roebuckresidents@gmail.com
www.roebuckresidents.com
The Secretary,
An Bord Pleanála,
64 Marlborough Street,
Dublin 1

17th March 2021

Description: SHD planning application for the construction of a Student Accommodation
development containing 698 no. bed spaces with associated facilities located in 8 no. blocks.
The development also includes works to the Goatstown Afterschool building (558 sq m).
Location: Our Lady’s Grove, Goatstown Road
Planning Reference: ABP-309430-21
Developer: Colbeam Limited

Dear Sir/Madam,

Please find below the Roebuck Residents’ Association’s Observation regarding SHD reference
ABP-309430-21, Our Lady’s Grove, Goatstown.

Regards,

Úna O’Shea
Roebuck Residents’ Association
www.roebuckresidents.com
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1. Introduction
We are a residents' association of approximately 380 households in the Goatstown area in Dublin
14. Our area borders the Our Lady's Grove lands on two sides, Larchfield Road and Friarsland
Road. The site to which this planning application pertains is located on these campus lands.
Many of our members have children attending The Grove After School childcare facility, Our
Lady's Grove Primary School and the public girls' Our Lady’s Grove Secondary School. All are
located on the Our Lady's Grove campus. A sizeable number of our members were, or are currently,
involved in the Parents’ Associations in the two schools, and some have served on the boards of
management. The schools on the site have been an integral part of our community since the 1960s, and
are publicly funded by the State, through the Department of Education and Skills.
We are actively opposed to this SHD application, and consider that the construction of an 8 block
development to cater for 698 students to be completely inappropriate for this site.

2. Background - DLR Council CEO Report, An Bord Pleanála
Opinion and Judicial Review
The DLR County Council CEO Pre-Consultation Report PAC/SHD/116/20 (CEO Report), dated
13th July 2020, made reference to many issues of concern regarding the original proposed
development of student accommodation (861 bed spaces). These included density, building height,
tree preservation, maintaining open character of Institutional lands and the future needs of Our
Lady’s Grove Primary and Secondary Schools. Some of these issues are regarded in the Report as
Material Contraventions of the CDP 2016-2022.
The current application does not address either the concerns of DLR Council as above, nor An Bord
Pleanála’s Opinion of 4th December 2020, requiring “further consideration and amendment to
constitute a reasonable basis for an application for strategic housing development”, and in
particular:
“The further consideration and / or justification should address the objectives “to protect and / or
provide for institutional use in open lands” and “to protect and preserve trees and woodlands that
pertain to the site having regard to the provisions of the Dun Laoghaire Rathdown Development
Plan 2016-2022”.
“The height, scale and massing of the proposed blocks and how the development responds to the
receiving environment (the application should address the relationship with existing contiguous
development on Friarsland Road to the west, Larchfield Road to the south, the Grove to the east
and Roebuck Downs to the north)”.
In addition, the major legal findings in the Judicial Review Redmond V An Bord Pleanála (2019
No. 709 JR) of the previous planning application (ABP-304420-19) for this site made by Judge
Garrett Simons on 10th March 2020 regarding the objectives attached to Institutional Land, i.e. (i)
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the density of the proposed development (dwellings per ha), (ii) the provision of open space
requirements on Institutional land, (iii) maintaining the open character of the site, (iv) the
retention/protection of trees, and (v) the retention of sufficient space to facilitate the future needs of
the school, are NOT addressed in this application.
In summary this application does not address the key findings of the Judicial Review and materially
contravenes the CDP 2016-2022 in regards to the Objectives (i) to (v) above and Policy RES5 in
respect of Institutional land.

3. Potential for School Expansion
Up until shortly before the Congregation of the Religious of Jesus and Mary order sold the site in
2017, the schools had access to the land in this site. Part of it was used as the site of the old primary
school before the new school (financed by the state and by local fundraising) was built on the east
of the campus site. The rest of the site was used as recreational land by both the primary and
secondary schools, as well as by the pre and after school facility located on the campus site. This
land had also previously been used by the local community for summer games, and football
matches, athletics competitions etc. were routinely held here.
The site areas of the primary and secondary schools are already substandard. In a recent planning
application relating to the refurbishment of the hockey pitch, (Ref. D18A/0387), DLR County
Council stated, in the Planner's Report, that the current sizes of the schools are not in compliance
with Department of Education and Skills guidelines. It is noted that in relation to the original 6.4 ha
campus site, the overall school sites have been incrementally reduced. The primary school now has
a site size of 0.75 ha, the secondary school now has 1.55 ha.
The Department of Education and Skills recommends that a 16 classroom primary school should
have a site of 1.04 ha and a 500 pupil secondary school should have a site of 3.13 ha. In summary:
•

The Secondary school is 50% below the Department's recommended site size

•

The Primary school is 28% below the Department's recommended site size.

The primary school has recently been approved for an additional 17th classroom and two resource
rooms. This additional space will be built as a two storey extension to the school, to be constructed
on a small sliver of land on the west side of the school. It will be mostly financed by the state and
by local fundraising. It is hard to envisage how the school could expand any more than this on its
current site footprint.
Figure 7.7 in the applicant's Planning Report (p.75) purports to show areas which denote potential
expansion areas for the primary and secondary school.
It must be clarified that the area marked to the north east of the site, behind the primary school, is
not in the schools’ ownership. The developer Durkan Estates Clonskeagh Limited owns this site, as
is evidenced by the Land Registery Folio, number 164567L. If the school does acquire use of this
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site, it should also be noted that this area is the turning area for fire engine, and is the emergency
vehicle access route to access the east of the primary school, (see Fig 1). It also contains a large
attenuation tank (see Fig 2), making construction here even less likely. See planning application ref.
D07A/1504.

Fig 1. Ref. D07A/1504, showing turning area for fire engine

Fig 2. Ref. D07A/1504, showing a large attenuation tank on the land to the north of the primary school
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Regarding the expansion space the applicant is proposing to the north west of the secondary school,
planning permission was recently granted for this site (D20A/0198), and an enclosed green area of
160m2 (most likely a ball court) and a kick-about area are clearly marked on the Landscape
Masterplan (see Fig 3). This is much-needed recreational space for this public school, which already
suffers from a deficit of recreational facilities compared to nearby private schools. Therefore it
should not be considered as a suitable future expansion area.

Fig 3. Ref. D20A/0198, Landscape Masterplan, showing planned enclosed green area (ball court?), and kick about
space to the north west of the secondary school.

The catchment area of both schools is large, and the projected future growth in population in this
area is substantial. In the recently circulated ‘Dundrum Community, Cultural and Civic Action Plan’
prepared by DLR County Council, Section 6 Community Needs Analysis, the future population of
the greater Dundrum area has been calculated using the following metrics:
“As there has been no census of population since 2016 and therefore no up-to-date data regarding
the actual population in the CCCAP (Community, Cultural and Civic Action Plan) area in 2019, the
current population was estimated using other best available data, using:
a. The 2016 housing stock and its spatial distribution across Eds.
b. The 2016 population (27,770 persons) and occupancy rate (2.43).
c. The Council’s Quarterly Housing Data for 2019.
d. Local Authority social housing delivery since 2016.
e. The population equivalent of c) and d).”
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Fig 4. CCCCAP, page 32

Using this data, it has been
calculated that the population will
rise in the greater Dundrum area by
44% between 2019 and 2040.
However this will not be an even
growth across all areas. For
example, the population of the
Windy Arbour/Clonskeagh area is
projected to grow by 122%, the
population of Dundrum is projected
to grow by 30%, and the population
of Taney/Goatstown is projected to grow by 61%, see Fig 4 for figures. All three areas are within
the catchment area of the schools, with the secondary school having a wider area.
This report only includes approximately half the schools' catchment area, the area to the east of
Goatstown Road is not covered in this Plan.
Therefore it is very clear that the population of this area is set to grow very substantially over the
next 20 years. Therefore providing adequate space for future school expansion is critical. A
development such as the one proposed effectively seals off the space required for such expansion
forever.

CDP 2016-2022, Section 8.2.3.4(xi) states:
“In addition to the provision of adequate open space, on Institutional Lands where existing school
uses will be retained, any proposed residential development shall have regard to the future needs
of the school and allow sufficient space to be retained adjacent to the school for possible future
school expansion/redevelopment.”
CDP 2016-2022, Section 2.1.3.5, Policy RES5 states:
“In cases of rationalisation of an existing institutional use, as opposed to the complete cessation of
that use, the possible need for the future provision of additional facilities related to the residual
retained institutional use retained on site may require to be taken into account. (This particularly
applies to schools where a portion of the site has been disposed of but a school use remains on
the residual part of the site.)”

The failure to have regard for the future needs of the schools represents a Material Contravention of
the CDP 2016-2022.
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4. Public Open Space and Open Character of Land
The provision of high-quality open space is deemed critical in the context of Institutional Lands.
This application falls far short of the required open space required for this site.
The open space presented in this application is 7,956m2 publicly accessible open space, with
2,852m2 student open space (not publicly accessible). This is to be compared to the requirement
under the CDP 2016-2022, Section 8.2.8.2(i), of 20m2 per person. Therefore the total amount of
open space should equal 13,960m2. The applicant however is proposing a total of 10,808m2
(publicly accessible + student open space).
Additionally, the publicly accessible open space provided (7,956 m2) mostly amounts to a residual
narrow strip at the perimeter of the site, a “nature trail” as referenced by the applicant. This is not
high quality open space; it also does not “maintain the open character of the site” (CDP 2016-2022,
Section 8.2.3.4 (xi)).
It is also worth noting that the Landscape Report shows this insufficient provision to be further
reduced with the planting of 56 new trees and the retention of 2 major tree lines. While the planting
is necessary, the usable open space is reduced to the pathway and grass margin, and is even further
below the CDP standards.
A large part of the open space (north east of site) is an attenuation tank (654m3 of Stormbloc) with a
basketball practice area located above it. This is a poor quality addition to the proposed
development’s quantum of open space, as evidenced in the Draft CDP 2022-2028, Section 12.8.2,
which states that:
“The following will not normally be considered as part of any Open Space provision:
- Car/bus parking.
- Bin/fuel stores.
- Bicycle parking structures.
- ESB substations or other service infrastructure.
- Underground flood attenuation tanks”
We also note that there is a swale feature, and rain garden features, located in the proposed amenity
areas. The area of the swale and rain garden should be discounted from the open space calculation.
CDP 2016-2022, Section 8.2.8.3(iv) states “SuDS shall not normally be included in the calculation
of open space provision.”
The Shadowing and Sunlight study shows that the student open space (courtyards) do not meet the
minimum BRE standards i.e. 50% of area to get 2 hours sunlight on 21st March. (Result: North
Courtyard 28.8%, South Courtyard 31.8%).
The open space area that was part of the first planning application (Durkan) on the site (ABP304420-19) was agreed to be taken-in-charge by DLR County Council. This application however
provides no such suitable areas. The nature trail, basketball court over attenuation tank, and other
small pockets of space, are not suitable spaces for the Council to take in charge and maintain in
perpetuity. Therefore access to the site by pupils of the schools, or other residents, to the public
open space is not secured in the future. It is also worth noting that the access road to the campus site
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(including the route to the two schools and childcare facility) is also part of the application site, and
as such is controlled by the developer.
In addition it is also worth noting that the open space as referenced by the developer in Figure 6.6 in
the Planning Report as part of the open space within the wider institutional landholding includes
space that is private space and in most cases is not accessible by the public, e.g. the hockey pitch
and tennis courts of the secondary school, the garden area in Errew House, the recreational yard
space of the primary school and land behind the secondary school.
It is clear that the proposed quantum of open space in this application is inadequate, and represents
a Material Contravention of the CDP 2016-2022. The proposed development also fails to “maintain
the open character of the site”, (Section 8.2.8.2 CDP) – another shortcoming of the proposed
development that qualifies as a further Material Contravention of the CDP 2016-2022.

5. Density
Section 28 Guidelines, Institutional Lands - Chapter 5 (e) states:
“In the development of such lands, average net densities at least in the range of 35-50 dwellings
per hectare should prevail and the objective of retaining the open character of the lands achieved
by concentrating increased densities in selected parts (say up to 70 dph).”
CDP 2016-2022 Policy RES5, Institutional Lands - Section 2.1.3.5 states:
“In the development of such lands, average net densities should be in the region of 35-50 units per
hectare.”
The applicant claims that the density of the proposed development is 55.66 units per ha based on
118 “clusters”. This calculation would mean that an entire floor with 8 student bed spaces + living +
study etc. equates to a 1 bed apartment.
It is quite clear from the CEO Report, section 2.2.6, that the Council does not view 1 cluster as
being representative of 1 unit when calculating density, “it is noted that in certain instances the
number of clusters and the independent accessible studios have been used as proxy of a residential
unit (albeit this entails assuming units ranging between 5 to 8 bedrooms, which is not considered as
an adequate representation of traditional apartment units)”
In addition, SHD Planning Fees for student accommodation state “2 bed spaces = 1 housing unit”
(www.pleanala.ie/about/fees/SHD.htm).
The applicant’s interpretation of density is also in conflict, and does not comply, with Section 28
Guidelines, Institutional Lands - Chapter 5 (e): “In the development of such lands, average net
densities at least in the range of 35-50 dwellings per hectare should prevail”.
“Dwelling” has the meaning assigned to it in the definition of “habitable house” in Section 2
Planning and Development Act 2000.
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It is important to note that there is no legal basis or definition for “Clusters” in the CDP 2016-2022
nor in the Planning and Development (Housing) and Residential Tenancies Act 2016, or any basis to
support this claim.
We conclude therefore that the “cluster” model used by the applicant is incorrect. Using the ABP
SHD fee structure referenced above, a revised model should be: 1 unit = 2 bed spaces, not 8 bed
spaces, making the actual density proposed 164.62 units per ha.

It is also worth noting that the applicant links the provision of higher density with higher building
forms in order to protect the open space character of the lands. However the CEO Report is very
clear in how the Council views this: “relying on a proposed building height, which contravenes the
Development Plan to justify an increased density with respect to the policy standards is not
considered acceptable”.

We would also like to make a comment regarding the area of the Application Site as presented in
the Planning documents:
The application form for this application (ABP 309430-21) states the following:
•

Area of Site to which Application relates (item 6) – 2.12 ha

•

Cum. Gross Floor Space of Residential and other uses (Item 15c) – 22,389 m2

•

Total Our Lady’s Grove Campus – Planning Report (page 55 –Fig 6.6) – 60,264 m2

The previous (Durkan) planning application (ABP 304420-19) form states the following:
•

Area of Site to which Application relates (item 6) – 1.969 hectares (net developable area)
1.933ha

•

Cum. Gross Floor Space of Residential and other uses (Item 15c) – 17,621 m2

•

Total Our Lady’s Grove Campus – Planning Report (page 2) – 6.4 ha

There is no explanation for the difference in application site area:
•

Colbeam area 0.187 ha (1,870 m2) GREATER than previous (Durkan) application.

There is no explanation of the difference in Our Lady’s Grove campus area:
•

Colbeam area 0.3736 ha (3,736 m2) LESS than the previous (Durkan) application.

Both applications refer to the same site with the same boundaries.
The density and open space requirements included in this application are therefore based on what
would appear to be material errors in the Application Site Area and Overall Institutional Land Area.
In consequence, this SHD application that contains calculations of density, plot ratio, open space
and other related data, and open to the public for submissions, may contain material errors.
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In summary, even if the errors in the measurements are not taken into account, the density proposed
of 164.62 units per ha is still over 3 times the maximum permitted density under Policy RES5, and
is therefore a Material Contravention of the CDP 2016-2022. In addition, the density now proposed
is far higher than that quashed by the High Court on 10th March 2020 (2019 No 709 JR) for the
same site, i.e. 67 units per ha. This was ruled by the judge as a Material Contravention of the CDP
2016-2022.

6. Height
The proposed development would result in a sharp contrast in height with adjoining residences. The
houses adjoining this site are one storey bungalows (Friarsland Road) and two storey houses
(Friarsland Road and Larchfield Road).
To clarify further, here are the relevant heights:
Proposed Development

Existing Residences

7 storey block (Middle)
Roof height (from Ground) = 21.13 Metres

Bungalow (37 Friarsland Rd)
Roof height (from Ground) = 4.93 Metres

The difference in height is 16.20 Metres. That is 5 storeys over bungalow height.

The height proposed and the short distance from the boundary will result in severe privacy issues.
The 6/7 storey blocks are only 27 metres from the boundary wall. The gable ends of the
north/mid/south blocks have 16 windows i.e. 48 windows would be overlooking Friarsland Road,
meaning there will be a complete lack of privacy in rear gardens/bedrooms.

There will be significant overshadowing and loss of light.
Due to the scale and height of the proposed development, the loss of sunlight in the mornings
throughout the winter will be severe. The previous study (for ABP-304420-19) showed an Annual
Percentage Sunlight Hours (APSH) loss of 24%.
The applicant for this development did not provide Annual Percentage Sunlight Hours (APSH) for
Friarsland Road as required by the An Bord Pleanála Opinion. The loss of light in the current
application would appear to be much worse than the previous application (ABP-304420-19).

The newly provided all-weather hockey pitch for the Our Lady’s Grove Secondary School is shown
to have severe shading over the winter months as a result of the proposal to build the north block so
close to it (7 meters).
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The CEO Report could not be clearer as regards the Council’s opinion regarding the proposed
height:
“It is considered that the proposed scheme, materially contravenes the Dún Laoghaire-Rathdown
Development Plan 2016-2022 in terms of height. Furthermore, it is considered that the criteria set
out in SPPR3 of the Urban Development and Building Height guidelines 2018 has not been met.”

7. Tree Removal
There is a tree retention/preservation symbol on the site. The current proposal involves removing all
the trees from the centre of the site. This includes oak trees numbers 61/62/63/64/65/66/67/69. In
the pre-consultation with DLR in May 2020 the minutes record:
“The removal of those trees is, therefore, not justified and it is considered that they should be
retained and incorporated within the scheme. As noted previously, the Development Plan 20162022 includes the objective to protect and preserve trees and woodlands on site”.
Also, Section 8.2.3.4 (xi) of the CDP 2016-2022 states:
“A minimum open space provision of 25% of the total site area (or a population based provision in
accordance with Section 8.2.8.2 whichever is the greater) will be required on Institutional Lands.
This provision must be sufficient to maintain the open character of the site - with development
proposals built around existing features and layout, particularly by reference to retention of trees,
boundary walls and other features as considered necessary by the Council.”
Therefore the removal of these trees from the site represents a Material Contravention of the CDP
2016-2022.

8. Over-Provision of Student Accommodation
There is currently an over-provision of shared student accommodation in the area. The Vector
Motors site (ABP30835320) has recently been approved for a shared student accommodation
development for 239 beds. This is approximately 300m from the applicant’s site. A further
application is pending for the Blakes/Esmonde Motors site in Stillorgan.
On the UCD campus, there are currently 3,000 student beds. An additional 954 are in the final phase
of construction, and are due to be available by this coming September. Also UCD is finalising the
appointment of a contractor to build yet another 1,254 beds. Construction will start when Covid
restrictions are lifted. This will bring the total number of student beds on the UCD campus to
c.5,200 beds. This will take a large amount of the surplus demand out of the area.
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9. Child Safety Issues - Overlooking
In a letter dated 16th July 2018, from the school principal of the Our Lady’s Grove Secondary
School, Jesus and Mary College, to the developers of the previous application (Durkans) it was
stated:
“We note that the proposed scheme has been designed to prevent direct overlooking from the
apartment block nearest to the hockey pitch, a major consideration for us as a school, when you
consider our primary role in child safeguarding”.
This letter was contained within the planning documents submitted for the previous application on
this site (ABP-304420-19), and was issued on the basis that the gable of the then Block C faced the
hockey pitch and school.
The current application (Colbeam), positions the North Block on an east/west axis and therefore this
entire North Block overlooks the hockey pitch. This was considered by the school Principal (letter
quoted above, 16th July 2018) a “child safeguarding” issue.
It is clear from the images supplied as CGI photo montages as part of this application (Colbeam)
that there would be a high level of overlooking from the proposed development. The entire playing
facilities, preschool/ afterschool service and classrooms would be overlooked.

10. Insufficient Parking
9 parking spaces is a wholly insufficient number of parking spaces for such a large development,
which will see 698 resident students, management staff, visitors, delivery vehicles, trade vehicles,
and childcare facility staff potentially needing parking spaces. Clearly this will result in huge
overspill of nuisance parking in the nearby residential areas, as well as on the 33no. set-down
parking spots currently used by parents and staff of the schools and childcare facility.
2 accessible spaces for 19 accessible studios is also wholly insufficient.
There is also no facility to charge electric cars on the plans provided.
We believe there are no guidelines in the CDP 2016-2022 in relation to parking spaces for student
accommodation. However CDP 2016-2022, Section 8.2.4.5, Car Parking Standards, Table 8.2.4
contains a reference to Universities - maximum standards of between 1 car space per 15 students
(General) to 1 car space per 30 students (designated Transport Corridors).
The maximum in Table 8.2.4 would be (for 698 Students), between 23 and 46 car spaces. The
number provided (9 car spaces) is therefore wholly inadequate.
We also note there are CDP guidelines regarding parking spaces for the childcare facility located on
the site. Some information regarding the car usage of the staff of the childcare facility is contained
in the Planner’s Report, page 12, for the recent planning application for changing rooms,
landscaped area, and temporary childcare facility at the adjoining secondary school site
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(D20A/0198), dated 6th Aug 2020. (The temporary childcare facility referenced is the same
childcare facility (Grove Pre and After School Care) that is to be located on the applicant’s site.)
“The submitted report from the applicant's agent states that of the thirteen staff employed in the
existing facility, eleven travel to work by car [...] The principal of OLG secondary school has
agreed to make 5 no. unused spaces within the school site available to the childcare staff. Whilst the
non-provision of dedicated car parking facilities for the existing and proposed temporary childcare
facility is less that ideal, given the quantity of set down car parking spaces on the school access
road, this arrangement is considered acceptable in the short term. In the longer term the mobility
requirements of the childcare facility staff should be given appropriate consideration as part of
any future development/redevelopment proposals.”
We note there are no dedicated parking spaces for the childcare facility in the applicant’s
application.
In the CDP 2016-2022, Section 8.2.4.5, Car Parking Standards, Table 8.2.4 it states:
“Childcare Services: 1 space per 1 staff member (including set down)”
That would suggest that the ideal amount of car spaces for the childcare facility alone is 13 spaces.
We note again that the total number of car parking spaces proposed for this development is 9
(including accessible spaces) for 698 resident students, management staff, visitors, delivery
vehicles, trade vehicles, and childcare facility staff and parents.
We would also like to draw attention to Section 8.2.4.6 in the CDP 2016-2022:
“Where there is a need for loading and unloading in a development, additional parking bays
suitable for loading should be provided in addition to the parking requirements set out in Table
8.2.4.”
For a development that purports to rely on transport by bike, there will be significant need for
deliveries by retailers. Unloading from delivery vans etc. will be a more than daily occurrence.
Necessitating the need for dedicated unloading parking bays.

11. Preservation of Existing Residential and Educational
Amenity
The scale and mass of the proposed development will have a negative impact on the surrounding
single and two storey residences. The overbearing monolithic design aesthetic of the development,
with no attempt to integrate it into its suburban settings, will lead to a decrease of residential
amenity in the surrounding area. The transition from single and two storey residences to 7 storey
blocks is extreme, and the resulting overshadowing and loss of privacy to surrounding residences
demonstrates the general poor design of the development, which will consequently affect the
residential amenity of the surrounding area, in particular Friarsland Road, The Grove and Larchfield
Road.
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The appropriate use of this site for 3rd level students/graduates must also be considered in the
context of the existing Our Lady’s Grove campus. Pre-school and junior infants to Leaving Cert
students use this campus, of which DLR County Council has already stated is below standard in
terms of open space. To add 698 third level students to this campus, with their differing
requirements for amenity and socialisation, will bring no community gain to the area. Shared public
amenity space has not been adequately addressed nor facilities for children from the schools and
houses already on-site. It is also worth noting that no provision is being proposed for dedicated
cycle infrastructure to link the development to Goatstown Road.

12. Engineering Issues
The proposed application is a gross densification of a suburban site within an established residential
area. As a result of the site intensification, the design of the proposed engineering system is stressed
and this is evident in the following areas;
•

Due to accommodation at basement levels a foul pumping system is required. The proposed
system has only a basic minimum of 24 hour storage.

•

Due to accommodation at basement levels the scheme has a storm water pump system with
a storage of 20m3 only.

•

Irish Water has informed the applicant that a pump system for storm water is unacceptable.
The applicant has persisted with the design.

•

The Applicant’s engineer is using minimum volumetric run-off coefficient Cv. These
reduced rates were not agreed with the Drainage Planning department. The Applicant’s
engineer has persisted with a justification for using this minimum values approach.

•

DLR County Council requires that 60% of roof space be designed as a Green Roof Space.
Because of the density of the scheme and the requirement for PV panels to achieve Part L
Building Reg compliance the design is only able to achieve 55% coverage of Green Roof.

The Irish Water correspondence dated 26/01/2021 is a confirmation of Design Acceptance by Irish
Water. However the correspondence does not state the quantum of units applied for. “Based on the
information provided, which included the documents outlined in Appendix A to this letter, Irish
Water has no objection to your proposals”. Appendix A is not attached and as such it is impossible
for ABP to determine on what basis that Irish Water have agreed to.
Appendix B of the Application Form also includes email correspondence from Irish Water. The
email confirms the location where the 6” water main can be facilitated. However, the
correspondence goes on to state that because of the scale of the development further modelling is
required. On this basis ABP cannot determine if Irish Water can accommodate a development of this
scale. The applicant has failed to demonstrate to ABP minimum requirements of supply.
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13. Public Transport
As this development is being planned as one that will relay predominantly on cycle travel, a close
look at the public transport network in the area is necessary.
One bus route, the no.11, runs along the Goatstown Road, between Glasnevin and Sandyford, via
the city centre, with buses travelling at 15 and 20 minute intervals at morning and evening peak
times respectively, and 30 minute intervals at off-peak times. The new Bus Connects plan will
reduce the frequency of this route to 30 minute and 60 minute intervals (the new no.86).
Despite Goatstown Road being ear-marked in the past to become a Quality Bus Corridor, this road
has very recently been restructured to prioritise bikes, with the addition of kerbed cycle lanes. It is
highly unlikely to ever become a QBC at any stage in the future.
It should also be noted that UCD holds its examinations twice a year in Ballsbridge approximately
3.7km away from the site. This site is not on any direct transport links to Ballsbridge.
The Dundrum Luas station is a 19 minute walk away (1.5km). By the time trams reach Dundrum,
they are overcrowded with travellers frequently having to wait for a number of trams before they
can get on board. The upgrade of the Luas green line is not due to take place for approximately 10
years. There are many housing developments planned for further along the line, not least of which is
the large Cherrywood development. This will cause further problems relating to Luas capacity.

14. Draft CDP 2022-2028 – SNI and F Zoning
The Draft CDP 2022-2028 is on display at present and this application is totally contrary to what is
being proposed in the new Draft CDP. See maps below:
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The grey area on the CDP map is a new SNI (Sustainable Neighbourhood Infrastructure) Zone
where housing is not a permitted use. This application sites the North Block, and approx 75% of the
Middle Block, in this grey area. An area that the DLR Executive proposed as a SNI zone in the
Draft CDP.
The main part of the proposed development is located on the green area. An area that is being
proposed as F zoning. This motion was passed by DLR Councillors at the CDP Council meeting on
December 18th 2020.
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