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1.0

INTRODUCTION
This Response document addresses issues raised by An Bord Pleanála (ABP) in its Opinion
issued to the Applicant on 31 July 2020, on foot of the Pre-Application Consultation stage
of the subject SHD Application (ABP Ref. 307162-20).
Specifically, it outlines how the Applicant has addressed the issues highlighted in ABP’s
Notice of Pre-Application Consultation Opinion (the ‘Opinion’) of July 2020. (Appendix A.)
(See Section 2.0.)
In addition, pursuant to article 285(5)(b) of the Planning and Development (Strategic
Housing Development) Regulations 2017, the Board notified the prospective applicant
that in addition to the 4 No. issues highlighted in the Board’s Opinion, other specific
information should be submitted.
To supplement the response, we set out at Appendix B the extensive list of documents
submitted with the Application. This document provides a high-level response to the
issues raised, with reference made to other more detailed complementary commentary
and analysis provided, to which the Board, Dún Laoghaire-Rathdown County Council,
prescribed bodies, third parties and other interested persons are referred.
Those issues are addressed in Section 3.0 below.

Figure 1.1: Extract from Proposed Site Location Plan. (Source: Drawing No. TGG-MUD-RAU-00-ZZ-DR-APL-31000, Rev. P2, by Reddy Architecture + Urbanism.)
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2.0

RESPONSE TO ISSUES RAISED BY AN BORD PLEANÁLA
In its Opinion issued on 31 July 2020 (ABP Ref. 307162-20), the Board stated that some
4 No. issues need to be addressed in the documents submitted in order for a future
application to constitute a reasonable basis for an application for strategic housing
development. (See also Section 3.0 for a review of 11 No. additional issues.)
The issues raised in ABP’s Opinion are as follows:
1. Proposed Mix of Land Uses.
2. Building Height.
3. Potential Impacts on Residential and Visual Amenities.
4. Road Frontages and Interaction with the Public Realm at Taney Road and Lower
Kilmacud Road.
In our response, we cross-refer to other documents prepared by other members of the
Design Team that give greater details than that synopsised in this response.
Each is considered in turn below.

2.1

ABP Issue No.1 – Proposed Mix of Land Uses
The Board states:
“Having regard to the ‘NC Neighbourhood Centre’ land use zoning objective
pertaining to most of the application site, the applicant is advised to submit a
justification / rationale for the proposed quantum of residential, commercial and
retail development within the scheme with regard to the site specific guidance
provided in sections 3.4 and 6.2 of the Goatstown Local Area Plan 2012 (as
extended), also Table 6.1 of same. The applicant is advised to consider the
Neighbourhood Centre function of the site in the wider area in this regard.
The applicant is also advised to note the definition of Strategic Housing
Development set out in Section 3 of the Planning and Development (Housing) and
Residential Tenancies Act 2016 (as amended), in particular the following:
(i) the cumulative gross floor area of the houses, student accommodation
units, shared accommodation units or any combination thereof, comprises
not less than 85 per cent, or such other percentage as may be prescribed, of
the gross floor space of the proposed development or the number of houses
or proposed bed spaces within student accommodation or shared
accommodation to which the proposed alteration of a planning permission
so granted relates, and
(ii) the other uses cumulatively do not exceed—
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(I) 15 square metres gross floor space for each house or 7.5 square
metres gross floor space for each bed space in student
accommodation, or shared accommodation, in the proposed
development or to which the proposed alteration of a planning
permission so granted relates, subject to a maximum of 4,500 square
metres gross floor space for such other uses in any development, or
(II) such other area as may be prescribed, by reference to the number
of houses or bed spaces in student accommodation or shared
accommodation within the proposed development or to which the
proposed alteration of a planning permission so granted relates,
which other area shall be subject to such other maximum area in the
development as may be prescribed;
The applicant is advised to clarify how the proposed development meets the above
definition of Strategic Housing Development with regard to the quantum of land
uses proposed.”
Distilling that, the response is required to address the following issues:
1. The site’s zoning-rationale for the quantum of development in the context of
the Local Area Plan.
2. Review the development proposed in the context of SHD legislation.
2.1.1

Applicant Response

A.

Response to Zoning
The proposed development comprises a mix of uses as required by its Neighbourhood
Zoning - Objective ‘NC’ zoning objective (Neighbourhood Centre) in the Dún LaoghaireRathdown County Development Plan 2016-2022.
That zoning objective is “to protect, provide for and/or improve mixed-use
neighbourhood centre facilities”.
It is also noted that a small segment of the subject site (an element of the existing
greenfield) is zoned ‘Objective A’.
That zoning objective is “to protect and/or improve residential amenity”.
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Figure 2.1: 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 Goatstown Local Area Plan 2012 identifies five key sites. What units these sites is
that they “offer some potential in terms of helping strengthen Goatstown’s identity and
overall sense of place by introducing greater variety and interest to the built environment
and improving the public realm.”
Section 6.2 of the Goatstown Local Area Plan introduces ‘The Goat’ site as follows:
“The site of ‘The Goat’ Public House is a prominent corner site fronting onto
Goatstown Crossroads. The site, which is within Goatstown’s zoned
neighbourhood centre, includes a public house, retail services, large surface car
park and a green field that is used occasionally and intermittently to facilitate
circus activity.”
Table 6.1 of the Goatstown Local Area Plan (as reproduced in Table 2.1 of this document)
sets out a range of criteria applicable to the site.
1. Zoning
2. Height
3. Density
4. Design Objectives
5. Open Space
6. Signage
Response to An Bord Pleanála Opinion – The Goat SHD
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7. Movement
8. Public Realm
In terms of use, it has a design objective to retain existing public house use. That is a
central criterion of the site’s design proposal.
It also asks the developer to “consider the provision of live/work units”. The Plan does
not define such units, but the Dublin City Development Plan 2016-2022 provides a useful
definition of such units as being commercial units with a residential element.
However, given the range of units proposed in the scheme, together with the ancillary
residential elements and external commercial units, the overall scheme provides
sufficient flexibility and variety.
It should be noted that no prescriptive quantum with regard to use mix at the subject
site is noted in that document.
Table 6.1 notes, inter alia, that any proposed development/redevelopment should:
“Provide for a mix of commercial and residential uses appropriate to a
neighbourhood centre and in accordance with County Development Plan
zoning objective.”
It is considered that the provision of this variety of uses will contribute positively to the
local area and will fulfil the subject site’s Neighbourhood Centre and Residential zoning
objectives.
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Table 2.1: Table 6.1 of the Goatstown Local Area Plan 2012 (extended to 2022), showing the development
guidance for the subject site.
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Figure 2.2: Figure 3 of the Goatstown Local Area Plan 2012 (extended to 2022), showing the
Indicative Site Framework Plan for the subject site.
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Figure 2.3: Reddy Architecture + Urbanism’s interpretation of the Indicative Site Framework Plan
for the subject site. (Source: Figure 6 of the Architects Design Appraisal, prepared by Reddy
Architecture + Urbanism.)

B.

“Other uses” and SHD Legislation
Further design development has been conducted since the Tripartite Meeting with the
Board and Dún Laoghaire-Rathdown County Council on Friday, 17 July 2020 to ensure
that the subject proposal complies with the relevant SHD definitions.
Furthermore, a Legal Opinion dated 22 February 2021 has been provided by Mr Brendan
Slattery of McCann Fitzgerald that states, inter alia, that the proposed development
adheres to the relevant SHD legislation with regard to the proposed mix of land uses.
The proposed development comprises, inter alia: 299 No. apartments; a 22 No. bedroom
hotel; a public house; a childcare facility; 6 No. retail/commercial units; and the
introduction of a new civic space between Taney Road and Lower Kilmacud Road, which
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comprises c. 1,798.5 sq m of publicly accessible open space. The scheme readily complies
with the 85% criterion.
Under the relevant SHD legislation, 4,485 sq m of “other uses” (i.e. non-residential uses)
are allowable as part of the proposed development.
That figure is based on an allowance of 15 sq m of “other uses” per residential unit x 299
No. units, as noted in Section 3(d)(ii)(I) of the Planning and Development (Housing) and
Residential Tenancies Act 2016 (as amended); and the provision of 299 No. apartments.
A cumulative total of c. 3,358.7 sq m of “other uses” are proposed – well under the
quantum permitted under the relevant legislation.
Table 2.2 below provides a breakdown of those “other uses”
‘Other Use’ Type
Retail/Commercial
Childcare Facility
Hotel
Public House
Total

Gross Internal Floor Area in sq m
678.3
381.9
1,123.3
1,175.3
3,358.7

Table 2.2: Summary of other uses in proposed development.

As per the Legal Opinion provided by Brendan Slattery, the car parking associated with
the “other uses” is incidental to the “other uses” and do not contribute to the gross floor
area of “other uses”.
That Legal Opinion states, inter alia:
"The question arises whether the parking that is “incidental to the primary
purpose” of the public house (existing and extended) must also be included in the
definition of “other uses”. The answer is yes, but there is a very important caveat.
You are entitled to exclude “any floor space provided for the parking of vehicles by
persons occupying or using the building or buildings where such floor space is
incidental to the primary purpose of the building”.
Put simply, this means that car parking incidental to the public house (existing and
extended) is included in the calculation, but entitled to a “nil” area quantum in the
calculation of “other uses”."
2.2

ABP’s Issue No. 2 – Building Height
The Board requires:
“Further consideration of the documents as they relate to the building heights
proposed in the development, including visual impacts, impacts on residential
amenities and the achievement of a satisfactory transition in scale between the
proposed development and adjacent properties.
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This consideration and justification should have regard to, inter alia, the guidance
provided in the Building Height Strategy of the Dun Laoghaire Rathdown County
Development Plan 2016-2022, the site specific guidance provided in the
Goatstown Local Area Plan 2012 (as extended) and Policy UD6 of same and the
Urban Developments and Building Height Guidelines for Planning Authorities
2018.
The applicant is to consider whether the development constitutes a Material
Contravention of the Building Height Strategy set out as Appendix 9 of the Dun
Laoghaire Rathdown County Development Plan 2016-2022.
If considered necessary, the applicant is to submit a Material Contravention
Statement and to publish a Newspaper Notice in accordance with the
requirements of section 8(1)(a)(iv) of the Planning and Development (Housing)
and Residential Tenancies Act 2016. The further consideration of this issue may
require an amendment to the documents and/or design proposals submitted.”
2.2.1

Applicant’s Response
It is noted that the proposed development contravenes the content of the Goatstown
Local Area Plan with regard to building height at the subject site.
A Material Contravention Statement, dated February 2021 and prepared by Tom Phillips
+ Associates, is submitted as part of this Application. That document addresses the issue
of the proposed building height at the subject site in further detail.
In summary, the Goatstown Local Area Plan was adopted in April 2012. In the time that
has passed since its adoption, planning policy at all spatial levels has evolved –
particularly with regard to building height.
In particular, the introduction of the Urban Development and Building Heights,
Guidelines for Planning Authorities 2018 (the ‘Building Height Guidelines’) in December
2018 have had a transformative effect on the interpretation and implementation of
building height limitations.
Section 2.6 of the Building Height Guidelines addresses the negative effects of restrictive
height limits in the context of site development.
That section states:
“In some cases, statutory development plans have tended to set out overly
restrictive maximum height limits in certain locations and crucially
without the proper consideration of the wider planning potential of
development sites and wider implications of not maximising those
opportunities by displacing development that our wider society and
economy needs to other locations that may not be best placed to
accommodate it. Such a displacement effect presents a lost opportunity in
key urban areas of high demand for new accommodation, whether that is
for living, working, leisure or other requirements in the built environment.”
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Furthermore, SSPR 3(A) of the Building Height Guidelines states:
It is a specific planning policy requirement that where;
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.” (p. 15.)
[Our emphasis.]
It should be noted that the content of Appendix 9 of the Dún Laoghaire-Rathdown
County Development Plan 2016-2022 (the ‘Building Height Strategy’) does not reflect the
adoption of the Goatstown Local Area Plan.
Indeed, Section 4.1.8 of the Building Height Strategy refers to that Plan as being
“forthcoming”.
That section states, inter alia:
“There are a range of local plans to be completed during the lifetime of the County
Development Plan (2010) which will provide guidance on building height.
Two of the major plans to be produced during the lifetime of the County
Development Plan – the Sandyford Urban Framework Plan and the Cherrywood
Strategic Development Zone Planning Scheme – have already been the subject of
considerable preliminary work and will provide detailed and comprehensive
guidance on building height – to a very fine grain, on a block by block basis in some
instances.
Plans include:
• Sandyford Urban Framework Plan
• Cherrywood Strategic Development Zone
• Dún Laoghaire Local Area Plan
• Blackrock Local Area Plan
• Sallynoggin Local Area Plan
• Goatstown Local Area Plan
• Rathmichael/Ferndale Road Local Area Plan
Response to An Bord Pleanála Opinion – The Goat SHD
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• Old Conna Local Area Plan.”

[Our emphasis.]

Section 4.2 of the Building Height Strategy notes that:
“The forthcoming local plans will likewise include specific policy on
building height. From a strategic perspective, the only areas where any
cogent case can be made for taller buildings in the County is within the
boundaries of certain local plan areas and UCD.
It is considered that these local plans are the most appropriate vehicle for
providing the kind of fine-grained analysis which can determine if taller
buildings are appropriate or not to any given location.”
Having regard to 3.11 of the Response To An Bord Pleanála Opinion. It is the Applicant’s
position that to rely on the content of the Goatstown Local Area Plan, when planning
policy has greatly evolved in the interim, would not be best planning practice and that
the proper planning and sustainable development of the subject site would be best
served by permitting a mixed-use development with building heights in excess of the
prescribed limits noted in the Local Area Plan.
These issues are considered in greater detail in Reddy Architecture + Urbanism’s
Architects Design Appraisal.
2.3

ABP’s Issue No. 3 – Potential Impacts of Residential and Visual Amenities
The Board requires:
“Further consideration/justification of the documents as they relate to
potential impacts on residential and visual amenities at Drummartin
Terrace and Birchfield Lawn and other adjacent residential areas to include:


Detailed elevations and cross sections indicating existing and
proposed levels relative to the adjoining public roads and to
adjacent residential properties and open spaces within
Drummartin Terrace and Birchfield Lawn.



Visual Impact Assessment to include verified photomontages of
the development from Drummartin Terrace and Birchfield Lawn
as well as adjoining public roads. The VIA should include views
of the development with both winter and summer vegetation
and include any plant or other structures on the roof of the
proposed development, in order to give as accurate a
representation as possible.



Assessment of overshadowing and impacts on natural daylight
in adjacent habitable rooms, communal open spaces and private
amenity areas having regard to BRE guidance.
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The proposed development is to be designed to avoid direct
overlooking of adjacent residential properties.

The further consideration of this issue may require an amendment to the
documents and/or design proposals submitted relating to density and
layout of the proposed development.”
2.3.1

Applicant’s Response
Since receiving the Board’s Opinion, the Design Team has worked at length to further
assess the potential impacts of the proposed development on local residential and visual
amenity.
Reddy Architecture + Urbanism have produced a detailed suite of drawings and
documentation for the proposed development.
Among those inputs are detailed section and elevation drawings for every building
proposed as part of this SHD Application.

Figure 2.4: Extract from Proposed Contiguous Elevations drawing. (Source: Drawing No. TGG-MUD-RAU00-ZZ-DR-A-PL-32002, Rev. P2, prepared by Reddy Architecture + Urbanism.)

The Architects Design Appraisal, dated February 2021 and prepared by Reddy
Architecture + Urbanism, notes the ability of the subject site to absorb the proposed
development.
Section 5 of that document states, inter alia:
“The site is located at a cross roads where the pub has been a local landmark
for many years and where a small number of shops and businesses are
clustered. The crossroads is a very busy traffic junction with little in the way
of public realm and the proposed design looks to implement the LAP
aspirations for a public space on the site which will act as a focal point for
commercial uses at ground level. The proposed new development will
enhance the local built environment and introduce a greater mix and variety
of residential accommodation for Goatstown. The proposed design also
creates defined streetscapes, a stronger identity and a sense of place with
a range of community, service and local retail facilities.
The local topography places the site on a saddle between two hills where
Taney Road and Mount Anville Road run down to the cross roads. The
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Goatstown Road rises continually from the direction of Dublin City Centre
up to the crossroads before continuing as Drummartin Road to rise in the
direction of Sandyford and the M50. The local topography and low-rise, low
density housing largely developed throughout the sixties, seventies and
eighties, combine to give this prominent site a number of key viewpoints on
the different approach roads. Verified Views have been generated around
the site and a Landscape and Visual Impact Assessment report has been
completed which is submitted as a separate document.
[...]
The new development will increase the prominence of the site and create
an appropriate identity for a neighbourhood centre by providing a defined
streetscape onto the Taney and Drummartin Roads. The introduction of
buildings that are higher than those of the surrounding suburbia can occur
where a large site has the ability to absorb higher buildings at its centre by
responding with lower buildings on its periphery, adjacent to existing
residential developments.
The introduction of scale facing onto the two busy roads, to the north and
east of the site, is appropriate for these wide roads as there will be no
adverse impact to the amenity of properties on the opposite side of these
major road arteries. The creation of a series of urban scaled buildings at the
centre of the site has not precluded a design of a variety of public and
private landscaped spaces that receive sunlight levels in excess of the BRE
requirements.”
Figures 2.5 and 2.6 are extracted from Reddy Architecture + Urbanism’s Architects
Design Appraisal. ‘Section 01 – Context’ of that document should be cross-referred with
Redline Studios’ Photomontages document, in particular Viewpoints 6, 11 and 17.
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Figure 2.5: Section showing separation distances between the proposed development and the houses at
Birchfield Lawn. (Source: Page 9 of Architects Design Appraisal, prepared by Reddy Architecture +
Urbanism.)

Figure 2.6: Section showing separation distances between the proposed development and the houses at
Birchfield Lawn. (Source: Page 9 of Architects Design Appraisal, prepared by Reddy Architecture +
Urbanism.)
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Visual Impact Assessment
With regard to visual impact assessment, a Townscape and Visual Impact Assessment,
dated February 2021 and prepared by Tom Phillips + Associates, is submitted with this
Application.
That document should be read in conjunction with the Photomontages document, dated
February 2021 and prepared by Redline Studios.
At the request of the Board, winter and summer images have been produced and
assessed. It should be noted that the baseline photography was taken in December 2019
and that the summer photomontages have been edited with the requisite level of
expected summer foliage. Google Street View imagery from July 2018 provided an
accurate indication of the summer vegetation that would generally present during that
season.
Figure 2.7 illustrates Figure 11 from that document, showing the proposed development
in context with the existing residential development at Birchfield Lawn.

Figure 2.7: Sectional Perspective View across the western site boundary with Birchfield Lawn. (Source:
Figure 11 of Architects Design Appraisal, prepared by Reddy Architecture + Urbanism.)

Section 4.0 of the Townscape and Visual Impact Assessment provides that document’s
conclusion.
That section states:
“The proposed design is contemporary and will provide a new statement on
the frontage to the Goatstown Crossroads and Taney Road while respecting
the scale of the surrounding uses.
The proposed building ranges in height from five to eight storeys, with the
highest elements set back from the street frontage. Its scale and massing
are offset by the reflective qualities of the facade materials and the
lightness it conveys.
The Zone of Theoretical Visibility (ZTV) associated with the proposed
development is limited due to the topography of the surrounding area and
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the presence of intervening built form and vegetation. The photomontage
views submitted as part of the planning application show that the potential
impact of the proposed development on streetscapes and landscapes would
be minimal.”

Figure 2.8: View towards Birchfield Lawn from Block 1 Typical Third Floor balcony with 1.6m high
translucent balcony panel. (Source: Figure 17 of Architects Design Appraisal, prepared by Reddy
Architecture + Urbanism.)

Daylight/Sunlight
With regard to daylight and sunlight, Hollis Global have prepared two separate reports
that assess: the internal daylight/sunlight levels of the proposed development; and the
impact of the proposed development on existing adjacent properties.
Section 1.5.24 of the Internal Daylight, Sunlight and Overshadowing Report states:
“The proposed development offers large, open communal amenity spaces
for future residents to enjoy, as well [as] brand new public amenity space.
The results of the overshadowing analysis demonstrate that all of the 4
areas assessed will comfortably meet the BRE’s numerical criteria for
sunlight. This is because at least half of these areas will receive 2 hours of
sunlight on the spring equinox (March 21). During the summer months, it is
likely that these areas will receive more sunlight.”
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Figure 2.9: External Amenity Areas Assessed for Sunlight. (Source: Figure 39 of Architects Design
Appraisal, prepared by Reddy Architecture + Urbanism.)

Overlooking
The considered design of the proposed development and the adequate
separation distances from existing adjacent residential properties will ensure that
overlooking will be avoided.
Section 5 of the Design Appraisal by Reddy Architecture + Urbanism states, inter
alia:
“The new buildings are set out at a distance of between 14.3 and 19.3m
from the boundary with distances varying between 24.6m and 29.6m to the
first floor windows of neighbouring houses. The podium level apartments at
this location are placed close to the existing ground level as shown in the
sections below.
The western perimeter boundary will be heavily planted with new semi
mature trees and form part of the residents communal amenity space.
These trees will be planted at a size of between 6-9m high and further
increase the privacy for neighbouring houses over and above that provided
by the set back from the boundary.
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The third floor balconies facing west in buildings 1 and 2 will have 1.6m high
translucent screens along their front edge in order to restrict any direct
views from the balconies towards the boundaries. Floors higher than the
third floor are set back so that it is not possible to view the rear of the houses
in Birchfield Lawn from these upper floors.”
2.4

ABP’s Issue No. 4 – Road Frontages and Interaction with the Public Realm at Taney
Road and Lower Kilmacud Road
The Board requires:
“Further consideration/justification of the documents as they relate to the
development frontages to Taney Road and Lower Kilmacud Road and to the public
open spaces within the scheme to address the following issues:


Provision of active frontages to public roads and at public spaces within the
scheme in accordance with the site specific objectives set out in the
Goatstown LAP;



Provision of a positive contribution to the public realm at both road frontages,
to include boundary treatment, pedestrian and cycle facilities and hard and
soft landscaping;



Delivery of a high quality of public realm and way finding at the public open
spaces within the development, including detailed landscaping proposals and
consideration of microclimate impacts;



Delivery of façades that relate well to surrounding development, with a high
quality of design and finish, to include consideration of the existing building
lines, heights and setbacks at this location;



Provision of safe vehicular, pedestrian and cycle access to the development
with regard to DMURS and to the safe provision of accessible car parking and
cycle parking, to include consideration of the proposed set down area on
Taney Road and ‘drop off zone’ at Lower Kilmacud Road;



Letter of consent from Dun Laoghaire Rathdown County Council or any other
relevant landowner to carry out any proposed works outside the red line site
boundary;



Applicant is requested to ensure provision of an adequate public footpath
with landscaping as well as a National Cycle Manual standard cycle track /
lane on all site frontage;



Provision of satisfactory public lighting.

The further consideration of these issues may require an amendment to the
documents and/or design proposals submitted relating to density and layout of
the proposed development.”

Response to An Bord Pleanála Opinion – The Goat SHD

20

TOM PHILLIPS + ASSOCIATES
TOWN PLANNING CONSULTANTS

2.4.1

Applicant’s Response
Active Frontage
Active frontage is provided throughout the proposed development – facing onto Lower
Kilmacud Road and Taney Road, as well as internally throughout the extent of the public
open space.
Figure 22 from the Design Appraisal prepared by Reddy Architecture + Urbanism
indicates the extent of the active frontage in the proposed development.
Positive Contribution to Public Realm
As a core focus of its design, the proposed development sees the introduction of a new
dedicated pedestrian link through the subject site between Taney Road and Lower
Kilmacud Road, in line with the content of a Goatstown Local Area Plan.
A number of retail units are provided that will give the public space a sense of activity
and vitality, with pedestrians encouraged to linger through the mix of hard and soft
landscaping treatments. Further information on these treatments can be found in the
reports prepared by Reddy Architecture + Urbanism; and Dermot Foley Landscape
Architects, respectively.
Section 12 of the Design Appraisal prepared by Reddy Architecture + Urbanism states,
inter alia:
“The selection of paving and other landscape materials is determined by
proposed function, longevity and durability. Quality and robust paving
materials, where practical, are proposed to be constructed in a way which
is sensitively integrated with lawn and soft landscape (within the communal
courtyards), in order to minimise the impact of hard landscape surfaces.
Primary vehicular and pedestrian circulation is proposed as a mix of durable,
high spec natural stone and concrete sections, designed to create interest
in the landscape setting.
Secondary pedestrian routes and private spaces are proposed to be of
‘flexible’ construction and in some cases a mix of paving and lawn. High
quality and robust furniture is proposed through both the civic and
communal shared space. Furniture is proposed to be of a similar
palette/design so as to unify the character of each space and assist in way
finding.”
Facades
Section 12 of the Design Appraisal prepared by Reddy Architecture + Urbanism
addresses, inter alia, the treatment of the proposed development’s facades.
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That section states:
“Façade detailing is enriched using a number of repeating elements. Brick is
the primary façade material and careful thought has been given to the
amount of brick and its detailing to avoid monotonous blank areas of
façade. Within individual portions of the overall facades brick piers provide
a vertical emphasis with punched window openings, sized appropriately to
achieve good levels of daylighting inside apartments, within areas of
recessed brick detailing. Subtle variations in the brick detailing add variety
to the facades on typical floor levels.
Balconies are detailed as either cantilevering from the building or framed
by brick piers where more depth to facades and vertical emphasis is
required. Balconies will be PPC steel (where steel structure is visible) with
glass panelled balustrades support within metal frames. Where balcony
dividing screens or wind protection screens are required this also will be
glass and translucent at locations where privacy is required.
The top floors of each building are clad in a curtain walling type system as
a contrast to the lower brick levels. The fully glazed facades at this level will
have a combination of clear glass and back painted glass panels. Individual
apartment vents and flues will be carefully detailed into the façade so as to
avoid detracting from the overall aesthetic.
Residential roofs are kept clear of plant areas except for PV panels which
are set back from the parapets and installed at low angles to the roof so
that they are not visible from ground levels.”

Figure 2.10: Extract from Figure 33 of the Architects Design Appraisal, prepared by Reddy Architecture
+ Urbanism, showing the extent of the active frontage (blue hatch markings) in the proposed
development.
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Microclimate
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.
Please refer to that report for additional information.
DMURS
A DMURS Compliance Statement and Quality Audit, dated February 2021 and prepared
by Roughan O’Donovan Consulting Engineers, has been submitted with this Application.
That document outlines the proposed development’s compliance with the principles of
DMURS, and is accompanied by a Quality Audit, prepared by PMCE.
With regard to the pedestrian focus of the proposed development, page xx of the
DMURS Compliance Statement and Quality Audit states:
“During design development, and in consultation with Dún Laoghaire–
Rathdown County Council, the locations of buildings and design of public
spaces, was revised to enhance the civic space function. Provision is made
for private cars – both access and parking – but this is secondary, and the
primary focus is on the pedestrian in keeping with DMURS.
All parking, with the exception of bicycle parking, will be provided in the
undercroft and basement areas, separate to pedestrian priority areas.
Full footpath connectivity will be provided within and around the site. As a
result, the pedestrian environment will be safe, comfortable, and
attractive.”
Letter of Consent/Public Footpath and Cycle Track
A Letter of Consent that permits the inclusion of lands outside the Applicant’s ownership
within the red line boundary has been provided by Dún Laoghaire–Rathdown County
Council.
That Letter of Consent is dated Friday, 5 February 2021 and is submitted as part of the
documentation that accompanies this Application.
The purpose of the inclusion of those lands under the control of Dún Laoghaire–
Rathdown County Council is to, inter alia, ensure the provision of an improved public
footpath and cycle network at the northern and eastern boundaries of the subject site.
Further information on those elements of the proposed development may be found in
the accompanying Application documentation.

Response to An Bord Pleanála Opinion – The Goat SHD

23

TOM PHILLIPS + ASSOCIATES
TOWN PLANNING CONSULTANTS

Site Lighting
A Site Lighting Report, dated 5 February 2021 and prepared by Homan O’Brien, has been
submitted with this Application.
A set of site lighting drawings have also been prepared and submitted.
The site light of the proposed development takes account of, inter alia: its locational
context; and the content of the bat survey carried out by Altemar.
The conclusion of the Site Lighting Report states:
“Dialux calculations indicate that there will be negligible light pollution on
surrounding areas. The upward light is estimated at 1.0% which is below the
25% maximum for an E4 environment.
The design has taken into account the presence of bats along the tree line
and mitigation measures have been allowed for to minimise impact.
The proposed layout offers a design aesthetically pleasing for occupants
and for the site as a whole. Homan O’ Brien believe the proposed layout will
blend seamlessly into the surrounding environment.”
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3.0

ABP REQUEST TO PROVIDE ADDITIONAL INFORMATION
The Board’s Opinion states:
“Furthermore, Pursuant to article 285(5)(b) of the Planning and Development (Strategic
Housing Development) Regulations 2017, the prospective applicant is hereby notified
that, in addition to the requirements as specified in articles 297 and 298 of the Planning
and Development (Strategic Housing Development) Regulations 2017, the following
specific information should be submitted with any application for permission:”
The Board has requested specific information to be provided in relation to 11 No. items.
We set out below how each of the requirements has been addressed.

3.1

ABP’s Requirement No. 1 – Housing Quality Assessment
The ABP Opinion notes the requirement for a:
“Housing Quality Assessment”

3.1.1

Applicant’s Response
A Housing Quality Assessment, dated February 2021 and prepared by Reddy Architecture
+ Urbanism, has been submitted as part of this Application.
That document notes, inter alia, the compliance of the proposed development with
regard to the content of the Sustainable Urban Housing: Design Standards for New
Apartments across a broad range of design parameters.

3.2

ABP’s Requirement No. 2 – Daylight/Sunlight Analysis
The ABP Opinion notes the requirement for a:
“Daylight/Sunlight analysis, showing an acceptable level of residential amenity for future
occupiers of the proposed development, which includes details on the standards achieved
within specific habitable rooms within the development, in communal open spaces and
in public areas within the development.”

3.2.2

Applicant’s Response
Separate reports that assess the levels of daylight/sunlight for the development itself;
and the surrounding area, respectively, have been produced by Hollis Global - a multiple
expertise consultancy based in the UK.
Section 1.6 of the Internal Daylight, Sunlight and Overshadowing Report notes:
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“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. The large, open external amenity spaces will
also receive levels of sunlight in line with the BRE guide.
The results demonstrate that care and attention has been paid to site layout
planning and apartment design, as achieving such results in dense urban
schemes is a recognised challenge.
While a small number of rooms fall short of the numerical values in some
areas, it should be remembered that the numerical values given in the BRE
guide are purely advisory, a fact recognised in the summary of the BRE guide
itself by the author Dr Paul Littlefair:
“This guide is a comprehensive revision of the 1991 edition. It is
purely advisory and the numerical target values within it may be
varied to meet the needs of the development and its location.”
[Our emphasis.]
Furthermore, Section 1.4 of the External Daylight, Sunlight and Overshadowing Report
notes:
“Overall, it is considered that the proposed development will be largely
compliant with the aspirational numerical targets of the BRE guide. The
vast majority of windows and rooms in the surrounding buildings will
either not be affected or will retain levels of daylight and sunlight amenity
that accord with the BRE’s numerical values.
The proposed development has been well-designed to maximise the space
and provide new dwellings, amenity areas, retail space and a hotel, while
also retaining an awareness of the local area and not causing material
impacts in terms of daylight and sunlight amenity on the existing
surrounding properties.
While there are a handful of shortfalls, these are few in the context of the
overall proposed development and are minor in terms of the effects,
particularly given the urban location.
It is therefore considered that the proposed development will have a
negligible effect on the available daylight and sunlight amenity for the
surrounding properties and will not significantly deviate from the
recommendations set out in the BRE Guide. The BRE guide itself
acknowledges that the numerical target values are purely advisory and
should therefore be interpreted flexibly, a point highlighted by the author
of the guide Dr Paul Littlefair at paragraph 1.6:
‘‘The Guide is intended for building designers and their clients,
consultants and planning officials. The advice given here is not
mandatory and the guide should not be seen as an instrument
of planning policy; its aim is to help rather than constrain the
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designer. Although it gives numerical guidelines, these should
be interpreted flexibly since natural lighting is only one of many
factors in site layout design…… In special circumstances the
developer or planning authority may wish to use different
target values. For example, in a historic city centre, or in an
area with modern high rise buildings, a higher degree of
obstruction may be unavoidable if new developments are to
match the height and proportions of existing buildings….’”
[Our emphasis.]
3.3

ABP’s Requirement No. 3 – Architectural Qualities
The ABP Opinion notes the requirement for a:
“A report that specifically addresses the proposed materials and finishes
to the scheme including specific detailing of finishes, landscaped areas,
pathways, entrances and boundary treatment/s. 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.
The report should also demonstrate that the development provides the
optimal architectural solution and sustainable development of the site
and in this regard, the proposed development shall be accompanied by
an architectural report and accompanying drawings which outlines the
design rationale for the proposed height and design strategy having
regard to inter alia, national and local planning policy, the site’s context
and locational attributes.”

3.3.1

Applicant’s Response
The content of the Architect’s Design Appraisal prepared by Reddy Architecture +
Urbanism addresses the Board’s requirements with regard to Requirement No. 3.
For example, Section 12 of the Design Appraisal prepared by Reddy Architecture +
Urbanism discusses the detailed design elements of the proposed scheme, including,
inter alia, the proposed materials and finishes of the architectural elements
That section states:
“The new Goat SHD development will provide a new building line along the
busy Taney and Drummartin roads at Goatstown Cross at locations where
no notably urban edges have previously existed.
The creation of new building frontages with active facades will deliver key
aspirations of the Goatstown LAP and provide a positive urban design
contribution to the local area. The buildings fronting onto the roads have
their massing broken down along the street frontage so that the
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development does not present a long wall of unbroken building facade
along the streets. The breaks between buildings along each road will also
signal the entry point into the public space that has been created within the
site.
The building massing along the street frontage of Taney Road is broken
down to create a series of more prominent facades that provide a rhythm
with a vertical emphasis when viewed along the street. The prominent parts
of building facades onto Taney Road step up in height when moving towards
the cross roads transitioning up in height from the existing residential area
of Birchfield Lawn.
A similar transition in scale is used along Drummartin Road from the
residential area on Drummartin Terrace. Building four facing onto
Drummartin Road uses vertical brick bookends to balconies to assist with
the vertical emphasis on this façade.
[…]
“A high-quality simple palette of external building materials has been
chosen for the development. The palette is predominately comprised of a
combination of brick set out in a regular rhythm on all building elevations.
Specific brick bonds and patterns will be utilised at certain locations to add
variety and texture to the facades. All penthouse levels and set backs will be
made up curtain wall glazing.”

Figure 3.1: Example of materials and finishes proposed. Source: Section 12 of Architects Design Appraisal,
prepared by Reddy Architecture + Urbanism.)
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3.4

ABP’s Requirement No. 4 – Landscaping Proposals
The ABP Opinion notes the requirement for a:
“Comprehensive landscaping proposals to include details of hard and soft
landscaping, outdoor exercise equipment (if provided), boundary
treatments, delineation of public and communal open space provision,
pedestrian and cycle facilities, public lighting, car and cycle parking areas
and refuse storage areas.”

3.4.1

Applicant’s Response
Section 5.0 of the Design Rationale, dated 8 February 2021 and prepared by Dermot
Foley Landscape Architects states:
“The selection of paving and other landscape materials is determined by
proposed function, longevity and durability. Quality and robust paving
materials, where practical, are proposed to be constructed in a way which
is sensitively integrated with lawn and soft landscape (within the communal
courtyards), in order to minimise the impact of hard landscape surfaces.
Primary vehicular and pedestrian circulation is proposed as a mix of durable,
high spec natural stone and concrete sections, designed to create interest
in the landscape setting.
Secondary pedestrian routes and private spaces are proposed to be of
‘flexible’ construction and insome cases a mix of paving and lawn.
High quality and robust furniture is proposed through both the civic and
communal shared space. Furniture is proposed to be of a similar
palette/design so as to unify the character of each space and assist in
wayfinding.”

3.5

ABP’s Requirement No. 5 – Topographical Survey
The ABP Opinion notes the requirement for a:
“Topographical survey of the site and detailed cross sections to indicate
existing and proposed ground levels across the site, proposed FFL’s, road
levels, open space levels, drainage infrastructure, landscaping, etc.
relative to each other and relative to adjacent lands and structures
including public roads.”

3.5.1

Applicant’s Response
A full suite of architectural, engineering, and landscape architecture drawings are
included with this Application.
Those sets of drawings provide a full range of dimensions as requested by the Board.
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For example, Drawing No. TGG-MUD-RAU-00-ZZ-DR-A-PL-31011, Revision P2, prepared
by Reddy Architecture + Urbanism shows the Existing Site Plan. Figure 3.2 below is an
extract from that drawing that shows, inter alia, a selection of the existing ground levels
at the subject site.

Figure 3.2: Extract from Existing Site Plan drawing. (Source: Drawing No. TGG-MUD-RAU-00-ZZ-DR-A-PL31011, Revision P2, prepared by Reddy Architecture + Urbanism.)

3.6

ABP’s Requirement No. 6 – Car Parking Rationale
The ABP Opinion notes the requirement for a:
“Rationale for proposed car parking provision with regard to development
plan car parking standards, to consider the proposed car parking provision
in the context of the available pedestrian and cycle facilities and public
transport connections in the area, also details of car parking management
for each of the proposed land uses and a Mobility Management Plan.”

3.6.1

Applicant’s Response
A Transport Impact Assessment Report and a Mobility Management Plan, both dated
February 2021, have been prepared by by Roughan O’Donovan Consulting Engineers and
are submitted with this Application.
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The Transport Impact Assessment Report addresses the car parking rationale and
strategy for the proposed development.
Table 1 of that document shows the car parking standards applied to the proposed
development.

Table 3.1: Table 1 from Transport Impact Assessment Report, prepared by Roughan O’Donovan.

Please see the Transport Impact Assessment Report prepared by Roughan O’Donovan
Consulting Engineers for further detail.
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Figure 3.3: Car Parking and Bicycle Parking Layout - Ground Floor and Podium Level. (Source: Figure 64 of
Architects Design Appraisal, prepared by Reddy Architecture + Urbanism.)

That document also addresses the management of the car park upon completion of the
proposed development.
Section 2.3 of that document states, inter alia:
“The existing car park has two access points – one each from Taney Road and
Lower Kilmacud Road. The layout of the access from the Lower Kilmacud Road side
is unusual, and it is an objective of Dún Laoghaire-Rathdown County Council’s
[DLRCC] Local Area Plan to reconfigure that access.
As part of the proposed development, it is therefore proposed to rationalise that
entrance and to move it 10m north away from the main junction.
This access will be normally be used for public house, hotel and creche traffic only,
with apartment access from the other access on Taney Road.
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Internal car park barriers will be used to allow some flexibility in these
arrangements as may be required – for example when large functions are held at
the public house.
Sightlines have been checked at both entrances and comply with the requirements
of DMURS (49m sightline from a 2.4m setback on roads with bus services). The
peak demand at the existing public house invariably arises at lunchtime. Hotel
bedrooms generate demand in the evenings.
Therefore, there will be flexibility in the parking provision to deal with occasional
peaks in demand at the Goat Grill Public House, and internal car park barriers may
be raised to permit parking in the hotel spaces if space becomes constrained.
The Development Management will maintain ongoing communication with DLRCC
in relation to the operation of the car park and will agree adjustments to the
operational plan, as required.”
A Mobility Management Plan has been prepared by Roughan O’Donovan Consulting
Engineers and is submitted with this Application.
That document notes its objectives as:
1. To encourage the use of sustainable modes of transport;
2. To reduce dependency on lone travel by private car; and
3. To promote the use of public transport, car sharing, cycling, and walking.
3.7.

ABP’s Requirement No. 7 – Cycle Parking Rationale
The ABP Opinion notes the requirement for a:
“Rationale for proposed cycle parking provision – quantum, design and
layout.”

3.7.1

Applicant’s Response
The Transport Impact Assessment Report, dated February 2021, has been prepared by
by Roughan O’Donovan Consulting Engineers and is submitted with this Application.
That document addresses the cycle parking rationale and strategy for the proposed
development.
In total, some 610 No. bicycle parking spaces are proposed. The rational for those spaces
is set out below.
Section 2.2 of that document states, inter alia:
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“Secure bicycle parking has been designed throughout the site to satisfy the
following conditions of the DLRCC Transportation Department:
• 1 private secure bicycle space per unit plus extra for visitors
and commercial uses.
• 50% of visitor parking to be covered;
• Long stay (residents’) parking to be within 50m of lift core;
• Short stay (visitor) parking is provided externally convenient
to entrances or convenient to lift cores internally; and
• Sheffield stands to be used in all instances.
In total, 299 secure covered spaces will be required for residents within the
car park, as well as 123 cycle spaces for use by visitors, hotel users and other
commercial visitors. A further 188 uncovered bicycle parking spaces will be
provided around the perimeter of the site convenient to the entrances. The
development includes bicycle parking provision well in excess of the
Development Plan requirement.
8 internal cargo bike spaces will be provided plus 2 external.
20 dedicated motorbike spaces will be provided in the internal car park.”
3.8

ABP’s Requirement No. 8 – DMURS Statement of Compliance
The ABP Opinion notes the requirement for a:
“Statement of Compliance with the Design Manual for Urban Roads and
Streets (DMURS).”

3.8.1

Applicant’s Response
A DMURS Statement of Compliance and Quality Audit, dated February 2021 has been
prepared by Roughan O’Donovan Consulting Engineers and is submitted with this
Application.
That document states, inter alia, that:
“Roughan & O’Donovan [ROD] has assisted the design team for the above
development in the preparation of the planning application to ensure that
the development layout conforms with the requirements of, and achieves
the aspirations of the Design Manual for Urban Roads and Streets
[DMURS}.
These requirements encompass urban design and environmental
considerations in addition to movement and transport concerns.
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In this regard, we confirm that the design was conceived and developed
by a multi-disciplinary design team, and that environmental and
placemaking considerations were considered at all stages of the design
process.”
[Our emphasis.]
3.9

ABP’s Requirement No. 9 – Road Safety Audit and Quality Audit
The ABP Opinion notes the requirement for a:
“Road Safety Audit and Quality Audit.”

3.9.1

Applicant’s Response
A Quality Audit, dated January 2021 has been prepared by PMCE.
It is submitted as a constituent element of the DMURS Compliance Statement and
Quality Audit, prepared by ROD Consulting Engineers.
That document provides quality audits in the areas of, inter alia: road safety;
accessibility and walkability; and non-motorised users and cycling.

3.10

ABP’s Requirement No. 10 – Surface Water Drainage Proposals
The ABP Opinion notes the requirement for:
“Surface water drainage proposals to address issues raised in the report
of DLRCC Drainage Planning Section dated 20th May 2020.”

3.10.1 Applicant’s Response
Roughan O’Donovan Consulting Engineers have discussed the issues raised in DLRCC’s
Drainage Planning Section with the Planning Authority and have addressed those issues,
as applicable, in the period that has elapsed since the Tripartite Meeting took place.
Please see the accompanying Engineering Report for Planning, dated February 2021.
3.11

ABP’s Requirement No. 11 – Appropriate Assessment Screening
The ABP Opinion notes the requirement for an:
“AA Screening Report.”
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3.11.1 Applicant’s Response
An Appropriate Assessment Screening and Natura Impact Statement, dated 10 February
2021 and prepared by Altemar, has been submitted as part of this Application.
The conclusions of the AA Screening element on page 33 of that document note that:
“A Stage 2 AA (NIS) of the proposed development is required as it cannot be
excluded, on the basis of objective information (without the use of
mitigation measures), that the proposed development, individually or in
combination with other plans or projects, will have a significant effect on a
European site.”
The conclusions of the NIS element on pages 45 and 46 of that Document notes that:
“Construction on this site will create localised light and noise disturbance.
Mitigation measures must be in place to ensure there are no significant
impacts on the surface water networks that lead to Natura 2000 sites.
Surface water discharge from site will be developed in accordance with the
requirements of the Drainage Division as set out in the Greater Dublin
Strategic Drainage Study's 'Technical Document on New Development' with
regard to SUDS, DLR conditions and Water Pollution Acts.
Following the implementation of the mitigation measures outlined, the
construction and presence of this development would not be deemed to
have a significant impact on Natura 2000 sites. No significant impacts are
likely on Natura 2000 sites, alone in combination with other plans and
projects based on the implementation of standard construction phase
mitigation measures.
The implementation of standard construction phase mitigation measures
including the measures outlined above will be followed and will be sufficient
to prevent adverse effects on the integrity of Natura 2000 sites.
[…]
On the basis of the content of this report, the competent authority is
enabled to conduct an Appropriate Assessment and consider whether,
either alone or in combination with other plans or projects, in view of best
scientific knowledge and in view of the sites conservation objectives, will
adversely affect the integrity of the European site.
No significant effects are likely on Natura 2000 sites, their features of
interest or conservation objectives.”
[Author’s emphasis.]
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4.0

CONCLUSION
We consider that all issues that have been raised during the Pre-Application Consultation
process have been successfully addressed in the final Application now before the Board
for consideration.
The subject lands can play a key role in addressing the housing crisis providing housing
within an established suburban location within close proximity to Dublin city centre and
a number of key employment centres.
The proposed Strategic Housing Development of, inter alia, 299 No. units, will form a
neighbourhood centre at a site in the administrative area of Dún Laoghaire-Rathdown
County Council in an area the Goatstown Local Area Plan describes as “patently
underutilised”.
This document specifically addresses the specific information requested by An Bord
Pleanála in relation to the development proposed.
The relevant prescribed bodies/authorities identified by the Board in the Pre-Application
correspondence have been notified of the submission of the Planning Application in
accordance with Section 8(1)(b) of the Planning and Development (Housing) and
Residential Tenancies Act, 2016 (as amended).
Signed

_____________________
Tom Phillips
Managing Director
Tom Phillips + Associates
Encl.
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APPENDIX A: COPY OF ABP OPINION FOR ABP REF. 307162-20
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