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The subject lands are approximately 2km from University College Dublin and approximately
1.4 km from Dundrum Town Centre, which are both large employers in the area. The site is c.
900m from Balally Luas Stop and c. 950m from Dundrum Luas Stop.
In our opinion, the site is most appropriately defined as an ‘intermediate urban location’,
which is defined as follows:
“Such locations are generally suitable for smaller-scale (will vary subject to
location), higher density development that may wholly comprise apartments,
or alternatively, medium-high density residential development of any scale
that includes apartments to some extent (will also vary, but broadly >45
dwellings per hectare net) including:
• Sites within or close to i.e. within reasonable walking distance (i.e. up
to 10 minutes or 800-1,000m), of principal town or suburban centres or
employment locations, that may include hospitals and third level
institutions;
• Sites within walking distance (i.e. between 10-15 minutes or 1,0001,500m) of high capacity urban public transport stops (such as DART,
commuter rail or Luas) or within reasonable walking distance (i.e.
between 5-10 minutes or up to 1,000m) of high frequency (i.e. min 10
minute peak hour frequency) urban bus services or where such services
can be provided;
• Sites within easy walking distance (i.e. up to 5 minutes or 400-500m)
of reasonably frequent (min 15-minute peak hour frequency) urban bus
services. The range of locations is not exhaustive and will require local
assessment that further considers these and other relevant planning
factors.”
Due to the site’s location in proximity to Dundrum and employment locations, the proposed
density of 194 No. units per hectare of net site area (299 No. apartments on c. 1.54 hectares)
is considered acceptable at this location.
The Guidelines also provide new apartment design standards that supersede Development
Plan provisions in relation to:


Apartment mix;



Apartment sizes;



Dual aspect ratios;



Floor-to-ceiling heights; and



Apartment to stair/lift ratios.
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The Guidelines also provide standards in respect of:


Internal space standards, including storage spaces;



Amenity spaces including balconies and patios; and



Room dimensions.

Compliance with the above noted design provisions has been achieved in this development,
full details in this regard are provided on the enclosed Housing Quality Assessment, dated
February 2021 and prepared by Reddy Architecture + Urbanism.
3.6

Quality Housing for Sustainable Communities (2007)
The stated aim of the Quality Housing for Sustainable Communities, Best Practice Guidelines
for Delivering Homes Sustaining Communities (2007) is to:
“identify principles and criteria that are important in the design of housing and
to highlight specific design features, requirements and standards that have been
found, from experience, to be particularly relevant.”

Figure 3.6: Cover of Quality Housing for Sustainable Communities (2007).
Statement of Consistency – The Goat SHD
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These Guidelines along with the Development Plan standards for housing have informed the
design of the 299 No. apartments proposed in the scheme.
Reddy Architecture + Urbanism have provided a Housing Quality Assessment for the proposed
residential units. This shows that the proposed apartments are compliant with the above
Guidelines and Development Plan standards.
3.7

Childcare Facilities Guidelines (2001)
The Childcare Facilities Guidelines (2001), generally recommend the provision of childcare
facilities for residential development with 75 No. units or more, having regard to the existing
geographical distribution of such facilities in the area and the emerging demographic profile
of the area.
The Sustainable Urban Housing: Design Standards for New Apartments Guidelines for Planning
Authorities (2020) note that 1-bed or studio type units should not generally be considered to
contribute to a requirement for childcare provision, and subject to location this may also apply
in part or whole, to units with two or more bedrooms.
In this case, a residential development of 299 No. units is proposed; 210 No. of those units are
2-bed units or larger.
We enclose a Childcare Capacity Audit, dated February 2021, as part of this submission.
That assessment concludes:
“As the proposed development comprises 299 No. dwelling units, of which 210 No. units
can reasonably accommodate families (i.e. 2-bedrooms or more with respect to the
relevant guidance), we submit that a new purpose-built childcare facility is required at
this location with provision for 56 No. childcare places.
However, the total number of childcare places to be accommodated by this facility could
potentially be reduced with respect to the demographic analysis of the area and
distribution of existing facilities, subject to the agreement of the Planning Authority.
[…]
While the maximum number of childcare places that will be required to serve the subject
development is 56 No. places, the demographic analysis suggests that less than 36 No.
places are likely to be utilised at this location. It is our opinion that the demand for
childcare generated by the proposed development may also be partially absorbed by the
existing network (i.e., 19 No. operational facilities providing more than 850 No. childcare
places), and as such, a larger facility could prove unsustainable within the scheme.”

3.8

Part V of the Planning and Development Act 2000: Guidelines (2017)
This Guidance document advocates consideration of Part V issues at the earliest point
possible. The subject proposal is entirely consistent with the 2017 Guidelines, which states:
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“The acquisition of units on the site of the development is the recommended
option in order to advance the aim of achieving a social mix in new
developments. This option should be pursued by the local authority from its
earliest engagement with the developer, with a view to acquiring houses which
meet its social housing requirements for that area/site.”
(Source: Part V of the Planning and Development Act 2000: Guidelines (2017), p. 10.)
The Applicant has submitted information identifying the 30 No. (c. 10%) proposed Part V units,
and related figures, to the Local Authority.
We attach a copy of the Validation Letter, dated 11 February 2021, received from the Housing
Section of Dún Laoghaire-Rathdown County Council.
3.9

Design Manual for Urban Roads and Streets (DMURS) (2019)
A key objective of DMURS is to achieve safe, attractive and vibrant streets by balancing the
needs of all users, and prioritising alternatives to car journeys.
The Manual advocates a design-led approach, which takes account of both the physical and
social dimensions of place and movement. The subject proposal is fully consistent with this
recommended approach, and achieves a sense of place and residential amenity whilst also
facilitating efficient and secure internal movement.

Figure 3.7: Cover of Design Manual for Urban Roads and Streets
(2019).
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Roughan O’Donovan Consulting Engineers prepared the enclosed DMURS Compliance
Statement and Quality Audit, dated February 2021, which confirms that the proposed
development is consistent with the principles and guidance of DMURS.
3.10

The Planning System and Flood Risk Management (2009)
The Office of Public Works (OPW) and the Department of Environment, Heritage and Local
Government (DEHLG) published The Planning System and Flood Risk Management: Guidelines
for Planning Authorities (2009). These Guidelines introduce the principle of a risk-based
sequential approach to managing flood risk.

Figure 3.8: Cover of The Planning System and Flood Risk Management:
Guidelines for Planning Authorities (2009).
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Roughan O’Donovan prepared the enclosed Flood Risk Assessment, dated February 2021, in
accordance with the Guidelines. In summary, the Flood Risk Assessment concludes that that
no area of the subject site is liable to flood from fluvial, coastal or groundwater sources.
All sources indicate that there is a low risk of flooding on site and that the site is outside of
any flood risk zone which is appropriate for residential or mix-used developments.
3.11

Urban Development and Building Heights: Guidelines for Planning Authorities (2018)
The Urban Development and Building Heights: Guidelines for Planning Authorities were
published on foot of the National Planning Framework. The aim of the Guidelines is to ensure
that height policies do not undermine national policy objectives to provide more compact
forms of development and the consolidation and strengthening of existing built-up areas.

Figure 3.9: Cover of Urban Development and Building Heights Guidelines
for Planning Authorities (2018).

Section 3.2 of the Height Guidelines set out a number of criteria which should be satisfied in
terms of proposals for greater height which includes the following, where relevant to the
proposal:
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Scale

Criteria

Access to Public Transport;

A set of photomontages has been prepared
by Redline Studios in respect of the
proposal, which demonstrates its successful
integration with the surrounding area. An
TVIA has also been provided by Tom Phillips
+ Associates and concludes that the
potential impact of the proposed
development
on
streetscapes
and
landscapes would be minimal.

City / Town
Appropriate Visual
Integration;

Contribution
making;

Contribution
streetscape;

District /
Neighbourhood /
Street

to

to

Avoidance
of
monolithic walls;

place-

The proposal will provide a significant
improvement to the local area through the
provision of a high-quality development and
civic space which will provide a focal space
for the local community.

the

The development will include a number of
active ground floor uses which will serve to
activate the local streetscape including 6
No. retail units, a hotel, childcare facility and
an extension to the existing public house.

long

The development provides for 4 No. blocks
of varying lengths from c.27 m to 62 m. The
provision of high quality hard and soft
landscaping will help to integrate the
development into the
surrounding
environment.

Contributes
to
the
improvement of legibility;

Site / Building

Response
The site is c. 1 km from Dundrum Luas Stop
(a 12 minute walk). On the R112 Taney
Road, Go Ahead Bus route 175 from
Kingswood to UCD passes along Taney Road
every 20 minutes. On the R825 Lower
Kilmacud Road, Dublin Bus route 11
between Santry and Sandyford Business
District through Dublin City Centre has a
frequency of 15-30 minutes.

The 4 No. blocks have heights of 4 – 8
storeys and will act as a landmark for the
area. The central civic space provides a
much need focal space for the local area.

Contributes to the mix of
uses and / or dwellings in
the neighbourhood;

The development provides a mix of
residential and commercial uses (retail,
childcare, hotel and public house).

Maximise access to natural
daylight, ventilation and
views
and
minimise
overshadowing and loss of
light;

The proposed blocks have been designed in
order to provide a high standard of
residential amenity for new and existing
residents – see enclosed Sunlight, Daylight
and Overshadowing Report and Noise
Impact Assessment for further information.
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Scale

Criteria

Assessment of
climatic effects;

Specific Assessments

micro-

Response
A Wind Microclimate Assessment has been
provided by Metec Consulting Engineers
which concludes that pedestrian comfort
was achieved in all locations within the
boundaries of the development. Pedestrian
comfort was also achieved in all locations
adjacent to the development with only
minor exceptions.

Assessment of impacts for
development
locations
proximate to bird and / or
bat areas;

The site is not considered to be within an
area of sensitivity for birds or bats. See
enclosed AA Screening and NIS provided by
Altemar.

Assessment
that
proposal
allows
retention
telecommunication
channels;

the
for
of

The proposed development will not impact
any telecommunication channels, as heights
of only four to eight storeys are proposed.

An assessment that the
proposal maintains safe air
navigation;

The proposed development will not impact
safe air navigation as heights of only four to
eight storeys are proposed within an
existing built-up area.

An
urban
statement;

An Architects Design Statement has been
prepared by Reddy Architecture + Urbanism
and details the design rationale for the
proposal.

design

Relevant environmental
assessment requirements,
including SEA, EIA, AA and
Ecological
Impact
Assessment,
as
appropriate.

A SEA or AA is not required. An AA Screening
and NIS has been undertaken in respect of
the proposal. An EcIA has also been
provided.

Table 3.1: Applicant’s Response to the criteria set out in Section 3.2 of the Building Height Guidelines.

The proposed development, including 4 No. five to eight-storey blocks, complies with the
Guidelines. The proposed development provides for an appropriate residential density, and
has been designed to protect the residential amenity of future residents of the scheme, in
addition to preserving the existing residential amenity of adjoining residents.

3.12

Appropriate Assessment of Plans and Projects in Ireland: Guidance for Planning Authorities
(2009)
The Appropriate Assessment Guidance was published to guide compliance with the Birds
Directive, 1979 and the Habitats Directive, 1992.
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Altemar have been retained by the Applicant to provide Appropriate Assessment Screening in
respect of the proposed development.
That report, entitled Appropriate Assessment Screening & Natura Impact Statement of a
proposed development at The Goat, Goatstown, Dublin 14; along with an Ecological Impact
Statement, is enclosed with the Application documentation.

Figure 3.10: Cover of Appropriate Assessment of Plans and Projects in
Ireland: Guidance for Planning Authorities (2009).

Altemar concluded that the project is limited in scale and extent, and that the potential zone
of influence is seen to be restricted to the immediate vicinity of the proposed development.
However, it should also be noted that there is an indirect hydrological connection Natura 2000
via the Elm Park Stream via surface water networks. Based on a strict application of the
precautionary principle and based on the absence of standard construction phase mitigation
measures there may be potential for impact on the features of interest of the South Dublin
Bay SAC and the South Dublin Bay and River Tolka Estuary SPA.
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A Natura Impact Statement (NIS) was undertaken by Altemar and concludes that the
implementation of standard construction phase mitigation measures including the measures
outlined in the NIS will be followed and will be sufficient to prevent adverse effects on the
integrity of Natura 2000 sites.
The AA Screening and NIS outlines 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 or projects, in view of best
scientific knowledge and in view of the site’s conservation objectives, will adversely affect the
integrity of the European site.
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4.0

LOCAL POLICY COMPLIANCE
The Goatstown Local Area Plan (hereinafter referred to as the LAP), which was adopted by the
Local Authority in April 2012, is the local area plan for the Goatstown area, which includes the
subject site at The Goat. The lifetime of the LAP was extended by DLRCC resolution up to April
2022.

4.1

Core Strategy of Development Plan
The Dún Laoghaire-Rathdown County Development Plan 2016-2022, which was adopted by
the Local Authority on 16 March 2016, is the statutory plan for the area and guide future
development relating to the subject lands.
Section 1.2 of the Development Plan sets out its Core Strategy. As stated in the Development
Plan:
“The purpose of a Core Strategy is to articulate a medium-to-longer term
quantitatively based strategy for the spatial development of the area of the
Planning Authority, and, in so doing, to demonstrate that a Development Plan
and its policies and objectives are entirely consistent with National and Regional
development objectives as set out in the National Spatial Strategy 2002-2022
(NSS) and the Regional Planning Guidelines 2010-2022 (RPGs)
[…]
The central focus of the Core Strategy is on residential development and in
ensuring that there is an acceptable equilibrium between the supply of zoned,
serviced land for residential development and the projected demand for new
housing, over the lifetime of the Plan. In this respect, two key datasets are
examined:
•

Housing Land Availability Study (Supply of zoned land)

•

Regional Planning Guidelines for the GDA (Population Targets)”

The Core Strategy supports the delivery of 18,000 No. residential units, on 410 hectares of
serviced land, which includes the subject site, with further units provided elsewhere. (See
Figure 4.1.)
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Figure 4.1: Serviced, Part Serviced and Unserviced Land in Dun Laoghaire-Rathdown County Council (with
approximate location of subject site highlighted blue.) (Source: Dún Laoghaire Rathdown County Development
Plan 2016-2022.)

Subject Proposal is Fully Consistent with the Core Strategy
The provision of 299 No. residential units along with, inter alia, an associated childcare facility
accords in full with the stated objective of meeting the County’s projected housing needs.
4.2

Subject Lands Zoned for Residential Development
The subject lands are zoned Objective ‘NC’, which is “to protect, provide for and/or improve
mixed-use neighbourhood centre facilities”; and Objective ‘A’ which is “to protect and/or
improve residential amenity”. (See Figure 4.2.)
‘Residential’ and ‘Childcare Service’, in addition to a wide variety of retail types are listed as
‘Permitted in Principle’ uses under this zoning objective, while ‘Hotel’ is listed as an ‘Open for
Consideration’ use.
Proposed Development will Protect and Improve Residential Amenity in the Area
The proposed residential, hotel and childcare facility proposal is fully in accordance with the
site’s zoning objectives “to protect, provide for and/or improve mixed-use neighbourhood
centre facilities” and “to protect and/or improve residential amenity”.
The Applicant has retained a multi-disciplinary Design Team, who have designed the
development to take account of the residential amenities of the area, as well as those of the
proposed development.
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The various assessments enclosed demonstrate that the proposal will complement the
surrounding land uses and contribute to the development of a vibrant residential community
and neighbourhood centre in this established suburban area.
At present, a large amount of the lands of the subject site are underutilised. This is not a
sustainable use for the lands acknowledging the current housing crisis, and is inconsistent with
the site’s zoning objective, as well as national policy to provide additional housing in existing
built-up urban areas.

Figure 4.2: Site location (approximate outlined in red) and the associated ‘NC’ and ‘A’ zoning objectives. (Source:
Dún Laoghaire Rathdown County Development Plan, 2016-2022. Annotated by TPA, 2020.)

The proposed development also incorporates a large central civic space, as well as generous
communal and private open space for residents. The proposed development provides
adequate separation distances to the boundaries and will not result in overlooking or
overbearing impacts on the adjoining residential properties or within the development.
In summary, the proposed development fully conforms with the site’s land use zoning.
4.3

Housing Policy
We outline below a number of key Development Plan policies and comment on their
applicability to the proposed development.
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4.3.1

Residential Density
In terms of the density provisions within the Dun Laoghaire-Rathdown County Development
Plan 2016-2022, Policy RES 3 in relation to Residential Density states:
“Policy RES3: Residential Density*
It is Council policy to promote higher residential densities provided that
proposals ensure a balance between the reasonable protection of existing
residential amenities and the established character of areas, with the need to
provide for sustainable residential development. In promoting more compact,
good quality, higher density forms of residential development it is Council
policy to have regard to the policies and objectives contained in the following
Guidelines:
•

‘Sustainable Residential Development in Urban Areas’ (DoEHLG 2009)

•

‘Urban Design Manual - A Best Practice Guide’ (DoEHLG 2009)

•

‘Quality Housing for Sustainable Communities’ (DoEHLG 2007)

•

‘Irish Design Manual for Urban Roads and Streets’ (DTTaS and DoECLG,
2013)

•

‘National Climate Change Adaptation Framework - Building Resilience to
Climate Change’ (DoECLG, 2013).”

The proposed scheme has a density of 194 units per hectare of net site area is compliant with
local and national policy, to provide in excess of 50 units/ha, having regard to the site’s
strategically important location.
This report has confirmed that the proposed development is compliant with the Guidelines
listed and more recent statutory plans, such as the NPF, which emphasises the need for
increased residential densities in existing urban areas.
4.3.2

Densification of Residential Areas
Section 2.1.3.4 of the Development Plan supports the densification of existing built-up areas:
“Policy RES4: Existing Housing Stock and Densification*
It is Council policy to improve and conserve housing stock of the County, to
densify existing built-up areas, having due regard to the amenities of existing
established residential communities and to retain and improve residential
amenities in established residential communities.”
The proposed development complies with Policy RES4 as it provides additional residential
units at residentially zoned lands, in an established urban area. The proposed development
has been designed to respect the amenities of adjoining residential communities.

Statement of Consistency – The Goat SHD

31

TOM PHILLIPS + ASSOCIATES
TOWN PLANNING CONSULTANTS

4.3.3

Overall Housing Mix
Section 2.1.3.7 of the Development Plan relates to housing mix:
“Policy RES7: Overall Housing Mix
It is Council policy to 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 in accordance with the provisions
of the Interim Housing Strategy.”
The proposed development provides a mix of dwelling types that will accommodate a variety
of tenures and is, therefore, compliant with RES7.

4.3.4

Social Housing (Part V)
The Development Plan notes the following respect of Social Housing (Part V):
“Policy RES8: Provision of Social Housing
It is Council policy to promote the provision of social housing in accordance with
the projects outlined in the Council’s Interim Housing Strategy and Government
policy as outlined in the DoECLG ‘Social Housing Strategy 2020’.”
The proposed development is subject to the requirements of the Part V of the Planning and
Development Act 2000 (as amended).
A letter from Dún Laoghaire–Rathdown County Council (dated 11th February 2021) is enclosed
with this Application and notes the engagement of the Applicant with regard to Part V
requirements.

4.3.5

Residential Development
Section 8.2.3.5 of the Development Plan is entitled Residential Development – General
Requirements. This Section of the Development Plan states, inter alia:
“(iv) Phased Development
It is policy of the Planning Authority that no large developments over 100
residential units shall be permitted unless it can be demonstrated that adequate
provisions for specified physical and social infrastructural requirements,
including: roads, sewers, water mains, community, recreational and sporting
facilities (indoor and outdoor), public transport, first and second level schools
and shops are available at completion to support development. A phasing
schedule for any such development shall be submitted with a planning
application.”
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The proposed development provides 299 No. apartments. The subject site is located within a
well-established and serviced suburban area, which benefits from a wide range of community
infrastructure and amenities.
The enclosed documents include assessments of the piped infrastructure and roads and
confirm that capacity is available to support the proposed development.
There are a number of recreational and sporting facilities in the area including indoor and
outdoor facilities at available at University College Dublin.
There are a number of local retail shops at the crossroads adjacent to the subject site, and
larger shops and a wider range of facilities in Dundrum, located c. 1km to the west.
The subject site is also close to existing primary and secondary schools, including Our Lady’s
Grove Primary School; Taney Parish Primary School; Mount Anville College; St. Killian’s
German School; and Ashfield College. As noted above, the subject site is also located in close
proximity to University College Dublin.
The proposed development also provides a new public civic space, suitable for both passive
and active recreation, as well as a number of formal and informal play spaces for children.
4.4

Compliance with the Development Plan’s Development Management Standards
Chapter 8 of the Development Plan has the stated aims of ensuring orderly and sustainable
development through the use of objectives and standards for development management.
Development standards pertinent to the subject site are summarised below.

4.4.1

Public / Communal Open Space
Section 8.2.2 of the Development Plan relates to ‘Public/Communal Open Space Quantity’.
This section states inter alia:
“(i) Residential / Housing Developments
Open Space: For all developments with a residential component – 5+ units - the
requirement of 15 sq m - 20 sq m of Open Space per person shall apply based
on the number of residential/housing units. For calculation purposes, open
space requirements shall be based on a presumed occupancy rate of 3.5
persons in the case of dwellings with three or more bedrooms and 1.5 persons
in the case of dwellings with two or fewer bedrooms. A lower quantity of open
space (below 20 sq m per person) will only be considered acceptable in
instances where exceptionally high quality open space is provided on site and
such schemes may be subject to financial contributions as set out under Section
8.2.8.2 (iii) below.
The Planning Authority shall require an absolute default minimum of 10% of
the overall site area for all residential developments to be reserved for use
as Public Open and/or Communal Space irrespective of the occupancy
parameters set out in the previous paragraph.
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It is Council Policy to retain the open space context of Institutional Lands which
incorporate significant established recreational or amenity uses, as far as is
practicable. In the event of permission for development being granted on these
lands, open space provision in excess of the normal standards will be required
to maintain the open character of such parts of the land as are considered
necessary by the Council. For this purpose, a minimum open space provision of
25% of the total site area - or a population-based provision in accordance with
the above occupancy criteria – will be required, whichever is the greater.
There may also be a requirement to provide open space in excess of the 25% if
an established school use is to be retained on site in order to facilitate the
future needs of the school (refer also to Section 8.2.3.4(xi)).”
[Our emphasis.]
Some 11.7% of the subject site area (c. 1,798.5 sq m of a 15,410 sq m gross floor area) is
provided as Public Open Space in the proposed development, which is compliant with the
Development Plan standards.
It is acknowledged that the 15-20 sq m of public open space requirement per expected
resident figure is not achieved by a small margin. With an anticipated resident population
of c. 465 No. residents ((291 * 1.5) + (8 * 3.5)), that equates to a requirement of 6,975 sq m
– 9,300 sq m.
The Applicant would welcome the consideration of the Planning Authority and An Bord
Pleanála in this regard and is happy to have a financial contribution applied by condition
that assists in the servicing and maintenance of Deer Park, located c. 750m from the subject
site, if considered necessary.
4.4.2

Urban Design Principles
The Development Plan states the following in respect of Urban Design Principles:
“Policy UD1: Urban Design Principles
It is Council policy to ensure that all development is of high-quality design that
assists in promoting a ‘sense of place’. The Council will promote the guidance
principles set out in the ‘Urban Design Manual – A Best Practice Guide’ (2009),
and in the ‘Design Manual for Urban Roads and Streets’ (2013) and will seek
to ensure that development proposals are cognisant of the need for proper
consideration of context, connectivity, inclusivity, variety, efficiency,
distinctiveness, layout, public realm, adaptability, privacy and amenity,
parking, wayfinding and detailed design.”
The proposed development complies with the ‘Urban Design Manual – A Best Practice
Guide’ (2009), and the ‘Design Manual for Urban Roads and Streets’ (2013). Roughan
O’Donovan Engineers have prepared the enclosed DMURS Compliance Statement, dated
April 2020 which confirms compliance with same.
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4.4.3

Design Statements
The Development Plan requires the preparation of Design Statements for residential
developments:
“Policy UD2: Design Statements
It is Council policy that, for all medium-to-large scale and complex planning
applications (30 + residential units, commercial development over 1,000 sq.m.
or as required by the Planning Authority) a ‘Design Statement’ shall be required
to demonstrate how the proposed development addresses or responds to the
design criteria set out in the ‘Urban Design Manual – A Best Practice Guide’
(DoEHLG, 2009).”
In accordance with this Policy, Reddy Architecture + Urbanism has prepared a detailed
Architects Design Appraisal, dated February 2021 in respect of the proposal, which, inter
alia, demonstrates that the scheme’s layout and design conforms to best practice.

4.4.4

Public Realm Design
The Development Plan states the following in respect of Public Realm:
“Policy UD3: Public Realm Design
It is Council policy that all development proposals, whether in established areas
or in new growth nodes, should contribute positively to an enhanced public
realm and should demonstrate that the highest quality in public realm design
is achieved.”
The proposed development will result in the redevelopment of a private, underutilised site.
It will provide inter alia an enhanced public realm, including a new sizable open space area.
In accordance with this Policy, Dermot Foley Landscape Architects has prepared a report
titled Design Rationale dated 8 February 2021, which illustrates the range of design
measures proposed to ensure that the development complements the surrounding area
and contributes positively to an enhanced public realm.

4.4.5

Building Height Strategy
The Development Plan states the following in respect of Building Heights:
“Policy UD6: Building Height Strategy
It is Council policy to adhere to the recommendations and guidance set out
within the Building Height Strategy for the County.”
Appendix 9 ‘Building Height Strategy’ outlines Development Plan policy in relation to building
height.
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Section 3.4 ‘Suburban Infill’ of the ‘Building Height Strategy’ states:
“There has been a discernible pattern of gradually increasing residential
densities in ‘infill’ sites within the built up area of the County over the last
decade or so. Many of these infill developments have been at a higher density
and with a taller building height profile than the prevailing local low rise
context. This pattern of development has been driven in response both to the
Government document "Residential Density Guidelines" (1999) and through
policies contained in the 2004 County Development Plan which encouraged
higher densities, particularly on large development sites, in excess of 0.5ha in
area
[…]
The general approach in terms of building heights in these sites has been to
taper height from a high point in the centre of the site down to the site
boundaries where the height of adjacent buildings can often be lower.”

The scheme proposes 4 No. five to eight-storey blocks. In accordance with the ‘Building
Height Strategy’, the apartment blocks are located appropriately within the site to ensure
there is no overlooking or overbearing impacts from the scheme on the surrounding
buildings.
Furthermore, the enclosed Internal Daylight, Sunlight and Overshadowing Report, prepared
by Hollis Global, dated 9 February 2021, confirms that the "proposed development performs
well overall, with the majority of rooms receiving levels of daylight and sunlight
commensurate with the levels noted in the BRE guide" and that "the large, open amenity
spaces will also receive levels of sunlight in line with the BRE guide."
4.4.6

Residential Development Standards
Section 8.2.3 of the Development Plan outlines the development management standards for
residential development.
The 2018 Apartment Guidelines (updated in December 2020) provide a number of Specific
Planning Policy Requirements (SPPRs), including certain minimum and maximum standards
the minimum standards for apartment units. Where any conflict arises between an SPPR
and the Development Plan, the Guidelines supersede the Development Plan.
The enclosed Housing Quality Assessment, dated February 2021 and prepared by Reddy
Architecture + Urbanism, demonstrates compliance with the relevant standards both for
houses and apartments.
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4.4.7

Dwelling Size and Mix
The Development Plan requires that residential schemes provide a range of housing types and
sizes, particularly having regard to the County’s higher than national average proportion of
population aged over 65, and the need to encourage mobility in the housing market.
In accordance with the Development Plan, a variety of dwelling unit types and sizes are
proposed as part of the scheme, which will be suitable for a variety of household types.

4.4.8

Residential Density
The Development Plan states that site densities should be determined with reference to the
Sustainable Residential Development in Urban Areas – Guidelines for Planning Authorities’
(2009).
The Development Plan states inter alia:
“As a general principle, and on the grounds of sustainability, the objective is to
optimise the density of development in response to type of site, location and
accessibility to public transport.”
As previously stated, the proposed development will have a residential density of 194 No.
units per hectare of net site area. We contend that this is appropriate for the lands having
regard to National Planning Framework (Ireland 2040 – Our Plan), which promotes higher
residential densities at serviced urban locations and considering the site’s context.

4.4.9

Car Parking Standards
Table 8.2.3 of the Development Plan stipulates maximum car parking standards of:
“1 space per 1-bed and per 2-bed unit; 2 spaces per 3-bed unit + (depending
on design and location).”.
The proposal provides 475 No. car parking spaces (261 No. spaces at undercroft level and
214 No. spaces at basement level). The proposed residential car parking provision provides
323 No. spaces for the 299 No. apartments. Some 22 No. spaces have been allocated for
the hotel with the remaining spaces to be utilised for visitor and commercial uses. Electric
car charging points are provided at a rate of 10% of the overall quantum of car parking
spaces, with additional ducting to be provided to allow further spaces to accommodation
electric vehicle charging in future, as may be required by demand. This is considered to be
appropriate with regard to the location of the site and its proximity to public transport.

4.4.10 Bicycle Parking
Dún Laoghaire-Rathdown County Council’s Standards for Cycle Parking and associated Cycling
Facilities for New Developments (January 2018) outlines the bicycle parking for residential
developments. In summary, 1 short stay (visitor) parking space per 5 units and 1 long stay
parking space per unit is required.
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Some 299 No. secure covered spaces will be required for residents within the car park, as
well as 123 No. cycle spaces for use by visitors, hotel users and other commercial visitors.
A further 188 No. uncovered bicycle parking spaces will be provided around the perimeter
of the site convenient to the entrances.
It is noted that the Apartment Guidelines also refer to cycle parking - however, the
references are not within a SPPR and remain at the discretion of the Planning Authority.
Cycle parking provision was discussed at Pre-Application Consultation with the Planning
Authority and it was agreed that the quantum of cycle provision would comply with the
Planning Authority’s standards.
Reddy Architecture + Urbanism’s Architects Design Appraisal, dated February 2021
illustrates the location and type of cycle parking throughout the site.
4.4.11 Private Open Space
The 2018 Apartment Guidelines outline minimum floor areas for private amenity space.
The Housing Quality Assessment, prepared by Reddy Architecture + Urbanism, dated
February 2021, demonstrates compliance with the relevant standards.
4.4.12 Public Open Space
Section 8.2.8.2(i) of the Development Plan states an absolute minimum of 10% of the overall
site area for all residential developments of 5+ units be reserved for use as Public Open and/or
Communal Space.
That section also notes presumed occupancy rates of 1.5 No. persons in dwellings of twobedrooms or fewer; and 3.5 No persons in dwellings of three-bedrooms or greater.
Furthermore, there is a requirement of 15-20 sq m of public open space per person shall apply
based on the number of units provided.
The Development Plan states that: “‘Public’ open space refers to all areas of open space within
a new development (be that public (taken in charge), communal, semi private or otherwise)
that is accessible by all residents/ employees of the development and in certain cases may be
accessible by the wider general public.”
Some 10% of the overall net site area equates to c. 1,540 sq m. The public open space (c. 1,798
sq m) and communal open space (5,072 sq m) of the proposed development provide a total
area of open space of 6,870 sq m.
Based on a presumed occupancy rate of c. 465 No. residents ((291 No. apartments * 1.5
persons) + (8 No. apartments * 3.5 persons)), the requirement of 15-20 sq m per resident
ranges from 6,975 – 9,300 sq m for the proposed development.
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It is acknowledged that the 15-20 sq m of public open space requirement per expected
resident figure is not achieved by a small margin.
The Applicant would welcome the consideration of the Planning Authority and An Bord
Pleanála in this regard and is happy to have a financial contribution applied by condition that
assists in the servicing and maintenance of Deer Park, located c. 750m from the subject site,
if considered necessary.
Further details on the provision of open space throughout the proposed development are
provided in Reddy Architecture + Urbanism’s Architect’s Design Appraisal, dated February
2021.
4.4.13 Refuse Storage
Section 8.2.3.2(v) of the Development Plan requires that adequate refuse areas are provided.
Waste storage areas to cater for segregated waste streams are provided within each
apartment block. Please refer to the enclosed Operational Waste Management Plan,
prepared by AWN Consulting, dated 9 February 2021.

4.5

Dún Laoghaire-Rathdown County Council Draft County Development Plan, 2022-2028
The Dún Laoghaire-Rathdown County Council Draft County Development Plan, 2022-2028
went on public display on 12 January 2021.
While its content is not strictly applicable to the assessment of the Application, it is considered
prudent to see how the proposed development might be assessed in the context of the likely
content of any future Development Plan for the County.
Zoning Objective
The subject site’s zoning objectives remain the same – that is, Objective ‘NC’, Neighbourhood
Centre; and Objective ‘A’, residential.
Specific Local Objective No. 2
Specific Local Objective No. 2 relates to the subject site. While the wording has been altered
between the current and draft iterations of the Development Plan, the thrust of the objective
remains the same.
The current Development Plan states that SLO No. 2 is:
“To implement and develop the lands in Goatstown in accordance with the Goatstown
LAP.”
The Draft Development Plan states that SLO No. 2 is:
“To accord with the policies of the adopted Goatstown Local Area Plan.”
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We have identified some elements of the Draft County Development Plan, 2022-2028 that
differ from the content of the existing County Development Plan, 2016-2022.
Public Open Space
It is noted that the minimum standards for the provision of public open space for residential
developments in new residential communities as shown in the Core Strategy; and residential
developments in existing built-up areas will be 15% of the site area.
That compares to 10% of the site area in the current County Development Plan.
The proposed development proposes c. 1,799 sq m of public open space. That figure equates
to c. 11.7% of the net site area.
Quantum of Three-Bedroom units
This Application provides for 299 No. apartments – 8 No. of which will be three-bedroom units.
That equates to c. 2.7% of the overall unit mix.
While the current County Development Plan has no unit mix restrictions with regard to the
provision (or lack thereof) of three-bedroom units, the Draft County Development Plan
proposes a requirement whereby all residential schemes of 50 No. units or greater in existing
built-up areas will be subject to a requirement to provide 20% of the overall quantum of units
as three-bedrooms or larger.
4.6

Goatstown Local Area Plan
The Goatstown Local Area Plan (hereinafter referred to as the LAP), which was adopted by
the Local Authority in April 2012, is the Local Area Plan for the Goatstown area, which includes
the subject site at The Goat. (The lifetime of the LAP was extended by resolution up to April
2022.)
It is submitted that the proposed development is largely consistent with the objectives of the
LAP by providing a vibrant neighbourhood centre.
However, it is also acknowledged that the proposed development materially contravenes the
LAP in relation to, inter alia, building height.
Accordingly, a Material Contravention Statement accompanies this Application. That
document provides justification for the contraventions in question.
Section 3.2 of the LAP relates to the overall vision of the Plan and states:
“In planning terms, the overall vision for the area is to create a distinctive and
vibrant urban village that is an attractive place to live and socialise underpinned
by a high standard of urban design, smarter public transport and a range of
community, social and local retail facilities. New development should seek to
enhance the local built environment, provide for a greater mix and variety of
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residential accommodation and, where possible, should be designed to create
defined streetscapes and a stronger identity and sense of place.”
It is our contention that the proposed development creates a distinctive and vibrant mixeduse urban village at the subject site, providing a scheme of high-quality urban design at a
strategically important location in Dun Laoghaire-Rathdown and Dublin city and its environs.
4.6.1

Development Policies and Objectives
The proposed scheme complies with a number of objectives in the LAP:
RD1:
“It is an objective of the Plan that all new residential development within the
Plan area shall provide for a mix of household types, sizes and tenures that both
complements and enhances the existing residential mix.”
The proposed development provides 1,2 and 3-bedroom apartments which complements the
existing residential character of the area, which is primarily comprised of 3-5 bedroom
detached and semi-detached houses.
RD2:
“It is an objective of the Plan that new residential development shall comply with
the Guidelines for Sustainable Residential Development in Urban Areas and
accompanying Urban Design Manual (May 2009).”
The design of the proposed development is informed by, and adheres to the principles of the
Guidelines for Sustainable Residential Development in Urban Areas. Please see Reddy
Architecture + Urbanism’s Architects Design Appraisal, dated February 2021, for further
details.
NC1:
“It is an objective of the Plan that new development located within
neighbourhood centres shall incorporate a range of uses that contribute towards
the creation of a sustainable community and a vibrant urban village.
Redevelopment of the neighbourhood centres should provide for improved
pedestrian access between the neighbourhood centres and the residential
hinterland.”
The civic space and the provision of a pedestrian route between Taney Road and Lower
Kilmacud Road is at the core of the design principle of the proposed development.
Please see Reddy Architecture + Urbanism’s Architects Design Appraisal, dated February 2021;
and DFLA’s Design Rationale, dated 8 February 2021 for further details.
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CS2:
“It is an objective of the Plan that all planning applications for larger residential
developments shall be required to provide one childcare facility (equivalent to a
minimum of 20 child places) for every 75 dwelling units unless it is satisfactorily
demonstrated that there is already adequate childcare provision in the area.”
A Childcare Capacity Audit, dated February 2021 and prepared by Tom Phillips + Associates
accompanies this Application. That document concludes, inter alia, that the proposed
development will generate demand for a maximum of 56 No. childcare facility spaces. The
maximum number of childcare places that will be required to serve the subject development is
56 No. places, the demographic analysis suggests that less than 36 No. places are likely to be
utilised at this location.
AH2:
“It is an objective of the Plan to facilitate the reuse of older buildings while
maintaining their character and special interest.”
While none of the existing buildings on the subject site are on the Record of Protected
Structures, or listed in the National Inventory of Architectural Heritage, the development
incorporates the bulk of the existing structures into the design proposals. The existing
vernacular architecture of the public house will be respected and incorporated into the new
extended structure. The two cottages at Nos. 240 and 242 Lower Kilmacud Road will be
renovated, extended and repurposed for use as a childcare facility.
UD1:
“It is an objective of the Plan that new development within Goatstown shall be
of a high-quality design and layout that makes a positive contribution to the local
built environment and enhances the identity and sense of place of the Plan area
and its environs.”
The proposed development is intended to provide a vibrant new urban centre, with an
emphasis placed on high-quality public realm and architecture; and the prioritisation of
pedestrian and cyclist movement to ensure the provision of a distinctive and pleasant urban
environment for residents and visitors alike. Further details on the positive contribution the
proposed design and layout will have on Goatstown and its environs is provided in Reddy
Architecture + Urbanism’s Architects Design Appraisal, dated February 2021
UD2:
“It is an objective of the Plan that all new residential and mixed-use development
shall be designed having regard to the 12 design criteria set out in the Urban
Design Manual (DoEHLG May 2009).”
The proposed development incorporates the 12 design criteria set out in the Urban Design
Manual into its design proposals. Please see Section 3.4 of this document and Reddy
Architecture + Urbanism’s Architects Design Appraisal, dated February 2021, for further detail.
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UD4:
“It is an objective of the Plan that any redevelopment of the prominent and
highly visible ‘Goat’ site shall be based on a design approach that is influenced
by, and responds sympathetically to, the historic character of the area - most
notably the mature trees, stone walls and various historic buildings; including
Drummartin Terrace that flanks the southern boundary of the site. Any
redevelopment proposals shall incorporate a diversity of uses and housing
typology, varied plot widths and heights and shall include a rich mix and palette
of materials and shall avoid excessive obtrusive signage. The public realm
component of any redevelopment scheme shall be of a high quality with
particular emphasis on paving, tree planting and street furniture.”
The proposed development of the subject site addresses and incorporates the historic
character of the area into its design proposals. The multidisciplinary design team have ensured
the provision of a high-quality urban neighbourhood centre, befitting the Goatstown area and
its environs, through the delivery of architecture, landscaping and engineering proposals that
respect the long-established character of Goatstown through the application of modern
design solutions. The proposal will result in the provision of a new urban centre, with greatly
improved public realm, at a location that has been long identified as a key redevelopment site
in the LAP.
UD7:
“It is an objective of the Plan to promote the efficient use of land by facilitating
higher densities within the Plan area in accordance with County Development
Plan policy.”
The proposed development will result in a residential density of 194 units per hectare of net
site area. As noted in Section 4.4 of the LAP, higher density “will help strengthen the urban
form and enhance the overall vitality of the Plan area.”
Furthermore, Section 2.1.3.3 of the Development Plan addresses residential density and states
that where a site is “within circa 1 kilometre pedestrian catchment of a… Luas line… higher
densities at a minimum of 50 units per hectare will be encouraged.” The proposed
development achieves and exceeds the minimum density requirement while respecting and
enhancing the existing residential character of the area.
UD8:
“It is an objective of the Plan to improve the appearance, quality and overall
function of the public realm within the Plan area. tree planting and street
furniture.”
The provision of high-quality landscape architecture is an integral feature of the proposed
development. Please refer to DFLA’s Design Rationale, dated 8 February 2021, for further
information.
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UD9:
“It is an objective of the Plan to require applications for multiple residential /
mixed-use development to clearly demonstrate the measures proposed to
enhance the public realm.”
As noted elsewhere in this document and other documents submitted with this request for a
Pre-Application Consultation, the provision of high-quality public realm that can be enjoyed
by residents, employees, visitors and passers-by is a primary goal of the proposed
development and one emphasised, inter alia, by: the new pedestrian route between Taney
Road and Lower Kilmacud Road; and the provision of a publicly accessible civic space at the
heart of the site.
Consultations with Dun Laoghaire-Rathdown County Council have resulted in the evolution of
the design proposal to ensure that the Local Authority’s views regarding public realm have
been taken on board and incorporated into the scheme.
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5.0

CONCLUSION
In summary, the proposed development will provide for, inter alia, 299 No. apartments on
underutilised lands, in the suburbs of Dublin City.
The development will contribute to the area by providing a variety of housing types and sizes.
As a result of the high-quality design, including generous separation distances, the scheme
will not result in adverse overlooking or overbearing impacts on the existing residential
premises in the surrounding area.
Furthermore, the high-quality landscape proposal will ensure that the scheme integrates
positively into the area and contributes to the wider area.
We contend that the proposed development is generally in accordance with the following
national and local policy documents:
1.
2.
3.
4.
5.
6.
7.
8.
9.
10.
11.
12.
13.
14.

National Planning Framework (Ireland 2040 – Our Plan);
Regional Planning Guidelines for the Greater Dublin Area 2010-2022;
Sustainable Residential Development in Urban Areas – Guidelines for Planning
Authorities (2009);
Urban Design Manual: A Best Practice Guide (2009);
Sustainable Urban Housing: Design Standards for New Apartments Guidelines for
Planning Authorities (December 2020);
Quality Housing for Sustainable Communities (2007);
Childcare Facilities – Guidelines for Planning Authorities (2001);
Part V of the Planning and Development Act 2000: Guidelines (2017);
Design Manual for Urban Roads and Streets (DMURS) (2019);
The Planning System and Flood Risk Management (2009);
Urban Development and Building Heights, Guidelines for Planning Authorities (2018)
Appropriate Assessment of Plans and Projects in Ireland Guidance for Planning
Authorities (2009);
Dún Laoghaire-Rathdown County Development Plan 2016-2022; and
Dún Laoghaire-Rathdown Draft County Development Plan 2022-2028.

In conclusion, we contend that the development of the site, as per the enclosed plans and
particulars, is fully in accordance with the proper planning and sustainable development.
Signed

________________________________
Tom Phillips
Managing Director
Tom Phillips + Associates
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