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1.0 INTRODUCTION

1.1 On behalf of the applicant, Bowbeck DAC, we submit this application for a proposed
residential development on lands at Golf Lane, Glenamuck Road, Carrickmines, Dublin
18.

1.2  As the development proposes 482 no. residential units, on lands zoned to facilitate
residential development and the other uses proposed, it falls within the provisions of the
Strategic Housing Development legislation. Thus, the application must be made directly
to An Bord Pleanala as a Strategic Housing Development.

1.3 The proposed development provides for a broad range of residentséamenities, along with
some small-scale elements of commercial use, including a local shop, a gym, and
childcare facility however the proposed developmentisnot a 6éBui l d t o Rent & ¢
and does not rely on any flexibility in terms of residential standards available for such
developments.

1.4  The proposed development will contribute a significant element of residential development
along with other complementary uses within a scheme of considerable architectural merit.
As recognised in the Boardos de atithéssiocation,the t he p
subject site is strategically located to accommodate development of this nature, having
regard to its location in close proximity to a range of services and amenities, both existing
and permitted, also being proximate to high capacity, high frequency light rail services
from the Ballyogan Luas stop.

15 The proposed development includes elements of higher development, including a
| andmark building up to 22 storeys in height,
on the M50 corridor. The architectural design is bespoke, site specific, and carefully
considered, while the inclusion of a statement landmark building responds directly to the
sitebs designati on ftlerrecemtly gdomed LobalArda @lannvghdsst under
also addressing the reason for a previous refusal of an SHD application on the subject
site, wherein the Bo dhesitddemdnded plandntark architecturaé d t h a't
approach which avoids monolithic, repetitive design.

1.6 The development proposal described within this Planning Report and Statement of
Consistency with Planning Policy has been developed by an expert multi-disciplinary team
including HJL Architects, John Spain Associates, Cameo and Partners Landscape
Architects, DBFL Consulting Engineers, Visual Lab, IAC, AWN Consulting, JAK
Consulting, in consultation with the applicant.

1.7 The proposed development as now submitted in this planning application to An Bord
Pleanala, is the product of an analysis of the subject site, its recent planning history, its
characteristics and surroundings, surrounding planning history, national, regional and
local planning policy, and an iterative design process.

1.8 The final design of the proposed development responds to the items of specific information
identified within t kaecluBionafrthe @re-apQlipation copnsuoltatomn t h e
process. In its Opinion, the Board indicated that the proposals represented a reasonable
basis for a Strategic Housing Development Application. The accompanying Statement of
Response report prepared by John Spain Associates should be referred to for a response
to the items of specific information required by the Board. The Statement of Response
refers to other documents within the application which provide more detailed responses to
particular points where relevant.
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2.0 SITE CONTEXT AND DESCRIPTION
Site and Surroundings

2.1 The site of the proposed strategic housing development has an area of ¢. 2.56 hectares
(including a portion of the site which is in the control of the Planning Authority and for
which a letter of consent in respect of the making of the planning application has been
provided) and is bound to the north by the M50 motorway, to the east by Golf Lane, to the
west by Glenamuck Road, and to the south by several properties comprising residential
dwellings set in large sites.

2.2 The site itself slopes from south to north, towards the M50 motorway, and accommodates
stands of trees and areas of scrub and grassland. The site was previously occupied by
the former residential properties of 'Tintagel', 'Auburn’, 'Keelogues', 'Villa Nova', and 'Arda
Lodge'. These previous dwellings were demolished by others some time ago. An
application for the retention of the demolition of these dwellings was made in 2020 to
regularise their previous demolition. A final grant of retention permission was issued by
the Planning Authority on the 22" of July 2020 (Reg. Ref.: D20A/0152 refers).

2.3 The lands are less than 500 metres from the Ballyogan Wood Luas Stop (to the west) and
opposite The Park Carrickmines, which is a major mixed-use area comprising office and
commercial uses, retail and retail warehousing uses and restaurant / café facilities. A new
mixed-use neighbourhood centre, commercial, residential, and leisure scheme has
recently been subject to a grant of permission from An Bord Pleanala opposite the subject
site at Quadrant 3 in The Park Carrickmines. As noted within the accompanying social
infrastructure audit report prepared by John Spain Associates, the Quadrant 3
development will significantly augment the range of facilities, amenities and uses in the
immediate vicinity of the development.

2.4 In addition to the proximate Luas stop, the site is also located in close proximity to bus
routes operating along Ballyogan Road and Glenamuck Road. The 63 bus route provides
services from Dun Laoghaire to Kiltiernan, with ¢. 20 minute frequencies. Glenamuck Road
is well served by existing pedestrian and cycle facilities, with Ballyogan Road also
benefiting from good quality facilities. The nearby Luas stop provides an opportunity to
avail of high capacity, high frequency services between Brides Glen to the City Centre and
onwards to Broombridge in the north of thecity. | n | i ght of the sitebs |
metres of a high capacity urban public transport stop, the site is appropriately classified
as an Accessible Urban Location, as defined under paragraph 2.4 of the 2018 Apartment
Guidelines.

2.5 To the east / southeast of the subject site, on the opposite side of Golf Lane, is an area of
existing residential development comprising semi-detached, two and three storey
dwellings, with an area of existing apartment development located further to the south.

2.6 The subject site occupies a prominent location and is considered to constitute a gateway
site into the Carrickmines and Ballyogan area along the M50. The site character and
context calls for a landmark architectural design response (as previously identified by An
Bord Pleandla- and in the Ballyogan and Environs LAP) to provide for an appropriate
proportional framing of adjoining major routes and to acknowledge the prominent location
of these lands.
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Figure 2.1: Location and context of the subject site
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Figure 2.2: Extract from HJL Site Layout Plan
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2.7

2.8

29

2.10

2.11

Site Features

The subject lands fall from south to north towards their boundary with the M50 to the north.
A stream follows the edge of the subject site along the western and north-western
boundary, before entering a culvert.

—

Figure 2.3: View of the stream along the site boudar

The site is partially green-field, but previously was occupied by several dwellings. These
houses were demolished some years ago by others as noted above, with retention
permission recently granted in order to regularise the previous demolition of these houses.

The subject site is currently overgrown in parts, with elements of planting and trees
remaining from the gardens of the houses which previously occupied the site, along with
some remaining debris from the previous demolition, which will be removed as part of the
initial site clearance / enabling works.

Site Access

The site has several existing accesses, associated with the houses which formerly
occupied the site, and which have been closed up with temporary hoarding to make the
site safe.

There are no footpaths on the western side of Golf Lane at present, however the proposed
development willimplement a new pedestrian route along this frontage, without prejudicing
future road improvement plans. Glenamuck Road to the west of the site is served by
footpaths and cycle lanes.
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2.12

2.13

2.14

3.0

3.1

3.2

3.3

3.4

3.5

3.6

3.7

Local Amenities and Schools

The subject site benefits from ease of access to a wide range of amenities. The site is
within close proximity of Leopardstown Valley Neighbourhood Centre, The Park
Carrickmines and provides for ease of access to Sandyford via the adjacent Luas line. The
site is also proximate to the Samuel Beckett civic campus and within close proximity of an
existing tennis and basketball facility within The Gallops to the northeast.

Section 4.4 of the Guidelines for Planning Authorities on Sustainable Residential
Development in Urban Areas (2009) relates to the provision of school spaces with large
scale residential development.

A full community and social infrastructure audit report, including an analysis of existing
and projected school demand on foot of the proposed development has been prepared
and is included as part of the final application to An Bord Pleanala.

RELEVANT PLANNING HISTORY

This section will provide a summary of the relevant planning history of the subject site and
adjacent lands. This planning history has been reviewed by the design team and has
informed the emerging development proposals for the subject site. The recent planning
history pertaining to the site has proven particularly relevant in developing a design which
befits the prominent and strategic location of the subject site.

Subject Site
Reg. Ref.: D20A/0152 i Permission to Regularise Previous Demolition on Site

On the 22" of July 2020, a final grant of retention permission was issued by the Planning
Authority, providing for the retention of the demolition of the houses which previously
occupied the site.

The proposal was described as follows within the public notices:

firhe development for which retention permission is now sought consists of the demolition
of the 6 no. dwellings (all detached houses) known as 'Tintagel', 'Auburn’, 'Keelogues'
(comprising two houses), 'Villa Nova' and 'Arda Lodge'. The cumulative gross floor area
of the 6 no. houses formerly occupying t

Auburn House was located in the southeast of the site, and was a single storey dwelling
with a pitched roof and an adjoining garage.

Tintagel was located in the southwest of the site, and was a two storey dwelling with a
hipped roof, adjoined by a garage.

Both of the houses forming the overall property Keelogues were single storey, shallow-
plan, rectilinear houses, both of which were one storey in height with pitched roof profiles.
They were both located near the western boundary of the site.

Arda Lodge was a single storey, flat roofed dwelling, located near the eastern boundary
of the site with Golf Lane.

John Spain Associates
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3.8  Villa Nova was a significant part two storey, part one storey house with pitched roof profile
and dormer windows. It was located in the northeast of the site.

3.9 The application related to the retention of demolition of these dwellings, along with any
ancillary works undertaken at the time to implement the demolition of the dwellings. This
has regularised the removal of these properties in planning terms.

Reg. Ref.: PL06D.302336 1 Previous SHD Application

3.10 On the 16" of November 2018, an order to refuse permission was issued by An Bord
Pleanala in relation to a previous proposed SHD application on the subject site. The
development comprised 250 residential units, along with a childcare facility, gym,
resi de nty&spaceamlassaciated works.

3.11 A single reason for refusal was provided by the Board, which is set out in full below, as it
provides relevant context and background for the current application:
AGi ven the | ocati on -ofarea df Earriskimines, proXintate i t he
to public transport linkages, to the M50 major transport corridor and to both
established and emerging social, retail and employment facilities, it is considered
that the proposed design strategy as it relates to height and design does not
provide a landmark building which is considered necessary in order to achieve the
optimal architectural solution for this strategic gateway site. Furthermore, and
notwithstanding the acceptability of the proposed density, it is considered that the
overall design of the scheme is monolithic and repetitive and represents an
inappropriate design response to the site, given its locational context, which has
the capacity to accommodate a building of much greater height and architectural
significance than that proposed. Accordingly, the proposed development is
considered to be contrary to national policy as set out in the National Planning
Framework and section 28 Ministerial Guidance and is considered to be
inconsistent with the proper planning and s

=}

3.12 This reason for refusal was critical of the overall design of the previous proposal, which
was considered not to offer a sufficiently site specific design, with a landmark building. The
heights of the development were 4-6 storeys, with limited variation across the site. The
Boardds I nspector, in assessing this previous
appropriate location for compact, dense residential development having regard to its
accessibility via public transport and the surrounding development context.

John Spain Associates Planning and Development Consultants



Golf Lane SHD i Planning Report & Statement of Consistency

FRLO2050m
W Foum Flox

FRL8S0m
N TurdPoot 7

FLBST50m
W Second Flear

FFL82600m
W FestFloo

FRL78.450m
Ground Floor

NN N Y -
|

Building D - 01 South Elevation

Figure 3.1: An example of a typical block within the previously refused application

3.13 The Inspector raised significant concerns in relation to the height and architectural design
of the scheme. Some of these concerns are considered worthwhile including in extenso
(paragraphs 10.3.27 10.3.6 refers):

AWith regard to the proposal bef ore me, it
which | have most issue and | draw the attention of the Bord to this. The applicants

in their response to the ABP Opinion state that the development will be a prominent

and architecturally attractive addition to the area. They continue by stating that as

a development of notable design, that it will become a landmark building for this

prominent site along the M50 and within the wider
Carrickmines/Glenamuck/Foxrock area. | would question this assertion.

The Oxford dictionary def i neeofaddndscageorar k6 as
town that is easily seen and recognized from a distance, especially one that
enabl es someone t o e bamaflile opimion thatthe propodalo c at i or
before me at a maximum of seven storeys in height could not be described as a
landmark building. As proposed, the height and design is such that would not be
easily seen or recognised from a distance or as one travels along the M50. Its
design is such that it would not be an easily recognisable feature within the Dublin
skyline. The development as proposed is such that it would not easily enable
someone to establish their location along the M50. Given the above, | consider
that the proposed structures on site could not be described as landmark structures.
When one thinks of landmark structures along major routes in the Greater Dublin
Area, | think of the Quinn building along the N3, which clearly enables someone to
establish their location at Blanchardstown. | also think of the Sillogue water tower
at Ballymun, which clearly indicates to someone travelling along the M50 that they
are close to the airport. | consider that the proposed development does not go far
enough to act as such a distinguishable feature, either by means of height or
design, and instead | consider that the proposal would merge into the
indistinguishable suburban landscape at this location. The M50 is severely lacking
in_such landmarks or wayfinders to enable the traveller distinguish their location
and | consider that a bold architectural expression would be a welcome addition at
this location. A landmark at this suburban location would not only be visible in the
immediate locality but would also be visible from the wider area, thereby becoming
an aid in orienting people and also an aid in enhancing the character of this
emerging area.

John Spain Associates Planning and Development Consultants
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I am cognisant of existing and emerging national policy in this regard, in particular
the NPF which recognises the need for compact urban growth, and | refer the Bord
to Objectives 33 and 35 of this document. | am also cognisant of the draft Urban
Development and Building Heights, Guidelines for Planning Authorities (August
2018) which recognises that our town and cities must grow upwards, if we are to
meet the many challenges ahead, with a presumption in favour of buildings of
increased height in our towns/city cores and in other urban locations with good
public transport accessibility. | note that this document is currently in draft form.
The Sustainable Urban Housing: Design Standards for New Apartments,
Guidelines for Planning Authorities (2018) acknowledge the need to significantly
increase housing supply in proximity to core urban centres; existing public
transport nodes and close to locations of employment. | am also cognisant of local
policy, in particular Appendix 9 Building Height Strategy of the operative County
Development Plan. This acknowledges that in larger development sites, which
include Carrickmines, heights greater than six storeys have been permitted. It also
states that in certain exceptional circumstances, a case may be made for additional
height, for example in significant commercial or employment zones such as
Nutgrove or Carrickmines, which are not areas covered by a Local Area Plan but
which may be subject to development proposals. | note that there are buildings of
greater height than that proposed evident within the Sandyford area.

| consider that this site offers the opportunity to be developed differently from other
sites developed heretofore along the M50. | concur with the applicants that it is a
gateway site into Carrickmines, but | would go further and state that it is a gateway
site on the M50, signall i ngupareadaircapitat i val a
city. The following is noted. Its proximity to employment generating areas of
Sandyford, Carrickmines and Cherrywood. Its location proximate to the M50, a
major transport corridor. Its location proximate to existing public transport facilities.
The limited constraints in terms of impacts on established residential properties. |
consider that there is an opportunity here to make better use of this site, both in
terms of height and density- one which meets both the highest architectural and
planning standards- than that which is proposed.

| refer the Bord to a recent decision, ABP301991-18 in Mahon, Cork for a
development ranging in height from 6 to 25 storeys. This structure will become a
landmark as one enters Cork city, identified as a punctuation mark for development
to the south of the site. The site subject of this current application could be classed
as a similar punctuation mark within the Dublin context. It may be considered to
demarcate the start of the built-up area of Dublin when one is travelling from the
south. Once the area of Carrickmines is reached, the built-up area of the city
begins to unfold. A landmark structure at this location could set the marker when
travelling from the south that one has now reached the built-up area of Dublin. A
landmark building at this location would denote the significance of the location in
the urban structure of Dublin and its wider environs. Given the strategic, gateway
location of the site, | am of the opinion that it has the capacity to accommodate a
development of much greater height, scale and density, without detriment to the
amenities of the area. | am not satisfied that this is the optimal architectural solution
for this strategic landmark site. By providing a landmark building at this site, it
would aid in addressing the current housing shortage and would provide a more
sustainable residential density on the site, without detriment to the amenities of the
area. The developable area of the site is stated as being 1.6 hectares and while
the density does not appear to have been explicitly stated in the documentation, |

John Spain Associates Planning and Development Consultants
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calculate it as being approximately 139 units/ha. Given the above, | consider that
the site has capacity to achieve a higher density than that proposed given its
location, close to the interchange of the M50, in a serviceable, suburban area in
close proximity to established and emerging services and close to public transport.
I note that much higher densities have been permitted previously within the general
Sandyford area. | _am of the opinion that a bold design statement should be
welcomed at this location. The context of the site is such that | feel such a
development could be accommodated without detriment to nearby residential
properties. In this regard, | am of the opinion that the height of Blocks B and D are
acceptable, having regard to its location proximate to existing residential
properties. However, in my opinion the remaining area of the site could
accommodate buildings of greater height. Having regard to all of the above, | am
therefore of the opinion that the proposed residential development would not be
developed at a sufficiently high density to provide for an acceptable level of
efficiency in the use of serviced lands at this location and would accordingly be
contrary to the National policy as set out in_the aforementioned section 28
Mi ni ster i al(EmphasisdAdded)nes . 0O

314 The foregoing section of the previous I nspecto
as an appropriate location for a significant landmark building, and for high density
development. The subject site is highlighted as a gateway site, not only to the
Carrickmines area, but to the capital city itself, which calls for a brave architectural
statement and a high residential density to make appropriate use of these prominently
located and serviced lands. It is further noted that the Board itself endorsed the views of
the Inspector, as confirmed by their reason for refusal of the previous development as set
out above.

3.15 The current development proposal has sought to address the foregoing reason for refusal
and the concer ns odrintfulh®e eme ndvd @esentadsrgpreserts
a bespoke, site-specific design, which includes a significant, 22 storey landmark element,
with other blocks stepping down from that tallest element. Each built element proposed
has been designed specifically to respond to its location and orientation within the site,
avoiding any sense of monotony.

3.16 The landmark element responds to its prominent location at the gateway to the built-up
area of Carrickmines, and will be instantly recognisable to passing motorists on the M50
and as a wayfinding point within the surrounding area. The landmark element achieves an
attractive and graceful slenderness ratio and will be executed in high quality durable
materials, to deliver a durable architectural statement at this important location.

317 The Boardds I nspector noted the acceptability
as illustrated in the site layout plan extract below. The design of the current proposal has
been cognisant of this statement and has sought to promote an increase in scale (including
the landmark building) at locations elsewhere within the site.

John Spain Associates Planning and Development Consultants
11



Golf Lane SHD i Planning Report & Statement of Consistency

3.18

3.19

Figure 3.2: Eth}"aCt from site Iaybut plah of Reg. Ref.'PLbG’b.302336.

The net density of the development, at c. 268 units per hectare (based on a net
developable area of c. 1.8 hectares) is influenced by the greater height of development
now proposed on the site and allows for an efficient use of this serviced site at an
accessible location on the public transport network. The gross density of the scheme will
be c. 188 units per hectare, with the significant difference between net and gross being
attributable to the significant element of the site given over to new public infrastructure to
serve the wider area (primarily the new cycle and pedestrian facilities), and the inclusion
of DLR lands within the application site in order to provide for a comprehensive landscape
response and a new crossing of Glenamuck Road, to align with that previously permitted
in the adjoining Q3 neighbourhood centre development.

Reg. Ref.: DO6A/1157
Permission was granted following the withdrawal of an appeal in July 2007 for 4 houses

and 121 apartments with 3 blocks of 5-6 storeys over basement car parking (site area of
1.25ha).
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3.20

3.21

3.16

3.17

3.18

3.19

Reg. Ref.: DO7A/1496

Permission was refused for two apartment blocks of 6-8 storeys providing 109 apartments,
creche community room, medical centre, beauticians, 2 small retail units and 2 small
offices with 2-3 storey commercial block providing gym and retail. The reasons for refusal
related to excessive density, overdevelopment by reason of excessive height, scale and
bulk, inadequate mix of housing, impact on residential amenity of future residents.

Reg. Ref.: DO8A/0590 (An Bord Pleanédla Reg. Ref.: PL06D.232551)

Permission was refused by ABP for 90 apartments in 3 blocks ranging from 6-8 storeys, a
2 storey creche, basement car parking with development reduced to 88 units within 6
storeys following FI. One reason for refusal was provided which related to proximity of
Blocks E and F to the M50 resulting in unacceptable substandard levels of residential
amenity.

Adjacent Lands
Reg. Ref.: D15A/0530

Permission was granted in December 2015 on lands to the east of the subject site for a
single storey curved dwelling with sedum roof. The site of this permitted dwelling adjoins
the subject site, and the current proposal seeks to avoid any significant impact on this
development to the greatest degree possible. However, bearing in mind the overarching
planning policy imperative for the provision of development at an appropriate density and
scale on the subject site, it is considered that some level of impact arising from the
proposed development is inevitable.

It is important to note that the provision of a single dwelling on the adjoining lands is
somewhat at odds with the stated objective of providing higher density development with
landmark elements in this neighbourhood area and particularly on the subject site. In this
regard, while the current development proposal strives to minimise any impact, the
proposed development must meet the requirement for a higher building on the subject
site, which is most appropriately located on the northern portion of the subject site, closest
to the M50.

It is noted that the majority of fenestration on the permitted dwelling faces internally into
the courtyard space which i s part shape.lThe
windows facing outward towards the proposed development site are slit windows, primarily
facing onto circulation spaces. Therefore, any impact from the proposed development in
terms of privacy, light, and visual impact on this permitted dwelling will be limited.

Furthermore, as was noted during the course of pre-application consultations,
development has not commenced on foot on this permission and no extension of the
duration of that permission has been sought or granted.

John Spain Associates Planning and Development Consultants

13

encl

0 S



Golf Lane SHD i Planning Report & Statement of Consistency

Figure 3.3: Extract from ground floor plan of permitted adjoining development. Note
the narrow / slit type fenestration to the outer fagade, with the main windows facing
the internal courtyard.

Figure 3.4: Extract from site layout of permitted development on adjoining site
Reg. Ref.: D11A/0197
3.20 Permission was refused on appeal in November 2011 for development comprising the

demolition of bungalow known as 'Waterville' and construction of 19 no. apartments in 2
five-storey blocks for three reasons relating to prematurity depending on proposed future

John Spain Associates Planning and Development Consultants
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